
City of Fairfax, Virginia 
City Council Work Session  

Agenda Item #  1a 

City Council Meeting 5/5/2020 

TO: Honorable Mayor and Members of City Council 

FROM: Robert A. Stalzer, City Manager 

SUBJECT: Discussion of a request of Cooley LLP on the behalf of EYA Development LLC 
to discuss the proposed redevelopment of 3500 Pickett Road (DC Metro 
Church) into a 50-unit townhouse development. 

ISSUE(S): Work Session of City Council to discuss a proposed residential planned 
development on 3.69 acres. 

SUMMARY: The applicant is requesting a Comprehensive Plan Amendment from Social 
and Civic Network to Townhouse/Single-Family Attached Neighborhood, a 
Rezoning from RL Residential Low to PD-R Planned Development 
Residential and approval of a Master Development Plan to replace an 
existing 17,830 square foot church with 50 townhomes, on 3.69 acres. 

FISCAL IMPACT: A fiscal impact analysis has not been calculated at this time. 

RECOMMENDATION: Discussion and recommendation on proposed redevelopment including 
easement vacation for walking trail to be authorized by City Council for the 
City Manager to sign as a participant on the land use application. 

ALTERNATIVE 
COURSE OF 
ACTION: City Council may choose not to conduct the discussion or defer 

discussion to a future date. 

RESPONSIBLE 
STAFF/POC: 

Albert Frederick, Senior Planner 
Jason Sutphin, Community Development Division Chief 
Brooke Hardin, Director, Community Development & Planning 

COORDINATION: Community Development & Planning Public Works 
Parks and Recreation  Fire/Code Administration 
Police  City Attorney 
City Schools 

ATTACHMENTS: Staff Report, Statement of Support, Master Development Plan, Traffic Impact 
Assessment and Code Compliance Report 
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WORK SESSION DATE 

May 5, 2020 

APPLICANT 
 

EYA Development LLC 
 

OWNER 
 

Celebration Church 
of Jacksonville, Inc. 

 
AGENT 

 
Mark C. Looney, Attorney 

 
PARCEL DATA 

 
Tax Map ID  

◊ 58-1-02-021 
 

Street Address 
◊ 3500 Pickett Road 

 
Zoning District 

◊ RL, Residential Low 
◊ Architectural Control 

Overlay District (ACOD) 
 

APPLICATION SUMMARY 
 
The intent of this work session request is to receive 
feedback on the proposed townhouse development from 
Planning Commission. The applicant is requesting a 
Comprehensive Plan Amendment from Social and Civic 
Network to Townhouse/Single-Family Attached 
Neighborhood, a Rezoning from RL Residential Low to 
PD-R Planned Development Residential and approval of a 
Master Development Plan. The applicant proposes to 
replace the existing 17,830 square foot church with 50 
townhouses on 3.69 acres. The site is located on the west 
side of Pickett Road, north of Colonial Avenue and the 
Tank Farm, south of Barristers Keepe Subdivision and east 
of the Army Navy Country Club. 



Z-19-00831 
 

 
Page 2 

BACKGROUND INFORMATION 
The subject property has an existing 17,830 square foot church that was initially constructed in 1980. The 
subject property is 3.69 +/- acres located on the west side of Pickett Road, north of the Colonial Avenue and 
the Tank Farm, south of Barristers Keepe Subdivision and east of the Army Navy Country Club. Immediately 
south is a parcel owned by the City. In 2014, DC Metro Church, Inc., the current occupant, received a non-
residential use permit for a religious organization. Further information on adjacent properties are provided 
below: 
 
Table 1: Existing Use and Surrounding Properties 

Direction Existing Land Use/Uses Zoning Future Land Use 

Site Institutional/Metro Church RL Residential Low Social and Civic Network 

North 
Residential Single-

Detached/Single-Family Homes 
(Barristers Keepe) 

PD-M Planned 
Development Mixed Use 

Single-Family Detached 
Neighborhood 

South 

Open Space – Undesignated/ 
100 +/- feet natural buffer; 

Industrial/ 
Citgo Petroleum Corp  

RM Residential Medium 
IH Industrial Heavy 

Green Network – Public 
Commercial Corridor 

East 
Residential Single-Detached/ 

Single-Family Homes 
(Pickett’s Reserve) 

PD-R Planned 
Development Residential 

Single-Family Detached 
Neighborhood 

West Open Space – Recreation/ 
Army Navy Country Club  RM Residential Medium Green Network - Private 

 
The Future Land Use designation for the subject property is Social and Civic Network, and the surrounding 
land use designations are a combination of Single-Family Detached Neighborhood, Green Network – Public, 
Commercial Corridor and Green Network – Private. The subject property is zoned Residential Low. The 
surrounding zoning districts are a combination of RM Residential Medium, PD-M Planned Development 
Mixed Use, PD-R Planned Development Residential and IH Industrial Heavy. The subject property is 
immediately surrounded by uses that range from single-family homes to a golf course, and post office to a 
City owned open space to a petroleum tank farm. 
 
The Pickett Road corridor from Main Street to Fairfax Boulevard is a mixed corridor with residential, retail, 
office, industrial, institutional and recreational uses. Residential development along the corridor consist of 
single-family homes (Barristers Keepe and Pickett’s Reserve), condominiums (The Enclave and Foxcroft), 
and apartments under construction at Scout on the Circle. Retail development bookends the corridor with 
Pickett Shopping Center, Turnpike Shopping Center and Fair City Mall Shopping Center to the south; while, 
Scout on the Circle, a mixed-use development, is under construction and Home Depot on Old Pickett Road 
is located at the northern end of the corridor. The Pickett Road corridor also has heavy and light industrial 
uses to the south of the subject property. The Pickett Road Tank Farm was first established in 1965 and is 
situated on 71 acres on the west side of Pickett Road, south of the subject property. South of the tank farm 
and immediately north of the Fair City Mall Shopping Center is the Fairfax County Public Schools bus lot. 
On the east side of Pickett Road are a number of light industrial and commercial uses that include two storage 
facilities, auto care and services, veterinary clinic, Fairfax Ice Arena, Fairfax Gymnastics and post office. The 
corridor transitions from non-residential uses to single-family homes with Pickett’s Reserve subdivision on 
the east side of Pickett Road and Barristers Keepe subdivisions to north of the subject property. The Army 
Navy Country Club is west of the subject property and wraps around the Barristers Keepe with property 
frontage along Pickett Road. The City of Fairfax Property Yard is north of this area. North of Pickett’s 
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Reserve is the recently constructed Enclave Condominiums and a small office park that includes a private 
school. Thaiss Park is located to north of the Enclave Condominiums.  
 
Proposal History 
In June 2019, the initial conceptual plan depicted 60-65 units with a linear park along Pickett Road. The plan 
showed two access points on Pickett Road that connected with a circular private drive and an alleyway that 
provided rear-loaded garages to 44 units in the interior of the site. The units were designed with three to four 
levels. Amenities included rooftops terraces, landscaped sidewalks, backyards, park space and an open space. 
The fronts and sides of some units faced Pickett Road but were setback a minimum of 40 feet and up to 100 
feet. The initial concept plan showed open space in a linear park (23,476 +/- sf) fronting on a 
promenade/fire lane access off Pickett Road and a small open space area (6,090 +/- sf) in the southwest 
corner of the site. 
 
Master Development Plan Summary 
An application was filed in November 2019 to replace the existing 17,830 square foot church with 50 
townhouses of varying widths of 16-feet, 20-feet and 24-feet, and a maximum height of 4-stories/45 feet, on 
3.69 acres. The proposed Master Development Plan has two spaces for each unit (100 parking spaces); while 
providing 20 parallel parking spaces on the main interior road of the project. The project proposes a total of 
120 parking spaces. The density for the proposed project is 13.5 dwelling units per acre. The distance of the 
nearest townhouse to Barristers Keepe ranges from 52-feet to greater than 90-feet. The townhouses along the 
promenade are 115-feet from Pickett Road. There is a row of townhouses along the southern property line 
with the closest townhouse 15-feet from Pickett Road. The Master Development Plan shows two open space 
areas that total 0.79 acres or 36,079 square feet (22% of the site). The applicant proposes two entrance/exit 
access points on Pickett Road that are separated by 260 feet from the centerlines of each entrance. The 
northern access point is a full access point with turning movements allowing drivers to travel to the north and 
south on Pickett Road. The southern access point is a right-in right out from the site. 
 
Comprehensive Plan 
 
Land Use: The Comprehensive Plan provides a general plan and communicates a vision for future land use 
and development in the City; while, the zoning ordinance provides the regulatory mechanism to ensure the 
new development and changes in land use are consistent with the vision. The Comprehensive Plan states 
“where any new development is proposed that requires a land use action not consistent with the 
Comprehensive Plan, the applicant should request a modification to the Comprehensive Plan as well” 
(Chapter 1: Introduction, City of Fairfax 2035 Comprehensive Plan, page 15). 
 
The Comprehensive Plan and the Zoning Ordinance provide opportunities for flexibility in site design and 
whether or not a use is appropriate and compatible with the adjacent properties. Some consideration for 
appropriateness is the ability to mitigate through site design, density and height limitations, setbacks, 
bufferyards and landscaping. The applicant is seeking to build a townhouse community in the Pickett Road 
corridor, which requires a Comprehensive Plan Amendment from Social and Civic Network to 
Townhouse/Single-Family Attached Neighborhood. The subject site is overlaid on the Future Land Use Map 
from the Comprehensive Plan in Figure 2 shown on the next page. 
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Figure 2: Comprehensive Plan Future Land Use Map 

 
The Townhouse/Single-Family Attached Neighborhood applies to neighborhoods that are primarily 
developed with townhouses and single-family attached or duplex housing.  
 

“Development that is adjacent to Single-Family Attached Neighborhood with the City limits, or to 
neighborhoods zoned primarily for single-family detached residences with adjacent jurisdictions, 
should have a maximum of three floors and provide landscaped setbacks for that portion of the site 
that is adjacent to any such neighborhood. Otherwise, a building height of up to four stories or 45 
feet may be considered. Predicated on the underlying zoning district, the Townhouse/Single-Family 
Attached Neighborhood Place Type supports up to 12 dwelling units per acre” (Comprehensive Plan, 
Pg. 29). 

 
The applicant has proposed four story townhouses (45-feet) adjacent to the Army Navy Country Club to the 
west and to the south adjacent to the 100 +/- feet undisturbed buffer owned by the City of Fairfax. The 
nearest unit to Barristers Keepe has been limited to three stories. The applicant has provided a 50-foot buffer 
through open space and stormwater management adjacent to Barristers Keepe to the north of the site. 
 
Although the City is primarily built out, a variety of new housing types can be accommodated through 
redevelopment on a relatively limited basis to broaden the current offerings and accommodate changing 
demands (Comprehensive Plan, Pg. 53). Likewise, it is vital that a variety of high-quality, attractive housing 
choices continue to be available in the City to support differing needs and demands of residents. Housing 
needs and demands are reflective of the existing housing stock and fluctuating market trends, making them 
subject to change over time. Specific housing types are identified in the Land Use Strategies Section of the 
Comprehensive Plan. Current shortages could include multifamily rentals and condominiums, of which the 
majority of the City’s stock was built in the 1960s, and townhomes, of which the City currently has a lower 
ratio than many surrounding communities in Fairfax County (Comprehensive Plan, pg. 54). In addition to 

Green Network - Private 

Subject 
Property 

Commercial Corridor 

Social and Civic 
Network 
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Green Network - Public 
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expanding housing choices, proactive strategies should be taken to ensure existing housing units that are 
affordable are preserved and that new units that are affordable added to the City’s overall housing unit mix 
(Comprehensive Plan, pg. 54). Finally, the applicant is providing a housing type that is underrepresented in 
the City’s existing stock of housing units (Outcome H1.1).         
 
The applicant is proposing townhouses on 3.69 acres with a density increase of 20% yielding a density of 13.5 
units per acre. The proposed development is consistent with the Comprehensive Plan Place Type of 
Townhouse/Single-Family Attached Neighborhood as the proposal provides for 50 townhouses with varying 
widths of 16-feet, 20-feet and 24-feet, and a height of 4-stories/45 feet. The applicant is proposing forty-five 
(45) market rate units and five (5) affordable dwelling units. A typical market rate unit is either twenty (20) 
feet wide or twenty-four (24) feet wide, while the affordable units are sixteen (16) feet in width. These units 
are mixed within the development. To this end, the proposal addresses Outcome H2.1 by adding affordable 
units to the City’s housing stock through redevelopment of an existing site. 
 
Rezoning: The applicant is requesting to rezone the property from RL Residential Low to PD-R Planned 
Development-Residential.  

§3.2.1.A The RL, Residential Low District, is established to provide areas for single-family detached 
residences with a minimum lot area of 20,000 square feet.  

§3.2.3.A The PD-R, Planned Development Residential District, is provided to encourage more 
flexibility for housing options within a planned development, and allowing an increased density in 
return for the provision of a higher quality development than may be otherwise provided; i.e., more 
affordable housing, recreation and open space, or other improvements addressing community needs 
or values.  

§3.8.2.B.2. Planned development district rezoning may be approved only when the applicant 
demonstrates to the satisfaction of the city council that a proposed planned development project 
would result in a greater benefit to the city than would development under general zoning district 
regulations. 

 
Based on current zoning districts, the site could potentially be engineered to be developed with approximately 
6-8 single-family homes. The proposal is for 50 townhouse units on 3.69 acres with a proposed density of 
13.5 units per acre, which exceeds the recommendation of the Comprehensive Plan Place Type of 
Townhouse/Single-Family Attached Neighborhood of 12 du/acre.  
 
Open Space: The Planned Development-Residential District requires at least 20 percent of the site designated 
as recreation and open space for use and enjoyment of the residents and occupants of the Planned 
Development. The development currently proposes two areas of open space for a total of 36,079 square feet 
or 22% of the property and this open space must be at 50-feet in width. Open space is programmed along 
Pickett Road and adjacent to Barristers Keepe to the north. The open space area next to Barristers Keepe 
would also function as a swale to help with drainage improvements for the site and the Barristers Keepe. 
These areas meet the zoning requirement that open spaces must be a minimum of 50 feet in width. The 
Zoning Ordinance requires at least 60% of the required open space be contiguous, however it may be 
bisected by a residential street which it is in this proposal. A transitional yard buffer of 10 feet is required 
along all site area boundaries. The applicant is seeking a modification to the transitional yard requirement 
along the southern and western property lines adjacent to a city parcel and the golf course. In addition to the 
transitional yard modification, the applicant is also requesting to vacate a 10-foot walking trail easement on 
the southern property line. The applicant has proposed to make a monetary contribution towards the future 
extension of the Daniels Run Trail.  
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Scale: The Townhouse/Single-Family Attached Neighborhood applies to neighborhoods that are primarily 
developed with townhouses and single-family attached or duplex housing. Development that is adjacent to 
Single-Family Attached Neighborhood within the City limits, or to neighborhoods zoned primarily for single-
family detached residences within adjacent jurisdictions, should have a maximum of three floors and provide 
landscaped setbacks for that portion of the site that is adjacent to any such neighborhood. Otherwise, a 
building height of up to four stories or 45 feet may be considered. The applicant has provided a mixture of 
front and rear loaded townhouses with widths of 16-feet, 20-feet and 24-feet with a height of four stories/45-
feet. The applicant has provided one unit adjacent to Barristers Keepe with a limited height of three stories. 
The distance of the nearest townhouse to Barristers Keepe ranges from 52-feet to greater than 90-feet. A row 
of townhouses along the southern property line is set back 15-feet from Pickett Road. The townhouses along 
the promenade are 115-feet from Pickett Road. The overall residential densities for other approved projects 
in the area as compared to the subject application is provided below: 
 
Table 2: Density 

Project Site Area Number of Units Density/Acre 
EYA Townhouses  3.69 50 13.5 
Pickett’s Reserve 28.56 89 3.12 
Barristers Keepe 5.1 40 7.8 
The Enclave Condominiums 3.7 80 22 
Foxcroft Colony 16.58 312 18.8 
Scout on the Circle 9.81 400 40.7* 

* Project is located in an Activity Center 
 
Circulation: The applicant proposes two entrance/exit access points on Pickett Road that are separated by 
260 feet from the centerline of each entrance. The northern access point is a full access point with turning 
movements allowing vehicles to travel to the north and south on Pickett Road. The southern access point is a 
right-in right out from the site. The table below provides a summary of existing trips and proposed trips: 
 
Table 3: Trip Generation 

Land Use ITE 
Code Size AM Peak Hour PM Peak Hour Daily 

Religious Institution (Metro Church)* 560 17,860 13 17 170 

Single-family Home (Permitted in RL) 210 8 6 8 76 

Multifamily Housing (Low-Rise) 220 52 26 33 352 
*Trips for the existing Metro Church were obtained from turning movement count collected at site driveways. The 
weekday daily trips were calculated as 10 times the PM peak hour trips. 
 
The City’s Traffic Division held a scoping meeting with the applicant’s engineer to discuss the methodology 
and ITE data for the Traffic Impact Study (TIS). The applicant has provided a Traffic Impact Study 
estimating 26 AM peak hour trips, 33 PM peak hour trips and 352 daily trips upon buildout of the 
development. The applicant states that the change in use would generate an increase during the AM Peak 
Hour by 13 trips, PM Peak Hour by 16 trips and daily trips of 182. 
 
Pedestrian Circulation: The applicant is proposing a sidewalk network throughout the site with five-foot 
sidewalks internal to the site. The applicant has also provided a 10-foot shared use path along Pickett Road as 
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recommended by the Multimodal Transportation Plan. The applicant is seeking to vacate a city easement for 
access to a future trail on City property on the southern property line.  
 
Architecture: The townhouses are designed in a contemporary style using a combination of traditional and 
modern materials. All townhouses would be three stories with the option for a fourth story “loft” and/or 
roof terrace above the third story. The maximum height would be 45 feet. The units on the south and west 
edges of the site would be front-loaded townhouses, and the units in the center of the site would be rear 
loaded. The material palette would include brick for the water table and walls, with cementitious siding and 
paneling as an accent material. The color palette includes warm reds, browns, tans, and grays. End units with 
high visibility from the right-of-way and private street would have additional brick on their side elevations. 
Architectural features include projecting window bays, front entry stoops with suspended metal awnings, 
built-up cornices at the third story roofline, soldier course window and door headers, and optional second-
story rear decks. The applicant will meet with Board of Architectural Review in May. The BAR will forward a 
recommendation for a Certificate of Appropriateness to the City Council for final action. 
 
Public Safety: After the pre-application briefings with City Council and Planning Commission in 2019, the 
applicant worked with the Fire Marshal in evaluating the proximity to the tank farm and Pickett Road, and 
has satisfied any concerns that were raised during the briefings. 
 
Public Works: The applicant has met with the residents in Barristers Keepe and has made a commitment to 
address Barristers Keepe stormwater issues within the 50-foot open space area along the northern property 
line.  
 
Transportation: Staff is evaluating the site design, ingress/egress and turn movements to ensure that vehicular 
and pedestrian activity do not conflict with the existing traffic volumes and patterns for Pickett Road. The 
applicant plans to provide a 10-foot multi-use path along Picket Road that is consistent with the Multimodal 
Transportation Plan and a four (4) foot wide right-of-way dedication along the property’s frontage for Pickett 
Road. Additionally, the applicant is seeking a waiver to the Subdivision Ordinance to not provide sidewalks 
on both sides of the internal streets. 
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ATTACHMENTS 
A1 – Location Map 
A2 – Aerial Photo 
A3 – Comprehensive Plan Place Type 
A4 – Current Zoning 
A5 – Proposed Zoning 
A6 – Statement of Support 
A7 – Master Development Plan 
A8 – Traffic Impact Assessment 
A9 – Code Compliance Report 
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3500 Pickett Road  

Statement of Support  

November 22, 2019 
Revised February 7, 2020 

Revised April 20, 2020 
 

Introduction 

EYA Development LLC (the “Applicant”) proposes to redevelop approximately 3.7 acres 
of underdeveloped land, identified as Tax Map No. 58-1-02-021 (the “Property”), located 
at 3500 Pickett Road, with fifty (50) townhomes thoughtfully designed to include high-
quality urban design, landscaped sidewalks, and a large activated open space.  In 
furtherance of this proposal, the Applicant is requesting the Property be rezoned from the 
Residential Low (“RL”) zoning district to the Planned Development – Residential (“PD-R”) 
zoning district (the “Rezoning”), concurrent with a Comprehensive Plan – Future Land 
Use Map Amendment to change the existing designation from Social and Civic Network 
to Townhouse/Single-Family Attached Neighborhood.  The Comprehensive Plan (the 
“Plan”) offers support for the Applicant’s use, as detailed below.   

As a specialist in infill housing, the Applicant intends to create a unique community that 
is context-appropriate and achieves the vision and policy objectives set by the City of 
Fairfax (the “City”), while being respectful and compatible with adjacent developments.  
To that end, the Applicant’s design is oriented around a large, public open space fronting 
Pickett Road while also providing substantial setbacks and buffers to the residential 
neighborhood to the north.  The design also maximizes the views of and relationship to 
the existing golf country club immediately to the west.  Finally, the Applicant proposes to 
create ownership opportunities for persons whose incomes fall below the Area Median 
Income (“AMI”) by contributing ten (10) percent of all units constructed on the Property to 
the City’s proposed affordable housing program.  The benefits of the project include:  

• the introduction of high-quality townhomes to the emerging residential 
neighborhoods on Pickett Road; 

• appropriate re-use of institutionally utilized property; 
• large, usable open space in excess of City regulations; 
• compatibility with the adjacent Barristers Keepe neighborhood; 
• a contribution towards the future extension of the City’s proposed Daniels Run trail; 

and 
• the provision of new, affordable homeownership opportunities for City residents.   

Site Description  

The Property is currently zoned RL under the City of Fairfax Zoning Ordinance (the 
“Zoning Ordinance”) and is bounded by a 100-foot wide City owned property to the south, 
the Army Navy Country Club to the west, a small lot residential development known as 
Barristers Keepe to the north, and Pickett Road to the east.  The Property is developed 
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with a 17,830 square foot, single-story building and a large surface parking lot, which is 
currently used for a church and related activities.  The surrounding land uses and zoning 
complement and support the Applicant’s proposed development, with the property to the 
north Planned Development Mixed Use (PD-M), to the east zoned PD-R, to the south 
zoned Residential Medium (“RM”) and to the west zoned RL.   
  
Planned Development (Rezoning) Request  

The proposed Rezoning would permit the development of a neighborhood consisting of 
twenty-five (25) front-loaded and twenty (25) rear-loaded townhomes (inclusive of the five 
(5) affordable dwelling units) (the “Proposed Development”).  The units facing Pickett 
Road will be set back a minimum of twenty-five (25) feet and a maximum of one hundred 
and fifteen (115) feet.  All of the units, rear or front-loaded, will be at least three stories in 
height with an optional fourth story loft and/or roof-top terrace that will provide outstanding 
views of the Army Navy golf course.  The maximum building height of each unit will be 
forty-five feet (45’), including the roof-top terraces.  Notably, the units closest to the 
Barristers Keepe neighborhood were originally planned to be set back twenty (20) feet 
from the adjoining property line.  After discussion with the Barristers Keepe Homeowner 
Association and the City of Fairfax, the Applicant will provide a fifty (50) foot wide open 
space parcel along the northern Property boundary, immediately adjacent to Barristers 
Keepe, in order to provide a significant buffer between the existing and proposed homes.    

In addition to the unique, site-specific architecture, the Applicant has designed a 
neighborhood filled with landscaped sidewalks, backyards, activated open spaces, and a 
sizeable park, which will include a landscaped promenade that will be a highly utilized 
amenity for neighborhood events, and will provide fire access off Pickett Road.  Markedly, 
the proposal is providing twenty-two percent (22%) open space.  In conformance with the 
Plan, the Applicant’s proposal also includes a monetary contribution to the City for the 
future extension of Daniels Run Trail.  In exchange for this contribution, we propose that 
the City extinguish the existing trail easement encumbering the Property.   

Additionally, the Proposed Development’s location on the Pickett Road corridor is 
proximate to a plethora of walkable, pedestrian-friendly and family-oriented commercial 
retail, service, and office uses including the Fairfax Ice Arena and several grocery stores 
and restaurants.  This proximity will offer future residents shopping, recreation, and 
employment opportunities within a safe and convenient distance. In return, residents of 
the neighborhood will provide the businesses along Pickett Road with users and shoppers 
that will support and sustain these important commercial establishments.     

Importantly, the unit types proposed by the Applicant are in high demand but in low supply 
within the City.  Although the City includes a diverse mix of housing products, only 
fourteen (14) percent are townhomes.  In addition, the Pickett Road corridor, while 
accommodating apartment, condominiums, and single-family homes, does not have any 
townhomes built, planned, or proposed.  Because of the relative ease of their 
maintenance and upkeep, townhomes appeal to all segments of the housing market, 
including young professionals, families, active adults and empty nesters.  The Proposed 
Development will bolster the townhome offerings in the City, while also providing much-
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needed affordable housing.  

Affordable Housing Units   

As noted above, the City has not yet formally adopted an affordable housing ordinance.  
Nevertheless, the Applicant proposes to provide ten (10) percent of the total number of 
units within the Proposed Development as the first affordable dwelling units to be utilized 
within the City’s future affordable housing program.  These units will be for-sale but 
income restricted to persons and families making between seventy percent (70%) and 
eighty percent (80%) of the AMI.  The Applicant continues to work with City staff to provide 
affordable housing that is in line with the overarching goals outlined in the City’s draft 
affordable housing ordinance.  The draft ordinance details a twenty percent (20%) bonus 
density that the applicant would qualify for based on the proposed percentage of 
affordable housing.  Because this ordinance is not yet adopted, the applicant is pursuing 
a rezoning to the Planned Development – Residential (“PD-R”) zoning district which will 
allow flexibility for the proposed unit density.  If this ordinance was already adopted, the 
applicant’s proposal would be in line with the Townhouse/Single-Family Detached 
Neighborhood (which limits development at twelve (12) dwelling units per acre) along with 
the applicable twenty percent (20%) bonus density.  As such, the Applicant proposes fifty 
(50) units – including five (5) affordable dwelling units.    

The Applicant is excited to work collaboratively with the City as it kicks off the affordable 
housing program.   

Compliance with the Comprehensive Plan  

The Property is designated as Social and Civic Network Place Type within the Plan and 
is planned for public and private schools, libraries, places of worship, post offices, and 
other public facilities.  In light of the changing nature of these uses, however, the Plan 
anticipates the need to re-designate areas currently planned for Social and Civic Network 
Place Types with residential uses in conjunction with other uses, in order to achieve the 
objectives outlined in the Plan’s Housing Guiding Principles.  Specifically, Page 39 of the 
Plan states “in particular, potential alternative Place Type designations should be 
considered for privately-owned sites with a Social and Civil Network designation”.  

Page 37 of the Plan states that new developments when located in residential 
neighborhoods, such as this proposal, should be complementary in character of the 
surrounding properties, orient buildings toward the street network, and provide additional 
pedestrian connections.  The Applicant’s proposal achieves all of these objectives 
outlined, as the Applicant has designed a community that orients the buildings 
immediately adjacent to Pickett Road toward that existing street.  The Proposed 
Development is reflective and complementary of Barristers Keepe, the residential 
development immediately to its north.   Additionally, the proposal will provide a pedestrian 
connection along the Property’s Pickett Road frontage as well as a monetary contribution 
towards the future extension of Daniels Run Trail.  This monetary commitment will provide 
the funding necessary for the City to fill a gap within the existing trail network, as 
envisioned in the Plan on Page 78.  As noted on Page 46 and 47 of the Plan, with relatively 
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little undeveloped land available in the City for new residential neighborhoods the 
Proposed Development will provide infill housing that complements the character of the 
surrounding homes and provides missing pedestrian links as envisioned within the Plan. 
Note that, these design elements are interwoven into many elements of the Plan and can 
be found within the Housing Goals (Page 56), the Neighborhood Goals (Page 54), and 
the Multimodal Transportation Goals (Page 76).  The Applicant’s proposal provides all of 
the aforementioned design characteristics, achieving the City’s vision for future 
neighborhoods.   

In furtherance of the Housing Goal’s, specifically Action H2.1.2 on Page 56 of the Plan, 
the Applicant has committed to providing 10% of the total number of units constructed 
within the Proposed Development as affordable housing units.  The Applicant will 
continue to work with City staff to provide affordable housing that is in line with the 
overarching goals outlined in the City’s Draft ADU Ordinance.      

Accordingly, the Applicant seeks approval of a Comprehensive Plan – Future Land Use 
Map Amendment to change the Social and Civic Network Place Type designation to 
Townhouse/Single Family Attached Neighborhood Place Type to permit the Proposed 
Development.  This proposal is consistent with the Plan’s objectives and compatible with 
the surrounding land uses.     

Transportation  

The Property is currently served by two access points to Pickett Road: with one full-
movement access point to the north of the site, and one right-in/right-out access point to 
the south of the site. The Applicant, as part of the Rezoning, proposes to shift the southern 
right-in/right-out access point approximately ninety-five (95) feet south of its existing 
location to accommodate on-site circulation and setbacks from adjacent properties.  The 
northern full-movement access point will remain at its existing location.  The Proposed 
Development is anticipated to generate approximately 13 new trips during a typical 
weekday morning peak hour, 16 new trips during afternoon peak hour, and 182 new daily 
trips.  As such it will have a negligible impact on the existing transportation network.  
 
Tank Farm Analysis  

The Applicant has chosen to work with Jensen Hughes, a leader in safety, security and 
risk-based engineering, to study the proposed infill re-developments proximity to the 
TransMontaigne tank farm facility.  Jensen Hughes has prepared a code compliance 
review which demonstrates that there is significant separation distance between the tank 
farm and proposed development which substantially exceeds code regulations.  
 
Conclusion  
 
The proposed infill re-development is consistent with significant City objectives outlined 
in the Plan and provides residential units that will increase housing diversity and 
affordability within a convenient and safe distance from existing shopping, dining, and 
employment opportunities.  The Rezoning converts underutilized RL land and allows it to 
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be redeveloped in a complementary manner to the existing residential uses along Pickett 
Road.  The Proposed Development will provide a well-blended neighborhood of high-
quality townhomes and will provide the first units to the City as a part of their affordable 
housing program.  The Applicant respectfully requests the City’s support of this infill 
townhome residential development that will help alleviate the dearth of townhome units 
and increase housing affordability in the City.   
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Approval Considerations  
(Pursuant to Section 6.6.8 of the Zoning Ordinance)  

 
A. Substantial conformance with the Comprehensive Plan; 

 
The Property is designated as Social and Civic Network Place Type within the 
Comprehensive Plan and is planned for public and private schools, libraries, 
places of worship, post offices, and other public facilities. In light of the changing 
nature of these uses, the Comprehensive Plan anticipates the need to re-designate 
areas currently planned for Social and Civic Network Place Types with residential 
uses in conjunction with other uses, in order to achieve the objectives outlined in 
the Comprehensive Plan’s Housing Guiding Principles. Specifically, Page 39 of the 
Comprehensive Plan states “in particular, potential alternative Place Type 
designations should be considered for privately-owned sites with a Social and Civil 
Network designation”. 
 
Page 37 of the Comprehensive Plan states that new developments when located 
in residential neighborhoods, such as this proposal, should be complementary in 
character of the surrounding properties, orient buildings toward the street network, 
and provide additional pedestrian connections. The Applicant’s proposal achieves 
all of these objectives outlined: 
 
A) The Applicant has designed a community that orients the buildings immediately 

adjacent to Pickett Road toward that existing street while still maintaining a 
significant setback for noise protection.   
 

B) The Proposed Development is reflective and complementary of Barristers 
Keepe, the residential development immediately to its north. Barristers Keepe 
is composed of detached single-family houses on small lots with little 
separation between each house.  Building a slightly higher density townhome 
development, just to the south of Barristers Keepe, as Pickett Road begins to 
transition into a more commercial street, is a natural and complementary 
progression of the existing adjacent uses.  Particularly, a community that will 
provide five (5) ADUs which are not required within Townhouse/Single-Family 
Attached Neighborhoods presently.   

 
C) As discussed with staff on January 29, 2020, the Applicant will provide a ten 

(10) foot wide shared use path that will narrow to a width of six (6) feet along 
the Pickett Road Property frontage, as it meanders around the existing 
overhead utility poles located within the Pickett Road right-of-way.   

 
Additionally, as noted on Pages 46 and 47 of the Comprehensive Plan, with 
relatively little undeveloped land available in the City for new residential 
neighborhoods, the Proposed Development will provide infill housing that 
complements the character of the surrounding homes and provides missing 
pedestrian links as envisioned within the Comprehensive Plan. Note that, these 
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design elements are interwoven into many elements of the Comprehensive Plan 
and can be found within the Housing Goals (Page 56), the Neighborhood Goals 
(Page 54), and the Multimodal Transportation Goals (Page 76). The Applicant’s 
proposal provides all of the aforementioned design characteristics, achieving the 
City’s vision for future neighborhoods. 
 
In furtherance of the Housing Goals, specifically Action H2.1.2 on Page 56 of the 
Comprehensive Plan, the Applicant has committed to provide ten percent (10%) 
of the total number of single-family attached units constructed within the Proposed 
Development as affordable housing units. The five (5) ADUs have been increased 
from fourteen feet (14’) to sixteen feet (16’) in width, as noted in the requested 
modification of Section 3.9.6.  The Applicant will continue to work with City staff to 
provide affordable housing that is in line with the overarching goals outlined in the 
City’s Draft ADU Ordinance.     

  
B. Any greater benefits the proposed planned development provides to the city 

than would a development carried out in accordance with the general zoning 
district regulations;  

 
As the Applicant crafted the attached submission materials, they paid particular 
attention to the layout of Barristers Keepe to ensure compatibility, as well as taking 
cues from surrounding uses, development patterns, and market demand to create 
a high quality and fitting product for the site.  As with their work in neighboring 
jurisdictions, the Applicant has proposed unique and high-quality architecture that 
is compatible with the adjacent uses and serves as a graceful transition between 
the multi-family, industrial, and single-family communities along Pickett Road.   
 
Beyond the traditional zoning regulations, the Applicant has committed to a cash 
contribution to the City for the future extension of the Daniels Run Trail.  Also, as 
outlined on Sheet L-05, the Applicant’s proposal goes above the required twenty 
percent (20%) open space and provides twenty-two percent (22%) shared open 
space to effectively serve the community and provide a sufficient buffer to adjacent 
users.   
 
Additionally, the Applicant has created a detailed stormwater management plan to 
address potential runoff to the Barristers Keepe community.  As detailed on Sheet 
C-17, this submission vastly reduces the current stormwater runoff by decreasing 
the impervious surfaces and eliminating potential runoff towards Barristers Keepe 
using a swale and retaining wall along the Property’s northern edge.   
 
Further, as outlined above in response to Comment A2, the Applicant is proposing 
to provide ten percent (10%) of the total number of units within the Proposed 
Development as for-sale ADUs.  These will be the first for-sale ADUs within the 
City’s affordable housing program.  The Applicant continues to work with City staff 
to provide affordable housing that is in line with the overarching goals outlined in 
the Draft ADU Ordinance.  The Applicant has extensive experience building 
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affordable housing in neighboring jurisdictions and is excited to offer the first for-
sale ADU’S within the City.  The Applicant continues to work with City staff to 
provide affordable housing that is in line with the overarching goals outlined in the 
City’s Draft ADU Ordinance.   

 
As a result of the proposed rezoning, the Applicant is seeking to provide the City 
with distinct high-quality architecture, a monetary contribution for the future 
extension of the Daniels Run Trail, stormwater management and open space 
above the required regulations, and five (5) ADUs.  These unique benefits would 
not be financially possible if the project was restricted to the lower density allowed 
under the current RL zoning district.   

 
C. Suitability of the subject property for the development and uses permitted 

by the general zoning district regulations versus the proposed district; 
 
The Property’s current and proposed zoning districts both permit residential uses.  
The proposed PD-R district would permit single-family attached residential units 
while the current zoning permits single-family detached residential units.  
Importantly, the proposed zoning district would provide unit types that are in high 
demand but in low supply within the City.  Although the City includes a diverse mix 
of housing products, only fourteen percent (14%) are single-family attached 
residential units.  In addition, the Pickett Road corridor, while accommodating 
apartment, condominiums, and single-family detached homes, does not have any 
single-family attached homes built, planned, or proposed.  Because of the relative 
ease of their maintenance and upkeep, single-family attached units appeal to all 
segments of the housing market, including young professionals, families, active 
adults and empty nesters.  The proposed rezoning would bolster the single-family 
attached offerings in the City.  Additionally, as noted on Pages 46 and 47 of the 
Comprehensive Plan, with relatively little undeveloped land available in the City for 
new residential neighborhoods, this application will provide infill housing that 
complements the character of the surrounding homes and provides missing 
pedestrian links as envisioned within the Comprehensive Plan. Note that, these 
design elements are interwoven into many elements of the Comprehensive Plan 
and can be found within the Housing Goals (Page 56), the Neighborhood Goals 
(Page 54), and the Multimodal Transportation Goals (Page 76). The Applicant’s 
proposal provides all the aforementioned design characteristics, achieving the 
City’s vision for future neighborhoods. 
 

D. Adequacy of existing or proposed public facilities such as public 
transportation facilities, public safety facilities, public school facilities, and 
public parks; 

 
The Property is currently served by two access points to Pickett Road: one full-
movement access point along the northern portion of the site, and one right-
in/right-out access point along the southern portion of the site.  The Applicant, as 
part of the rezoning, proposes to shift the southern right-in/right-out access point 
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approximately ninety-five (95) feet south of its existing location to accommodate 
on-site circulation and setbacks from adjacent properties.  The northern full-
movement access point will remain at its existing location.  Additionally, as 
requested by staff, the Applicant has committed to provide a four (4) foot wide 
right-of-way dedication along the Property’s Pickett Road frontage.   
 
The Proposed Development is anticipated to generate approximately thirteen (13) 
new trips during a typical weekday morning peak hour, sixteen (16) new trips 
during afternoon peak hour, and one hundred and eighty-two (182) new daily trips.  
As such it will have a negligible impact on the existing public facilities.   
 
In conformance with the Comprehensive Plan, the Applicant has made a 
commitment to provide the City with a financial contribution towards the future 
extension of Daniels Run Trail.   
 

E. Adequacy of existing and proposed public utility infrastructure; 
 

The Proposed Development will be served by the following existing utilities:  
 

• Sewer: an existing eight (8) inch sewer line running through Barristers 
Keepe 

• Water: a twelve (12) inch water pipe running along Pickett 
• Gas: an existing gas line running along Pickett 
• Dry Utilities: existing lines running along Pickett 

 
The Applicant has confirmed with City staff that there is adequate domestic water, 
sewer, and gas service for the Proposed Development.  

 
F. Consistency of the applicable requirements of this chapter, including the 

general provisions of Section 3.8.2;  
 

The application materials such as the Master Development Plan and Statement of 
Support provided for the proposed planned development appropriately address the 
provisions of Section 3.8.2, such as site development standards, dimensional 
standards, special use standards, and open space.   
 

G. Compatibility of the proposed development with adjacent community;  
 
The Applicant has thoroughly considered the surrounding uses when preparing the 
proposed application.   Pickett Road has long been a mixed-use corridor, with 
industrial, religious, retail, office, and residential uses. Based on the Applicant’s 
analysis of the site and its uses, we believe it is well-suited for high-quality, 
architecturally distinct townhomes based on the following rationale: 

 
• The Pickett Road corridor has been redeveloping to include a mix of residential 

uses, including Barristers Keepe to the immediate north, newer single-family 
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homes across the street, and the Enclave, a new condominium project to the 
north. 

 
• The Pickett Road corridor has active retail and light industrial uses, like Fairfax 

Ice Arena, that are complementary to townhomes. Having additional residents 
will support the viability of retail uses, while the retail makes the residential uses 
more attractive and viable. 

 
• Single-family attached units fit well on the site and are compatible with all 

adjacent uses. Barristers Keepe, the residential development immediately to 
its north, is composed of detached single-family houses on small lots with little 
separation between each house.  Building a slightly denser townhome 
community to the south serves as a graceful transition between the single-
family community and retail uses further south.  

 
H. Consistency with the general purpose of the planned development districts 

in Section 3.8.1 and the stated purposes of Section 3.2.3;  
 

The flexibility of the planned development district will create a more livable, 
affordable and sustainable community along the Pickett Road corridor.  This 
application will provide infill redevelopment consistent with significant City 
objections outlined in the Comprehensive Plan and provides residential units that 
will increase housing diversity and affordability within a convenient and safe 
distance from existing shopping, dining, and employment opportunities.  The 
rezoning converts underutilized RL land and allows it to be redeveloped in a 
complementary manner to the existing residential uses along Pickett Road.  The 
Proposed Development will provide a well-blended neighborhood of high-quality 
townhomes and will provide the City with the first for-sale single-family attached 
affordable housing units.  This infill single-family attached residential development 
will help alleviate the dearth of townhome units and increase housing affordability 
in the City.   
 

I. Compatibility of each component of the overall development with all other 
components of the proposed planned development.  
 
The application proposes a single-component project of residential uses.  
Therefore, compatibility of multiple components within an overall development is 
not applicable to this planned development.  
 

J. The quality of design intended for each component of the project and the 
ability of the overall master development plan to ensure a unified, cohesive 
environment at full build-out;  
 
As a specialist in infill housing, the Applicant intends to create a unique community 
that is context-appropriate and achieves the vision and policy objectives set by the 
City, while being respectful and compatible with adjacent developments.  To that 
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end, the development is thoughtfully designed to include site-specific, high-quality 
architecture, landscaped sidewalks, and a large activated open space along 
Pickett Road.   
 

K. Self-sufficiency requirements of each phase of the overall project of Section 
3.8.2.H;  
 
Due to the infill nature of the development, the Applicant is not proposing to phase 
the proposed development.   
 

L. The effectiveness with which the proposed planned development protects 
and preserves the ecological sensitive areas within the development; and  
 
The Property is developed with a 17,830-square-foot, single-story building and a 
large surface parking lot.  The development of this existing building removed all 
ecologically sensitive areas on site.  However, the Applicant as depicted on Sheet 
C-03, will preserve 7,281 square feet of existing mature vegetation located on the 
Property.  A large portion of the preserved mature vegetation is located along the 
northern Property line adjacent to Barristers Keepe.  The Applicant has worked 
diligently, at the request of Barristers Keepe, to preserve as many of the existing 
mature vegetation along this northern boundary.  Therefore, the Applicant has 
proposed to pull back the “Limits of Clearing and Grading” along the northern 
Property line, as depicted on Sheet C-06, so that the mature existing vegetation 
may be preserved.     
 

M. The extent to which the residential component of the proposed planned 
development promotes the creation and preservation of affordable housing 
suitable for supporting the current and future needs of the City.   
 
In furtherance of the Housing Goals, specifically Action H2.1.2 on Page 56 of the 
Comprehensive Plan, the Applicant has committed to provide ten percent (10%) 
of the total number of single-family attached units constructed within the proposed 
development as for-sale affordable dwelling units. Although the City has not 
formally adopted an affordable housing ordinance, the Applicant continues to work 
with City staff to provide affordable housing that in line with the overarching goals 
outlined in the City’s Draft ADU Ordinance.  As noted above, the Applicant has 
increased the proposed ADUs from fourteen feet (14’) to sixteen feet (16’) in width 
and has requested a modification of Section 3.9.6 to reduce the width of Affordable 
Dwelling Units (the “ADUs”) to sixteen feet (16’).  These five (5) ADUs will be the 
first for-sale units within the City’s affordable housing program.  The applicant has 
extensive experience building affordable housing in neighboring jurisdictions and 
is excited to offer the first for-sale affordable dwelling units within the City.   
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Requested Zoning Ordinance, Subdivision Ordinance, and PFM  
Waivers and Modifications 

 
The Applicant is seeking approval of the following modifications:  
 

1) Modification of Section 3.5.1.C.2: 
 

Modification.  The Applicant seeks to provide the same front yard setback dimensionally 
for more than two abutting dwelling units.   
 
Justification. Although the front yard setback may be the same dimensionally for more 
than two abutting dwelling units, the architectural elevations for each individual unit will 
include design treatments that provide dimensional differentiation for the front yards.  
Such features include projected or recessed entryways, projected windows, and many 
other material and design treatments, such that the units will be distinct.  The Applicant 
has implemented this design element in various projects throughout the region and feels 
that creating variation in building depth through architectural details creates a higher 
quality effect than front setback variation.    
 

2) Modification of Section 3.6.1:   
 
Modification. The Applicant seeks to modify the maximum permitted height to forty-five 
(45) feet.    
 
Justification. In order to appeal to all segments of the housing market, including young 
professionals, families, active adults and empty nesters the units within the community 
have been thoughtfully designed to provide high-quality urban designs, which include an 
optional fourth story loft and/or roof-top terrace.  The integration of outdoor living spaces, 
such as a roof-top terrace, throughout the community will provide residents with an 
additional outdoor amenity space, albeit private, that will supplement the publicly 
accessible open spaces and amenities located throughout the community.   

In order to provide this supplemental outdoor amenity space, all of the units, rear or front-
loaded, will be at least three stories in height with an optional fourth story loft and/or roof-
top terrace.  The maximum building height of each unit will be forty-five feet (45’), including 
the roof-top terraces, except for the northern most front-load single-family attached unit, 
which will be limited to three (3) stories.   

Note that, the Property is only bordered along the northern Property line by an existing 
Single-Family Detached Neighborhood.  Since the Proposed Development does not 
contemplate any single-family attached units immediately adjacent to the northern 
Property line which is adjacent to an existing Single-Family Detached Neighborhood we 
believe the modification as requested is appropriate and contemplated within the 
Comprehensive Plan, as noted on Page 29.    

3) Modification of Section 4.4.4.A1 of the Zoning Ordinance and Section 2.3.1A of 
the Subdivision Ordinance:   
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Modification. The Applicant seeks to provide sidewalks along one side of all local streets 
throughout the community.   
 
Justification.  Although a “sidewalk” by definition is not proposed on both sides of the 
local streets, the driveway aprons located parallel to the proposed sidewalk locations will 
act for all intents and purposes as a sidewalk.  The proposed sidewalk locations 
throughout the community, focus the pedestrian circulation along the fronts of the rear-
loaded units and away from driveway aprons.  This careful design will provide a 
continuous pedestrian network focused along the internal roads thereby creating a looped 
pedestrian network to the sizeable park (including the landscaped promenade) and the 
activated open spaces throughout the community.   
 

4) Modification of Section 4.5.5.C.2.(b)(1):  
 
Modification. The Applicant is seeking to modify the transition yard requirements along 
all four of the property’s boundaries outlined in more detail below.  
 
Justification. The Applicant is seeking to waive the requirement for a TY2 Transitional 
Yard (the “Transitional Yard”) along the southern property line given the property is 
immediately adjacent to an undeveloped and densely wooded ninety-four (94) foot wide 
swath of existing trees owned by the City.     
 
Along the northern most property line adjacent to Barristers Keepe, the Applicant is 
proposing to modify the Transitional Yard to allow for a six (6) foot metal fence to act as 
the barrier on top of the proposed retaining wall and to allow the existing mature 
vegetation to remain as the Transitional Yard.  If required to plant the Transition Yard, the 
Applicant would be removing a large portion of the existing mature vegetation along this 
boundary in order to install a smaller and less significant buffer than what exists today.         
 
Along the Property’s eastern boundary, the Applicant will provide the quantity and types 
of landscaping required within the Transitional Yard, however due to utility conflicts the 
Applicant is seeks to modify the location of the Transition Yard by shifting the plantings 
slightly inward toward the open space area along Pickett Road.  Additionally, the 
Applicant seeks to waive the barrier requirement along this important frontage in order to 
create a warm and inviting “front door” and focal point for the community.   
 
The Applicant proposes to provide an enhanced buffer along the western boundary of the 
site to provide more supplemental shrubs than required, however, due to site and grading 
challenges the Applicant seeks to modify the width of the Transitional Yard to seven and 
a half (7.5) feet and to allow for the a 42” guardrail/fence to act as the barrier on top of 
the retaining wall along the western Property line.   The property immediately to the west 
is the Army Navy golf course and the enhanced buffer will provide a natural and 
aesthetically pleasing buffer than would otherwise be provided with the required 
Transition Yard.   
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5) Modification of Section 4.5.6.B:  
 
Modification. The Applicant is seeking to modify the street tree spacing, quantity, and 
planting area widths along the internal private streets and to waive the requirement along 
the alley and Pickett Road.    
 
Justification. The Applicant is seeking to modify the street tree requirements in select 
areas along the internal private streets, as the required street tree spacing, quantity, and 
planting area widths cannot be consistently met due to driveway apron locations, on-
street parallel parking, and various proposed utilities.  Additionally, the Applicant is 
seeking to waive the street tree requirements along Pickett Road and the rear-load alley 
way.  Provided the urban-design of the rear-loaded townhomes, the rear of the units are 
predominately imperious surfaces which are not-conducive to a suitable planting area 
width to support a large street tree.  The Pickett Road frontage is encumbered by existing 
overhead utility easements, which prohibit the planting of landscape beneath the lines.   
 

6) Modification of Section 4.5.6.B:  
 
Modification. The Applicant is seeking to modify the street tree spacing, quantity, and 
planting area widths along the internal private streets and to waive the requirement along 
the alley and Pickett Road.    
 
Justification. The Applicant is seeking to modify the street tree requirements in select 
areas along the internal private streets, as the required street tree spacing, quantity, and 
planting area widths cannot be consistently met due to driveway apron locations, on-
street parallel parking, and various proposed utilities.  Additionally, the Applicant is 
seeking to waive the street tree requirements along Pickett Road and the rear-load alley 
way.  Provided the urban-design of the rear-loaded townhomes, the rear of the units are 
predominately imperious surfaces which are not-conducive to a suitable planting area 
width to support a large street tree.  The Pickett Road frontage is encumbered by existing 
overhead utility easements, which prohibit the planting of landscape beneath the lines.   
 

7) Modification of Section 2.7.3.1 of the PFM and Section 2.2.7 of the Subdivision 
Ordinance  

 
Modification. The Applicant seeks to provide nine (9) foot wide driveways to service the 
single-car garage townhomes constructed throughout the community.   
 
Justification. The implementation of nine (9) foot wide driveways for units with a single-
car width tandem parked garage will greatly reduce the amount of impervious areas 
throughout the site, while providing an appropriately designed driveway that will 
accommodate a single-vehicle within the driveway.   
 

8) Modification of Section 401.01 
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Modification. The Applicant seeks to provide a blend of twenty-four (24) foot wide interior 
private streets, exclusive parking, and thirty (30) foot wide interior private streets, inclusive 
of on-street parallel parking, throughout the community.   
 
Justification.  Designing a community that provides interior streets in conformance with 
the Fire Marshal’s minimum fire lane width allows the Applicant to maximize on-lot (2.9 
spaces/per unit) and on-street parallel parking while reducing the amount of imperious 
area on site.    
 

9) Modification of Section 2.4.1 of the PFM  
 

Modification. The Applicant seeks to provide a road radius that is less than one hundred 
and seventy-five (175) feet.   
 
Justification. By providing a reduced road radius, vehicular traffic will flow seamlessly 
through smoother road curves throughout the community rather than navigating a 
perpendicular t-stub out.  Additionally, the reduced radius provides the Applicant with the 
ability to retain the existing mature vegetation that would otherwise be removed to 
accommodate a larger road radius.   
 

10)  Modification of Section 2.10 of the PFM  
 

Modification.  The Applicant seeks to provide a ten (10) foot radius at the property line 
for the alley.   
 
Justification.  The implementation of a ten (10) foot radius permits innovation within the 
community design while achieving auto turn requirements.  Such innovation includes the 
ability to provide additional permeable areas with additional landscaping and a unified 
streetscape than would otherwise be permitted.    
 

11)  Modification of Section 403.03 of the PFM 
 

Modification.  The Applicant seeks to provide rolled curbs instead of a curb cuts for 
driveways throughout the community.   
 
Justification.  Although the Public Facilities Manual does not include a design standard 
for rolled curb, it is a common practice and actively being used throughout the City.  
Therefore, the Applicant seeks to implement a rolled curb design reflective and 
complementary of those found throughout the City.  Providing a rolled curb throughout 
the community will create a visually seamless streetscape that is not cluttered by 
protruding standard curb sections.  Additionally, it facilitates a safer walking environment 
for pedestrians by eliminating standard curb sections that inadvertently become tripping 
hazards.   
 

12)   Modification of Section 2.3.3A and Section 2.3.4A1 of the Subdivision Ordinance  
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Modification.  The Applicant seeks to waive the requirement to connect to the existing 
sidewalk within Barristers Keepe.      

 
Justification.  At the request of Barristers Keepe, the only subdivision immediately 
adjacent to the development, the Applicant’s as part of their Master Development Plan 
created a detailed stormwater management plan to address potential runoff to the 
Barristers Keepe community.  As detailed on Sheet C-17, this proposal vastly reduces 
the current stormwater runoff by decreasing the impervious surfaces and eliminating 
potential runoff towards Barristers Keepe using a swale and retaining wall along the 
Property’s northern edge.  These proposed improvements impede the Applicant’s 
ability to connect the subdivisions by sidewalk internally.  However, the proposed 
development will provide a trail along its Pickett Road frontage which will connect to 
the sidewalk within the public right-of-way along Barristers Keepe, thereby connecting 
these adjacent subdivisions.    

 
13)  Modification of Section 2.2.2 of the PFM  

 
Modification.  The Applicant seeks to waive the turn lanes into the site as shown on 
the Master Development Plan.  
 
Justification.  Property is currently served by two access points to Pickett Road: one 
full-movement access point along the northern portion of the site, and one right-
in/right-out access point along the southern portion of the site.  The Applicant, as part 
of the rezoning, proposes to shift the southern right-in/right-out access point 
approximately ninety-five (95) feet south of its existing location to accommodate on-
site circulation and setbacks from adjacent properties.  The northern full-movement 
access point will remain at its existing location.   

 
The Proposed Development is anticipated to generate approximately thirteen (13) new 
trips during a typical weekday morning peak hour, sixteen (16) new trips during 
afternoon peak hour, and one hundred and eighty-two (182) new daily trips.  As such 
it will have a negligible impact on the existing public facilities.   

 
14)  Modification of Section 2.4.2.3 of the PFM and Section 2.4.2B, Section 2.4.2C, 

and Section 5.3 of the Subdivision Ordinance 
 

Modification. Pursuant to Section 3.8.2.E3 of the Zoning Ordinance, the Applicant 
seeks to provide intersections with arterial streets less than six-hundred (600) feet 
apart and block lengths less than 250’ and no more than 800’ to those shown on the 
Master Development Plan.   
 
Justification. The Applicant has proposed to shift the southern right-in/right-out 
access point approximately ninety-five (95) feet south of its existing location to 
accommodate on-site circulation and setbacks from adjacent properties.  The northern 
full-movement access point will remain at its existing location.  As proposed, the block 
and intersection distances improve bringing the Property closer into compliance with 
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these provisions however, provided the infill nature of this redevelopment a 
modification remains necessary.    
 
15)  Modification of Section 2.2.2B, Section 2.2.2C, and Section 2.2.2F1 of the 

Subdivision Ordinance  
 

Modification.  The Applicant seeks to provide privately maintained roadways 
throughout the community.     
 
Justification. Provided the infill nature of this redevelopment project, the Applicant is 
unable to provide interparcel access to the adjacent properties.  Such properties are 
developed with uses that are not conducive to vehicularly interparcel connectively, 
such as the Army Navy Country Club, Barristers Keepe, or the City’s property. 
However, the Applicant worked diligently to orient the community in such a way that 
would provide the least amount of dead-ends given the inability to create the 
Subdivision Ordinances desired connections.   
 
Additionally, provide the urban-design of the community, the Applicant has proposed 
to provide private streets that will be maintained by the HOA in perpetuality, which is 
common practice within the industry for single-family attached communities.  
 
16)  Modification of Future Section 3.9.6 of the Zoning Ordinance 

 
Modification.  The Applicant seeks to reduce the width of affordable dwelling units to 
sixteen (16) feet.   
 
Justification.   The Applicant is aware that the City has not formally adopted an 
affordable housing ordinance.  However, in furtherance of the Housing Goals, 
specifically Action H2.1.2 on Page 56 of the Comprehensive Plan, the Applicant has 
committed to provide ten percent (10%) of the total number of single-family attached 
units constructed within the Proposed Development as ADUs.  
 
As discussed with staff, the Applicant has maintained the five (5) affordable dwelling 
units and at the direction of staff has increased the width of the affordable dwelling 
units from fourteen feet (14’) to sixteen feet (16’) and has requested a modification of 
Section 3.9.6 to reduce the width of the ADUs to sixteen feet (16’).  However, as 
discussed on a call with staff on January 30, 2020, the mandate that the ADUs be 
constructed at the same or comparable size as the market rate units is different than 
those of neighboring jurisdictions and may be difficult to implement.   

 
For example, in Section 2-802(5)(D) of the Fairfax County Zoning Ordinance, it states 
that ADUs “shall be of the same dwelling unit type as the market rate units constructed 
on site.”  Fairfax County does not mandate that ADUs be constructed at the same or 
comparable size as the market rate units, only of the same unit type.  Section 2-
802(5)(D) is attached as Exhibit A.   
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Instead, the County has developed a “Schedule of ADU Prototypes and Cost 
Allowances” for ADUs that detail the minimum and maximum sizes of ADUs by unit 
type.  This is done in recognition that ADUs need to be smaller than the market rate 
units for cost reasons, but not so small that they are unlivable.  It also ensures the 
cost of constructing the ADU is reasonable in relation to the maximum sales price a 
developer may charge for the ADU, which is governed by the purchaser’s ability to 
pay and not by the cost to construct.  That’s how the program meets the mandate that 
the developer not suffer an “economic loss” when providing ADUs.  The “Schedule of 
ADU Prototypes and Cost Allowances” is attached as Exhibit B.  

 
In addition to the ADU prototypes, Fairfax County also developed “Minimum 
Specifications” for ADUs to address bedroom sizes, fixtures, etc.  These standards 
were updated in 2018 and also are attached as Exhibit C.  While there is verbiage 
about ADUs being “comparable” to the market units, the language makes clear 
comparability is limited to the “primary functional components,” and not floor areas, 
layouts, and width which can be unique for each project, provided they meet the 
minimum prototype sizes of the above “Schedule.”   

 
From an ordinance perspective, insisting that ADUs in the City be similar/identical in 
size to a market rate unit puts the City at odds with the manner in which Fairfax County 
administers its ADU program.  It also creates potential hardships to providing ADUs 
by increasing construction costs without a corresponding ability to pass those added 
costs on to the purchaser.  And the larger unit sizes are more land-consumptive, 
leaving less land area available to make up the added costs through bonus 
density.  While it may be possible for the City Council to grant relief from this standard, 
the uncertainty as whether it would be granted on a case-by-case basis makes it 
difficult for property owners to project their overall development costs and move 
forward with implementing the Draft ADU Ordinance as written.   

 
The Applicant strongly supports ADU programs and wants to include units in its 
proposed development, but the uncertainty created by the size expectations merits 
further discussion.  The Applicant will continue to work with City staff to provide 
affordable housing that is in line with the overarching goals outlined in the City’s Draft 
ADU Ordinance.   
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PART 8 2-800   AFFORDABLE DWELLING UNIT PROGRAM

2-801 Purpose and Intent 

The Affordable Dwelling Unit Program is established to assist in the provision of affordable 
housing for persons of low and moderate income.  The program is designed to promote a full 
range of housing choices and to require the construction and continued existence of dwelling 
units affordable to households whose income is seventy (70) percent or less of the median 
income for the Washington Standard Metropolitan Statistical Area.  An affordable dwelling unit 
shall mean the rental and/or for sale dwelling unit for which the rental and/or sales price is 
controlled pursuant to the provisions of this Part.  For all affordable dwelling unit 
developments, where the dwelling unit type for the affordable dwelling unit is different from 
that of the market rate units, the affordable dwelling units should be integrated within the 
developments to the extent feasible, based on building and development design.  In 
developments where the affordable dwelling units are provided in a dwelling unit type which is 
the same as the market rate dwelling units, the affordable dwelling units should be dispersed 
among the market rate dwelling units. 

2-802 Applicability 

1. The requirements of the Affordable Dwelling Unit Program shall apply to any site or
portion thereof at one location which is the subject of an application for rezoning or
special exception or site plan or subdivision plat submission which yields, as submitted
by the applicant, fifty (50) or more dwelling units at an equivalent density greater than
one unit per acre and which is located within an approved sewer service area, except as
may be exempt under the provisions of Sect. 803 below.  For purposes of this Ordinance, 
"site or portion thereof at one location" shall include all adjacent undeveloped land of the 
property owner and/or applicant, the property lines of which are contiguous or nearly
contiguous at any point, or the property lines of which are separated only by a public or
private street, road, highway or utility right-of-way or other public or private
right-of-way at any point, or separated only by other land of the owner and/or applicant,
which separating land is not subject to the requirements of this Part.

Sites or portions thereof at one location shall include all land under common
ownership and/or control by the owner and/or applicant, including, but not limited to,
land owned and/or controlled by separate partnerships, land trusts, or corporations in
which the owner and/or applicant (to include members of the owner and/or applicant's
immediate family) is a partner, beneficiary, or is an owner of one (1) percent or more of
the stock, and other such forms of business entities.  Immediate family members shall
include the owner and/or applicant's spouse, children and parents.  However, in instances 
in which a lending institution, such as a pension fund, bank, savings and loan, insurance
company or similar entity, has acquired, or acquires an equity interest by virtue of its
agreement to provide financing, such equity interest shall not be considered in making
determinations of applicability.

2. At the time of application for rezoning or special exception and at the time of site plan or
subdivision plat submission, the owner and/or applicant shall submit an affidavit which
shall include:
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A. The names of the owners of each parcel of the sites or portions thereof, as such 
terms are defined in Par. 1 above. 

 
B. The Fairfax County Property Identification Map Number, parcel size and zoning 

district classification for each parcel which is part of the site or portion thereof. 
 

3. An owner and/or applicant shall not avoid the requirements of this Part by submitting 
piecemeal applications for rezoning or special exception or piecemeal site plan or 
subdivision plat submissions for less than fifty (50) dwelling units at any one time.  
However, an owner and/or applicant may submit a site plan or subdivision plat for less 
than fifty (50) dwelling units if the owner and/or applicant agrees in writing that the next 
application or submission for the site or portion thereof shall meet the requirements of 
this Part when the total number of dwelling units has reached fifty (50) or more.  This 
written statement shall be recorded among the Fairfax County land records and shall be 
indexed in the names of all owners of the site or portion thereof, as such terms are 
defined in Par. 1 above. 

 
4. The County shall process site plans or subdivision plats proposing the development or 

construction of affordable dwelling units within 280 days from the receipt thereof, 
provided that such plans and plats substantially comply with all ordinance requirements 
when submitted.  The calculation of the review period shall include only that time the 
plans or plats are in for County review, and shall not include such time as may be 
required for revisions or modifications in order to comply with ordinance requirements. 

 
5. Affordable dwelling units may be provided, at the developer’s option, in any residential 

development in the R-2 through R-30 and P Districts which is not required to provide 
affordable dwelling units pursuant to the provisions of this Part.  Such development shall 
be subject to the applicable zoning district regulations for affordable dwelling unit 
developments and shall be in accordance with the following:  

 
A. For single family detached and single family attached dwelling unit developments, 

there may be a potential density bonus of up to twenty (20) percent, provided that 
not less than twelve and one-half (12.5) percent of the total number of dwelling 
units are provided as affordable dwelling units, subject to the provisions of this 
Part. 

 
B. For multiple family dwelling unit structures that do not have an elevator, or have 

an elevator and are three (3) stories or less in height, there may be a potential 
density bonus for the development consisting of such structures of up to ten (10) 
percent, provided that not less than six and one-quarter (6.25) percent of the total 
number of dwelling units are provided as affordable dwelling units, or a potential 
density bonus for the development consisting of such structures from greater than 
ten (10) percent up to twenty (20) percent, provided that not less than twelve and 
one-half (12.5) percent of the total number of dwelling units are provided as 
affordable dwelling units, subject to the provisions of this Part. 

. 
C. For multiple family dwelling unit structures that have an elevator and are four (4) 

stories or more in height, there may be a potential density bonus for the 
development consisting of such structures of up to seventeen (17) percent, 
provided that not less than six and one-quarter (6.25) percent of the total number 
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of dwelling units are provided as affordable dwelling units, subject to the 
provisions of this Part for multiple family dwelling developments with fifty (50) 
percent or less of the required parking provided in parking structures.  For such 
multiple family developments with more than fifty (50) percent of the required 
parking provided in parking structures, there may be a potential density bonus of 
up to seventeen (17) percent, provided that not less than five (5) percent of the 
total number of dwelling units are provided as affordable dwelling units, subject to 
the provisions of this Part.   

 
D. The affordable dwelling units shall be of the same dwelling unit type as the market 

rate units constructed on the site. 
 
E. The Affordable Dwelling Unit Advisory Board shall have no authority to modify 

the percentage of affordable dwelling units required under this provision, nor to 
allow the construction of affordable dwelling units which are of a different 
dwelling unit type from the market rate units on the site. 

 
6. For independent living facilities approved by special exception or as part of a rezoning, 

affordable dwelling units are required in accordance with Sect. 9-306 and the 
administration of such units is subject to the provisions of this Part, except where 
specifically excluded.   

 
2-803 Developments Exempt From the Affordable Dwelling Unit Program 
 

Notwithstanding the provisions of Sect. 802 above, the requirements of this Part shall not apply 
to the following: 

 
1. Any multiple family dwelling unit structure which is constructed of Building 

Construction Types 1, 2, 3 or 4, as specified in the Virginia Uniform Statewide Building 
Code (VUSBC). 

 
2. Special exception applications or rezoning applications or amendments thereto approved 

before July 31, 1990 or rezoning applications or amendments thereto approved before 
January 31, 2004 for elevator multiple family dwelling unit structures that are four (4) 
stories or more in height and constructed of Building Construction Type 5 (combustible) 
as specified in the Virginia Uniform Statewide Building Code (VUSBC), which either: 

 
A. Include a proffered or approved generalized, conceptual, final development plan or 

development plan, or special exception plat which contains a lot layout; or 
 

B. Include a proffered or approved total maximum number of dwelling units or FAR; 
or 

 
C. Include a proffered or approved unit yield per acre less than the number of units 

per acre otherwise permitted by the applicable zoning district regulations; or 
 

D. Fully satisfy the provisions of Sect. 816 below. 
 

3. Proffered condition amendment, development plan amendment, and special exception 
amendment applications filed after July 31, 1990 which deal exclusively with issues of 

looneymc
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Fairfax County Affordable Dwelling Unit (ADU) Program Schedule of ADU Prototypes and Cost Allowances
Effective: September 2018

UNIT DESCRIPTIONS (1) SIZES (2) UNIT COSTS

Type Bedrooms Baths Min. Sq. Ft. Base Sq. Ft. Max. Sq. Ft.

Base Sq. Ft. 

Rate (3)

Base Unit 

Cost

Site 

Development  

Cost (4) (9)

Water & 

Sewer Cost 

(9)

Total At Base 

Level

Unfinished 

Space (5)  

Sq. Ft. Cost Adjustments

Single Family 
Detached 0-1 1 480 600 1000 $113.17 $67,902 $19,934 $12,250 $100,086 $18.15 8)

Single Family 
Detached 2 1 725 1000 1150 $83.03 $83,026 $19,934 $12,250 $115,209 $18.15 8)

Single Family 
Detached 3 1.5 925 1100 1250 $89.19 $98,109 $19,934 $12,250 $130,293 $18.15 8)

Single Family 
Detached 4 2 1200 1250 1400 $97.49 $121,867 $19,934 $12,250 $154,051 $18.15 8)

Single Family 
Detached 5 2 1300 1350 1500 $87.38 $117,959 $19,934 $12,250 $150,143 $18.15 8)

Single Family 
Attached (a) 0-1 1 480 600 1000 $108.61 $65,168 $17,782 $10,630 $93,581 $17.02 6),8)

Single Family 
Attached (a) 2 1 725 1000 1150 $79.67 $79,665 $17,782 $10,630 $108,078 $17.02 6),8)

Single Family 
Attached (a) 3 1.5 925 1100 1250 $81.15 $89,267 $17,782 $10,630 $117,680 $17.02 6),8)

Single Family 
Attached (a) 4 2 1200 1250 1400 $81.43 $101,788 $17,782 $10,630 $130,201 $17.02 6),8)

Single Family 
Attached (a) 5 2 1300 1350 1500 $81.15 $109,544 $17,782 $10,630 $137,957 $17.02 6),8)

MultiFamily (b) 0-1 1 300 600 900 $95.31 $57,184 $13,056 7) 7) NA 6),8)

MultiFamily (b) 2 1 725 900 1000 $73.09 $65,781 $13,056 7) 7) NA 6),8)

MultiFamily (b) 3 1.5 925 1050 1150 $72.03 $75,628 $13,056 7) 7) NA 6),8)

MultiFamily (b) 4 2 1200 1200 1300 $69.48 $83,371 $13,056 7) 7) NA 6),8)

MultiFamily (b) 5 2 1300 1325 1400 $64.07 $84,897 $13,056 7) 7) NA 6),8)

Notes:
1)  
2)

3)  

4)  

5) 

6)  

7)  
8) See Attachment 1
9) Items will be reviewed as part of a comprehensive review and analysis of Affordable Dwelling Unit Pricing

Unit types as per Fairfax County Zoning Ordinance definitions.

The minimum bedroom size is ninety (90) square feet.  However, at least one bedroom must be 100 sq. ft. minimum.  For 3 bedroom units and above at least 2 bedrooms must have a minimum of 100 sq.ft.
Base Unit Cost will be adjusted upward or downward based on the actual square footage of space built using the following adjustment factors:
a) Increase above base:  Use 50% of square foot cost from base to maximum.  Finished space costs apply only up to the maximum floor area allowed.
b) Decrease below base: Use 75% of square foot cost from base to minimum.  Units below minimum floor area are not permitted.
Unit cost does not include sprinkler system (Actual cost will be allowed when required).  Finished space over the maximum can be priced as unfinished space.
Site development cost includes on site common area costs such as earthwork, landscaping, amenities, public access and utilities.  Proffers and offsite costs are not included as they are part of the land development basis.  Special fees paid to a government entity and costs associated 
with a proffer will be allowed as extras if required to accommodate the ADUs.
Unfinished space is not included in maximum allowable size.  Unfinished space generally consists of a full or partial basement, garage space or unfinished ground floor space.  The cost of unfinished space can be added to base cost and is allowed for actual square footage of 
unfinished space multiplied by the rate shown. 

Great House Adjustment:  A credit of five (5) percent of total development costs (unit cost, site development cost, fees, plus other adjustments for end units, extra baths, unfinished space cost) can be added to the total for attached and multi-family ADUs.  For ADUs developed in 
the duplex configuration a ten (10) percent credit will be allowed.  Duplex and multiplex ADUs will be priced at rates shown above for attached ADUs.  To qualify for a Great House credit ADUs must conform to the design guidelines in the addendum entitled ADU Price Adjustments.  
Water and Sewer Fees: Actual costs will be allowed for multi-family development.  Total is dependent upon water and sewer fees for multi-family unit type.
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ADU MINIMUM SPECIFICATIONS 

1. All ADUs must meet the requirements of the Virginia Uniform Building Code and Zoning
Ordinance of Fairfax County, as amended, for the ADU program.

2. The minimum bedroom size for all ADUs is ninety (90) square feet. All single family ADUs shall
have a master bedroom of at least one hundred (100) square feet. Second bedrooms in all
single family ADUs, with three or more bedrooms, shall also be at least one hundred (100)
square feet. All bedroom sizes are exclusive of closets, which must be provided with each
bedroom.

3. All ADUs must have a minimum sized frost-free refrigerator of 12 cubic feet for 0-1 bedroom
units, 14 cubic feet for 2 bedroom units, 15 cubic feet for 3 bedroom units, and 18 for 4 or more
bedroom units. Ranges shall be 30 inches wide, minimum, and include range hoods. Ovens in all
ADUs shall be, at a minimum, continuous clean.

4. All ADUs must have a garbage disposal and dishwasher.

5. Plumbing, mechanical, and electrical rough-in will be required for a washer and dryer (if
washers and dryers are not placed in the common area). All ADUs must be pre-wired for
telephone and cable service. All systems must pass applicable testing, as per County code.

Plumbing rough-in is defined as the completion of all parts of the plumbing system which can
be complete prior to installation of fixtures, appliances and equipment, including drainage,
water supply, vent piping, supports and backboards. All piping is to be tied in and capped after
wall or floor penetration, and all exhaust ductwork is installed. Electrical rough-in includes
wiring from the service panel to the location served such as a junction box or outlet, as per
County code.

6. Mechanical systems shall be sized and a duct rough-in provided to accommodate a finished
basement where applicable.

Current Language
7. A Builder Landscaping Package will be required for single family lots. In addition to the Code

required seeded lawn, the Builder Landscaping Package will consist of 3-4 foundation plantings,
18" to 24" in height, of azaleas, hollies, or their equal, a 36" conical evergreen, or a 6' to 8'
ornamental tree, including mulched beds. A proffered lot landscaping standard will constitute
the Builder Landscaping Package, if applicable.

Proposed Language
A Builder Landscaping Package including the lawn will be required for all ADUs and should be
consistent with market rate lots proportionally.
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Current Language 
8. Hose bibs on the front and rear of single family ADUs are required. 

 
Proposed Language 
Hose bibs will be required for all ADUs and the number of bibs and location should be 
consistent with market rate units. 

 
Current Language 

9. Multiple-family ADUs shall be comparable to non-ADUs in the project with the same number of 
bedrooms, in terms of standard features and amenities, with the exception of luxury amenities, 
(e.g. fireplace, jacuzzi, balcony, patio, garage, security or other monitoring systems, ceiling fans, 
etc.). Comparability means the same, or equal, in terms of standard finishes, floor treatments, 
fixtures, appliances, heating and cooling, plumbing and electrical. Floor areas and layouts for 
multiple family ADUs may be unique for the project, but finished floor areas and number of 
bathrooms must meet or exceed the standards in the above Schedule of Prototype Sizes. 

 
Proposed Language 
All ADUs shall be comparable to market rate units in the project. Comparability means the 
same, or equal, in terms of primary functional components such as heating, cooling, plumbing, 
electrical, structural components, and exterior appearance. The ADU standard features, floor 
treatments, fixtures and appliances shall be reviewed by staff to ensure it meets minimum 
industry standards. 

 
Floor areas and layouts for all ADUs may be unique for the project, but finished floor areas and 
number of bathrooms must meet or exceed the standards in the ADU Program Schedule of ADU 
Prototypes and Cost Allowances. 
 
Current Language 

10. All ADUs must include a central HVAC system. Gas as a primary heat source must be provided 
for single family ADUs in developments where it is the standard for all other units. Electric 
resistance is not allowed as a primary heat source. 
 
Proposed Language 
All ADUs must include a central HVAC system. Gas as a primary heat source must be provided 
for all ADUs in developments where it is the standard for the market rate units.  
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TECHNICAL MEMORANDUM 
 

To: Curt McCullough 
Wendy Block Sanford 

City of Fairfax 
City of Fairfax 

CC: Kristen Hook 
Wyndham Robertson 

EYA, LLC 
EYA, LLC 

 Mark Looney Cooley LLP 

From: Geeta Kharche 
Chad Baird 
Niraja Chandrapu, P.E., PTOE 

 
Date: November 15, 2019 

Subject: 3500 Pickett Road Redevelopment – Traffic Impact Assessment 

Introduction 
This memorandum presents an assessment of the traffic impacts and roadway improvements associated with the 
redevelopment of the existing Metro Church site located in the City of Fairfax, Virginia. The site is planned to be redeveloped 
into 52 townhomes with one full access and one partial (right-in/right-out) access along Pickett Road (Rte. 237).  

Project Description 
The project site is located at 3500 Pickett Road in the City of Fairfax, Virginia. The site is currently occupied by the Metro 
Church. The Applicant proposes to redevelop the site with 52 townhomes, which are anticipated to be complete by 2022.  

The site is situated on one parcel of land, totaling approximately 3.718 acres, and is currently zoned Residential Low (RL). The 
parcel can be identified on the City of Fairfax GIS with the following PIN#: 58-1-02-021. 

The Metro Church site is currently served by two access points with one full-movement access point to the north of the site, 
and one right-in/right-out access point to the south of the property along Pickett Road (Rte. 237). With the proposed 
redevelopment of the site, the northern full-movement access is proposed to be shifted approximately 50-feet south of its 
existing location. Similarly, the southern right-in/right-out access is also proposed to be shifted approximately 150-feet south 
of its existing location to accommodate on site circulation and set-backs from adjacent properties. A site location map for the 
proposed development is included on Figure 1. 
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Figure 1: Site Location Map and Study Intersections 

Existing Transportation Network 

Existing Roadway Network 
Pickett Road (Rte. 237) is a four-lane divided roadway between Main Street (Rte. 236) and Arlington Boulevard (Rte. 50). The 
roadway consists of left and right turn lanes and marked crosswalks at major intersections. Within the study area, the posted 
speed limit for the roadway is 35 mph. The City recognizes it as a Boulevard corresponding to its VDOT classification as a 
minor arterial. Based on VDOT’s published historical data from 2018, Pickett Road carried approximately 26,000 vehicles per 
day between Colonial Avenue and Arlington Boulevard. 

During the rezoning process for “The Enclave Condominium” development located at 9493 Silver King Court, a digital radar 
sign along northbound Pickett Road was proffered with the development. The installation of the sign was discussed to address 
speeding traffic along Pickett Road especially with the heavy truck traffic generated by the CITGO site. The sign does not 
currently exist, and its location and installation remain to be finalized subject to an approval by the City’s Public Works 
department.  
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Existing Pedestrian Facilities 
Concrete sidewalks are generally present along Pickett Road. As shown on Figure 2, such sidewalks are located on both sides 
of the roadway. Marked crosswalks are present at the signalized intersection of Pickett Road and Shelly Krasnow 
Lane/Barristers Keep Court. Marked crosswalks are also present along residential streets such as Shelly Krasnow Lane. Mid-
block crosswalks are also present at certain locations along Pickett Road. For example, a marked crosswalk currently connects 
the west and east frontage of Pickett Road in front of the U.S. Post Office facility, located just south of the site.  

It should be noted that, the mid-block crosswalk located across from the U.S. Post Office facility essentially serves the 
customers of the post office who park in the church parking lot and walk to-and-from the post office (the Post Office currently 
has a parking agreement with the Church).  With the proposed redevelopment of the Metro Church site, the pedestrian traffic 
is anticipated to be negligible. As such, the mid-block crosswalk may or may not be needed in the future.   
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Figure 2: Existing Pedestrian Facilities in the Vicinity of the Site 
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Existing Public Transit Facilities 
The subject site is served by the City of Fairfax’s City University Energysaver (CUE) Bus “Green 1” and “Green 2” routes. The 
two routes provide service between Vienna/Fairfax-GMU Metrorail Station and George Mason University. The route travels 
north-south along Pickett Road (Rte. 237) with two northbound and 2 southbound bus stops. There is a bus shelter 
approximately 100’ north of the relocated north site entrance for the southbound route. A bus shelter for the northbound 
route is located approximately 700’ from the relocated north site entrance. Two other bus stops – one for each direction 
(without shelters) are located approximately 170’ south of the relocated right-in/right-out entrance along Pickett Road (Rte. 
237).  

The bus stops also serve WMATA’s metrobus route 29N which provides connection between the Vienna/Fairfax-GMU 
Metrorail Station and King Street- Old Town Station in Alexandria, VA.  
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Figure 3: CUE Bus Routes along Pickett Road 
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Existing (2019) Conditions Traffic Volumes 
Turning movement counts at the existing church entrances were conducted on October 16, 2019 between the hours of 6:00 
AM to 9:00 AM and 4:00 PM to 7:00 PM.  The raw traffic count data is included in Appendix A.  The volumes were balanced 
between the two intersections. The existing (2019) conditions traffic volumes at the study intersection are illustrated on 
Figure 4 below.  

 
Figure 4:  Existing (2019) Conditions Traffic Volumes 

http://www.gsatrans.com/


Traffic Impact Assessment – 3500 Pickett Road (Rte. 237) Redevelopment     Page 8 
November 15, 2019 
 

Gorove/Slade www.goroveslade.com 
 

Future Conditions Without Development (2022) 
As mentioned previously, the proposed development is anticipated to be developed by 2022. A growth rate of 1.0% 
(compounded annually) was applied to the existing (2019) conditions through traffic volumes along Pickett Road to account 
for regional growth for the three years between 2019 and 2022. The growth volumes are shown on Figure 5 below. The 
existing (2019) conditions traffic volumes and the growth volumes were combined to derive the future conditions without 
development (2022) traffic volumes and are shown on Figure 6. 
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Figure 5: 2022 Growth Volumes 
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Figure 6: Future Conditions (2022) without Development Traffic Volumes 
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Future Conditions with Development (2022) 
Trips generated by the proposed residential development were derived based on the methodology outlined in the Institute 
of Transportation Engineers’ (ITE’s) Trip Generation Manual, 10th Edition publication. Table 1 below shows a comparison of 
the trips generated by the existing Metro Church and the trips anticipated to be generated by the proposed residential 
development. 

 
Table 1: Trip Generation Comparison 

 

Based on the table above, the proposed residential development is anticipated to generate approximately 13 new external 
trips during a typical weekday morning peak hour, 16 new trips during afternoon peak hour and 182 new external daily trips 
on a typical weekday.  

Since the site is currently occupied, the existing trips at the site access locations were first removed from the roadway 
network, before the trips generated by the proposed development were added to the network. The existing trips removed 
are shown on Figure 7. 

 

In Out Total In Out Total Total

Existing Use 

Metro Church (Traffic Counts at Site Driveways)* 12 1 13 5 12 17 170

Proposed Use

Multifamily Housing (Low-Rise) 220 52 DU 6 20 26 21 12 33 352

New External Trips (Proposed Trips - Existing Trips) -6 19 13 16 0 16 182

* Trips for the existing Metro Church were obtained from turning movement counts collected at site driveways. The weekday 
daily trips were calculated as 10 times the PM peak hour trips. 

AM Peak Hour PM Peak Hour Daily

------      W e e k d a y      ------ 

Land Use ITE Code Size
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Figure 7: Removal of Existing Church Trips from Site Driveways 

 

It was assumed that approximately 50% of the site generated trips would travel to and from the north, with the remaining 
50% from the south along Pickett Road (Rte. 237). This distribution was utilized to assign site generated trips to the roadway 
network for the proposed site. The site generated trips at the study intersections are shown on Figure 8. 
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Figure 8: Site Generated Trips 

 
The future conditions without development (2022)  traffic volumes, the removal of trips generated by the existing church and 
trips generated by the proposed residential development were combined to obtain the future conditions with development 
(2022) traffic volumes at the study intersection and are illustrated graphically on Figure 9. 
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Figure 9: Future with Development (2022) Traffic Volumes 
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Existing, Future without, and Future with Development (2022) - Capacity Analysis 
Capacity analysis was conducted at the study intersections for the weekday morning and afternoon peak hours for the 
following scenarios: 

• Existing (2019) conditions (Includes traffic generated by the existing Church) 

• Future conditions without development (2022) (Includes traffic generated by the existing Church and increase in 
traffic due to regional growth) 

• Future conditions with development (2022) (Includes existing (2019) traffic, increase in traffic due to regional 
growth, removal of traffic generated by the existing Church and the trips generated by the proposed development) 

Synchro, version 10 was used to analyze the study intersections based on the Highway Capacity Manual (HCM) methodology. 
The peak hour factors, by intersection were obtained from the 2019 traffic count data collected at the study intersections. 
The heavy vehicle percentages were also determined from the existing traffic counts. The results of the intersection capacity 
and queuing analyses are presented in Table 2 for the existing (2019) conditions, in Table 3 for future conditions without 
development (2022) and in Table 4 for the future conditions with development (2022) and are expressed in level of service 
(LOS), delay (seconds per vehicle) and 95th percentile queues expressed in feet. The detailed capacity analysis worksheets are 
included in Appendix B. 

 
Table 2: Existing (2019) Conditions Capacity Analysis Results 

 
Notes: 
[1] Effective storage length is based on the storage length plus one-half of the taper length per TOSAM guidelines. 
[2] The delay and LOS associated with the eastbound left/right movement during the afternoon peak hour is primarily caused by the exiting left turning vehicles 
that have to wait to find gaps simultaneously along northbound and southbound Pickett Road (Rte. 237) to enter the intersection. 

LOS Delay 95th % LOS Delay 95th %
Queue Queue 

(s/veh) (s/veh) (ft.) (s/veh) (s/veh) (ft.)
1 Pickett Road and North Site Entrance 

(full-movement access)

Eastbound Approach A 0 F 51.3

Eastbound Left/Right [2] A 0 0 F 51.3 3
Northbound Approach
Northbound Left/U-turn 155 A 9.1 0 C 21.8 3
Southbound Approach
Southbound U-turn 120 A 0 0 A 0 0

2 Pickett Road and South Entrance (Right-
in/Right-out access)

Eastbound Approach B 10.3 B 14.5
Eastbound Right B 10.3 0 B 14.5 3

PM Peak HourAM Peak Hour

No. Intersection (Movement)
Effective 
Storage 

Length (ft.) [1]
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Table 3: Future Conditions without Development (2022) Capacity Analysis Results 

 
Notes: 
[1] Effective storage length is based on the storage length plus one-half of the taper length per TOSAM guidelines. 
[2] The delay and LOS associated with the eastbound left/right movement during the afternoon peak hour is primarily caused by the exiting left turning vehicles 
that have to wait to find gaps simultaneously along northbound and southbound Pickett Road (Rte. 237) to enter the intersection. 

 
Table 4: Future Conditions with Development (2022) Capacity Analysis Results 

 
Notes: 
[1] Effective storage length is based on the storage length plus one-half of the taper length per TOSAM guidelines. 
[2] The delay and LOS associated with the eastbound left/right movement during the afternoon peak hour is primarily caused by the exiting left turning vehicles 
that have to wait to find gaps simultaneously along northbound and southbound Pickett Road (Rte. 237) to enter the intersection. 

 

The north site entrance currently consists of a northbound turn lane with a storage length of approximately 100’ and a taper 
of approximately 70’. Similarly, a southbound left turn lane with a storage length of approximately 100’ and taper length of 
approximately 50’ also currently exists at the intersection. The 95th percentile queue results for the north site entrance under 
the future conditions with development (2022) indicate that the northbound left turning queues and queueing due to 

LOS Delay 95th % LOS Delay 95th %
Queue Queue 

(s/veh) (s/veh) (ft.) (s/veh) (s/veh) (ft.)
1 Pickett Road and North Site Entrance 

(full-movement access)

Eastbound Approach A 0 F 55.8

Eastbound Left/Right [2] A 0 0 F 55.8 3
Northbound Approach
Northbound Left/U-turn 155 A 9.2 0 C 23 3
Southbound Approach
Southbound U-turn 120 A 0 0 A 0 0

2 Pickett Road and South Entrance (Right-
in/Right-out access)

Eastbound Approach B 10.4 B 14.8
Eastbound Right B 10.4 0 B 14.8 3

No. Intersection (Movement)
Effective 
Storage 

Length (ft.) [1]

AM Peak Hour PM Peak Hour

LOS Delay 95th % LOS Delay 95th %
Queue Queue 

(s/veh) (s/veh) (ft.) (s/veh) (s/veh) (ft.)
1 Pickett Road and North Site Entrance 

(full-movement access)

Eastbound Approach C 23.4 F 64.4

Eastbound Left/Right [2] C 23.4 5 F 64.4 10
Northbound Approach
Northbound Left/U-turn 155 A 9.6 0 C 18.1 5
Southbound Approach
Southbound U-turn 120 A 0 0 A 0 0

2 Pickett Road and South Entrance (Right-
in/Right-out access)

Eastbound Approach B 10.5 B 14.6
Eastbound Right B 10.5 0 B 14.6 0

No. Intersection (Movement)
Effective 
Storage 

Length (ft.) [1]

AM Peak Hour PM Peak Hour
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southbound U-turns at the north site access would be shorter than one standard car length, and would continue to be 
accommodated within the available storage lengths with no spillbacks to the adjacent intersections. Similarly, there are, no 
significant queueing anticipated for the eastbound left/right movement at the north site entrance.  

Of note, a Church typically experiences its heaviest traffic during its Sunday service times. With the proposed residential 
development replacing the Church, it is anticipated that the Sunday traffic at the site entrance locations would be reduced 
significantly.  

Turn-Lane Warrant Assessment 
Left and right turn lane warrants are based on VDOT’s Road Design Manual (RDM), Appendix F. The future with development 
(2022) conditions traffic volumes, illustrated on Figure 9, were evaluated to determine the need for a left and right turn lane 
at the proposed full-movement entrance and the right-in/right-out entrance along Pickett Road. 

Left Turn Lane Warrant 

Warrants for left-turn storage lanes on four-lane roadways at unsignalized intersections are based on Figure 3-3 in Appendix 
F of VDOT’s RDM. The figure provides a graphical representation for determining the necessity of a left turn lane by comparing 
the advancing volumes of a given approach and the respective opposing volumes.  

Table 5 below summarizes the volumes utilized in the evaluation of left turn warrants for the morning and afternoon peak 
hours at the north site entrance. Figure 10 below represents Figure 3-3 per VDOT’s Appendix F with respect to a northbound 
left turn lane at the north site entrance location for the morning and afternoon peak hours.   

 
Table 5: Future with Development Volumes for Left Turn Assessment 

Study Period Left Turning Volumes (VPH) Advancing Volume (VPH) Opposing Volumes (VPH) 

North Site (Full-movement) Entrance – Intersection 1 

TF AM 2022 4 1139 637 

TF PM 2022 17 1012 1360 
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Figure 10: Northbound Left Turn Lane Assessment for the Morning Peak Hour at Proposed North Site Entrance 

 
As can be seen from Figure 10, a left turn lane along Pickett Road and turning into the north site entrance would be warranted 
during the afternoon peak hour only. Such a turn lane would require a minimum storage length of 75’. Based on VDOT’s RDM 
Appendix F Table 3-1, a taper length with a minimum of 100’ would also be required. Thus, an effective storage length 
(measured as storage plus one half taper) of approximately 125’ would be required at this location. A left turn lane with 
approximately 100’ storage length and 70’ taper currently exists at this location. Thus, an effective storage length of 
approximately 135’ is currently available for vehicles to stack at this location which is 10’ over the required effective storage 
length by VDOT. With the relocation of the site entrance (50’ feet south of existing north site entrance), the storage length 
and the taper length would be maintained. Therefore, no change is proposed to the storage and taper lengths of this left turn 
lane (other than what is proposed) with the subject redevelopment. A shorter taper than the VDOT standard for turn lanes is 
not uncommon along Pickett Road. As such, no change is proposed to the existing northbound left turn lane with the 
redevelopment. However, a design waiver may be required to be submitted to VDOT in support of maintaining the short 
taper.   

A southbound left turn lane with approximately 100’ storage length and 50’ taper currently exists along Pickett Road at the 
intersection. With no site access to a development located west of Pickett Road, this lane is currently utilized as a dedicated 
u-turn lane or as an emergency vehicle staging location. With no u-turns permitted at the signalized intersection of Pickett 
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Road and Shelly Krasnow Lane/Barristers Keep Court, the median break at the location allows for southbound U-turns, 
especially for emergency and law enforcement services. The southbound bay is planned to be extended by 50’ to 
accommodate approximately 150’ of storage length, providing an effective storage length of 175’.  

Right Turn Lane Warrant 

Warrants for right-turn storage lanes on four-lane roadway at intersections are based on Figure 3-27 in Appendix F of VDOT’s 
RDM. This figure provides a graphical representation for determining the necessity of a right turn lane by comparing the total 
volumes of a given approach with their respective right turn volumes. Table 6 below represents RDM Appendix F Figure 3-26 
with respect to southbound right turn movements at each of the two proposed site entrances along Pickett Road (Rte. 237).  

Table 6: Future with Development Volumes for Right Turn Assessment 

Study Scenario Approach Volume Right Turn Volume 

North Site (Full-movement) Entrance – Intersection 1 

TF AM 2022 637 2 

TF PM 2022 1360 8 

North Site (RIRO) Entrance – Intersection 2 

TF AM 2022 641 1 

TF PM 2022 1361 2 

 

 

 
Figure 11: Southbound Right Turn Lane Assessment for Proposed North Site Entrance 
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Figure 12: Southbound Right Turn Lane Assessment for Proposed South Site Entrance 

As can be seen from Figure 11 and Figure 12 above, a southbound right turn lane along Pickett Road would  not be warranted 
at either of the proposed the site entrance locations, from a volume stand-point.   

Intersection Spacing Assessment (Based on VDOT’s Access Management Guidelines) 

As mentioned previously, Pickett Road (Rte. 237) is classified as a minor arterial between Main Street (Rte. 236) and Arlington 
boulevard (Rte. 50) and has a posted speed limit of 35 mph in the vicinity of the subject site.  

The guidelines for intersection spacings are specified in VDOT’s Roadway Design Manual (RDM), Appendix F, Table 2-2, and 
are based on a roadway’s speed limits and functional classification. Table 7 below summarizes the VDOT intersection spacing 
criteria per Table 2-2 of VDOT’s Appendix F that would be required along Pickett Road. Figure 13 represents the existing 
(2019) conditions intersection spacings graphically.  

Table 7: VDOT RDM Intersection Spacing Requirements Along Pickett Road 

 
 
Pickett Road 237 Minor Arterial 35 1050 660 470 250

Route 
Number

Roadway in Study Area
Highway 

Functional Class
Legal Speed Limit 

(mph)

Minimum Centerline to Centerline Spacing (Feet)

Signalized 
Intersection to other 

Signalized 
Intersection

Unsignalized 
Intersection & Full 

Median Crossover to 
Signalized or 
Unsignalized 

Intersection & Full 
Median Crossover

Spacing From Full 
Access Entrance or 
Directional Median 
to Other Full Access 

Entrance and Any 
Intersection or 

Median Crossover

Partial Access One or 
Two Way Entrance 

to Any Type of 
Entrance, 

Intersection, or 
Median Crossover
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Figure 13: Existing (2019) Conditions Intersection Spacing with respect to Existing Site Entrance Locations 
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As can be seen from Figure 13 above, minimum intersection spacing requirements are not currently met between the two 
site access locations along Pickett Road (Rte. 237). Similarly, the spacing is also not currently met with respect to the signalized 
intersection of Pickett Road and Shelly Krasnow Lane/Barristers Keep Court. However, the intersection spacing is met with 
respect to the north site access and the full-median break at the U.S. Post Office facility entrance.  

As has been mentioned previously, the existing site entrances are planned to be shifted with the proposed redevelopment. 
The north site access is proposed to be shifted approximately 50’ south from its existing location. Similarly, the south site 
entrance is proposed to be shifted by approximately 150’ south of its existing location. Figure 14 below graphically illustrates 
the change in intersection spacing under the future conditions with development (2022).  
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Figure 14: Proposed Intersection Spacing under Future Conditions with Development (2022) 
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As can be seen from Figure 14 above, with the proposed relocation of the site access, the separation between the two site 
entrance location would increase by approximately 100’, and would meet VDOT’s minimum spacing criteria under the future 
conditions with development (2022).  

The spacing between the north site entrance and the signalized intersection of Pickett Road and Shelly Krasnow 
Lane/Barristers Keep Court would increase by 50’ with the proposed relocation but would continue to fall short of meeting 
VDOT’s spacing criteria. As such, an Access Management Exception (AME) may be required to be submitted to VDOT for the 
north site entrance location.  However, even with the relocation of the entrances, the intersection spacing between the two 
full-median crossovers (north site entrance and U.S. Post Office entrance) would continue to be satisfied. Table 8 below 
provides a summary of the intersection spacings with respect to the site entrance locations under the existing (2019) and 
future with development (2022) conditions.  

Table 8: Summary of Intersection Spacing at Site Entrance Locations 

 

Intersection Sight Distance 
The VDOT Road Design Manual (RDM) includes requirements for intersection sight distance in Appendix F.  For a roadway 
with a design speed of 35 mph, the required sight distance to the left (in order to turn right) is 415 feet, while the required 
sight distance to the right (in order to turn left) is 480 feet. The Road Design Manual permits the use of the legal speed if the 
design speed is unavailable.  Sight distance profile exhibits for each site entrance have been included in Appendix C.  

Based on the sight distance profiles (included in the appendix), the sight distance to the right (SDR) - turning left from the 
north site entrance - would be adequate. Similarly, the required intersection sight distance triangle for the sight distance to 
the left (SDL) - turning right from the north site entrance -would be adequate. However, to provide a clear sight distance the 
existing vegetation may be required to be trimmed in a manner to not obstruct the view of the drivers exiting the entrance.  

Intersection
Type of Traffic 

Control
Adjacent Intersection Type of Traffic Control

Posted 
Speed 
(mph)

Measured 
Distance (ft.)

Required 
Distance (ft.)

Met the 
Standard 
(Yes/No)

Towards North

Pickett Road and Shelly Krasnow 
Lane/Barristers Keep Court

Signal Control 35 400 470 No

Towards South

South Site (RIRO) Entrance Stop Control (RIRO) Entrance 35 167 250 No

U.S. Post Office (Full-movement) Entrance Stop Control (Full-access) 35 580 470 Yes

Towards North

North Site (Full-movement) Entrance Stop Control (Full-access) 35 167 250 No

Towards North

Pickett Road and Shelly Krasnow 
Lane/Barristers Keep Court

Signal Control 35 450 470 No

Towards South

South Site (RIRO) Entrance Stop Control (RIRO) Entrance 35 267 250 Yes

U.S. Post Office (Full-movement) Entrance Stop Control (Full-access) 35 530 470 Yes

Towards North

North Site (Full-movement) Entrance Stop Control (Full-access) 35 267 250 Yes

Future with Development (2022) Conditions

North Site (Full-
movement) 

Entrance
Stop-Control

South Site (RIRO) 
Entrance

Stop-Control

North Site (Full-
movement) 

Entrance
Stop-Control

South Site (RIRO) 
Entrance

Stop-Control

Existing (2019) Conditions
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Similarly, drivers turning right from the south site entrance would have clear sight distance provided no vegetation or other 
obstacles are placed along the property’s frontage surrounding the site entrance locations.  

 

Conclusion  

The proposed redevelopment of the Metro Church site at 3500 Pickett Road in the City Of Fairfax is planned to consist of 
approximately 52 townhomes. The development is anticipated to generate approximately 13 new trips during a typical 
weekday morning peak hour, 16 new trips during afternoon peak hour and 182 new daily trips on a typical weekday.  

This traffic impact assessment supports the following conclusions: 

• Typically, a Church experiences its heaviest traffic during its Sunday service times. With the proposed residential 
development, the Sunday traffic is anticipated to reduce significantly.  

• Based on the 95th percentile queue results for the future conditions with development (2022) at the north site 
entrance, the northbound and southbound queues are anticipated to be accommodated within the available storage 
bays, causing no queue spillbacks along Pickett Road (Rte. 237).  

• No significant queueing is anticipated due to the exiting traffic at either of the proposed site entrance locations. 

• With the proposed redevelopment, the northbound left turn lane at the north site entrance is proposed to be 
modified and this turn lane would maintain the same effective storage length as existing which is approximately 
135’. It should be noted that VDOT requires an effective storage length of 125’. Thus, the northbound left turn lane 
would continue to be 10’ over the required effective storage length. 

• The southbound left turn lane at the north site entrance is proposed to be extended by approximately 50’, increasing 
the effective storage length to 175’.  

• Southbound right turn lanes are not warranted at either of the proposed site entrance locations from a volume-
standpoint. Based on the capacity analysis results, with no queuing issues at the site entrances, such a right turn 
lane would also not be warranted from a capacity stand-point.  

• With the proposed shift in site access locations, an AME may be required to be submitted to VDOT for the spacing 
between the relocated north site entrance and the signalized intersection of Pickett Road and Shelly Krasnow 
Lane/Barristers Keep Court.  

• Based on the proposed site entrance locations, the north site entrance would have the required 480’ of sight distance 
to the right. Each of the site entrance locations would also have the required 415’ of sight distance to the left. 
However, the existing vegetation may have to be trimmed to provide a clear line of sight without obstruction. 
Similarly, placement of any vegetation along the site’s Pickett Road frontage would have to be in a manner as to not 
obstruct exiting drivers view at the south site entrance.  
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National Data & Surveying Services

Intersection Turning Movement Count
Location: Pickett Rd & Metro Church Entrance N

City: Fairfax Project ID: 19-11135-001
Control: No Control Date:

NS/EW Streets:

1 2 0 0 1 2 0 0 0 1 0 0 0 0 0 0
NL NT NR NU SL ST SR SU EL ET ER EU WL WT WR WU TOTAL

6:00 AM 1 84 0 0 0 51 0 0 0 0 1 0 0 0 0 0 137
6:15 AM 1 88 0 0 0 45 0 1 0 0 0 0 0 0 0 0 135
6:30 AM 0 140 0 0 0 63 0 0 0 0 0 0 0 0 0 0 203
6:45 AM 1 161 0 0 0 82 1 0 0 0 0 0 0 0 0 0 245
7:00 AM 0 221 0 0 0 91 0 1 0 0 0 0 0 0 0 0 313
7:15 AM 2 275 0 0 0 118 1 0 0 0 0 0 0 0 0 0 396
7:30 AM 5 295 0 0 0 145 1 0 0 0 0 0 0 0 0 0 446
7:45 AM 9 289 0 0 0 160 1 0 0 0 0 0 0 0 0 0 459
8:00 AM 1 287 0 1 0 122 0 0 0 0 0 0 0 0 0 0 411
8:15 AM 0 255 0 0 0 148 0 0 0 0 0 0 0 0 0 0 403
8:30 AM 1 270 0 0 0 181 0 0 0 0 0 0 0 0 0 0 452
8:45 AM 1 251 0 0 0 198 0 0 0 0 0 0 0 0 0 0 450

NL NT NR NU SL ST SR SU EL ET ER EU WL WT WR WU TOTAL
TOTAL VOLUMES : 22 2616 0 1 0 1404 4 2 0 0 1 0 0 0 0 0 4050
APPROACH %'s : 0.83% 99.13% 0.00% 0.04% 0.00% 99.57% 0.28% 0.14% 0.00% 0.00% 100.00% 0.00%

PEAK HR : 07:45 AM 40 33 44 07:45 AM TOTAL
PEAK HR VOL : 11 1101 0 1 0 611 1 0 0 0 0 0 0 0 0 0 1725

PEAK HR FACTOR : 0.306 0.952 0.000 0.250 0.000 0.844 0.250 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000

Headers NBL NBT NBR NBU SBL SBT SBR SBU EBL EBT EBR EBU WBL WBT WBR WBU

1 2 0 0 1 2 0 0 0 1 0 0 0 0 0 0
NL NT NR NU SL ST SR SU EL ET ER EU WL WT WR WU TOTAL

4:00 PM 1 205 0 1 0 313 0 0 0 0 0 0 0 0 0 0 520
4:15 PM 1 267 0 1 0 261 0 0 1 0 0 0 0 0 0 0 531
4:30 PM 2 267 0 3 0 326 0 1 0 0 1 0 0 0 0 0 600
4:45 PM 0 237 0 1 0 314 0 0 1 0 1 0 0 0 0 0 554
5:00 PM 1 246 0 2 0 313 0 0 0 0 0 0 0 0 0 0 562
5:15 PM 0 229 0 3 0 332 1 0 0 0 0 0 0 0 0 0 565
5:30 PM 1 253 0 0 0 348 2 0 1 0 0 0 0 0 0 0 605
5:45 PM 2 235 0 0 0 301 0 0 1 0 1 0 0 0 0 0 540
6:00 PM 1 234 0 2 0 307 1 0 0 0 0 0 0 0 0 0 545
6:15 PM 0 209 0 3 0 297 0 0 0 0 0 0 0 0 0 0 509
6:30 PM 0 258 0 1 0 264 0 0 0 0 0 0 0 0 0 0 523
6:45 PM 1 195 0 1 0 263 0 0 0 0 0 0 0 0 0 0 460

NL NT NR NU SL ST SR SU EL ET ER EU WL WT WR WU TOTAL
TOTAL VOLUMES : 10 2835 0 18 0 3639 4 1 4 0 3 0 0 0 0 0 6514
APPROACH %'s : 0.35% 99.02% 0.00% 0.63% 0.00% 99.86% 0.11% 0.03% 57.14% 0.00% 42.86% 0.00%

PEAK HR : 04:45 PM 292 289 300 05:30 PM TOTAL
PEAK HR VOL : 2 965 0 6 0 1307 3 0 2 0 1 0 0 0 0 0 2286

PEAK HR FACTOR : 0.500 0.954 0.000 0.500 0.000 0.939 0.375 0.000 0.500 0.000 0.250 0.000 0.000 0.000 0.000 0.000

0.940

Total

0.9450.375

  WESTBOUND

  SOUTHBOUND

0.958 0.936

04:45 PM - 05:45 PM

  SOUTHBOUND
PM

AM

07:45 AM - 08:45 AM

  NORTHBOUND

0.934

  EASTBOUND

10/16/2019

Metro Church Entrance N

  NORTHBOUND

Metro Church Entrance N

  WESTBOUND

Pickett Rd Pickett Rd

0.845

  EASTBOUND



National Data & Surveying Services

Intersection Turning Movement Count
Location: Pickett Rd & Metro Church Entrance N

City: Fairfax Project ID: 19-11135-001
Control: No Control Date:

NS/EW Streets:

1 2 0 0 1 2 0 0 0 1 0 0 0 0 0 0
NL NT NR NU SL ST SR SU EL ET ER EU WL WT WR WU TOTAL

6:00 AM 1 14 0 0 0 1 0 0 0 0 1 0 0 0 0 0 17
6:15 AM 0 9 0 0 0 9 0 0 0 0 0 0 0 0 0 0 18
6:30 AM 0 10 0 0 0 8 0 0 0 0 0 0 0 0 0 0 18
6:45 AM 0 8 0 0 0 9 0 0 0 0 0 0 0 0 0 0 17
7:00 AM 0 18 0 0 0 13 0 0 0 0 0 0 0 0 0 0 31
7:15 AM 0 9 0 0 0 13 0 0 0 0 0 0 0 0 0 0 22
7:30 AM 1 11 0 0 0 11 0 0 0 0 0 0 0 0 0 0 23
7:45 AM 0 15 0 0 0 14 0 0 0 0 0 0 0 0 0 0 29
8:00 AM 0 7 0 0 0 6 0 0 0 0 0 0 0 0 0 0 13
8:15 AM 0 8 0 0 0 7 0 0 0 0 0 0 0 0 0 0 15
8:30 AM 0 12 0 0 0 8 0 0 0 0 0 0 0 0 0 0 20
8:45 AM 0 11 0 0 0 18 0 0 0 0 0 0 0 0 0 0 29

NL NT NR NU SL ST SR SU EL ET ER EU WL WT WR WU TOTAL
TOTAL VOLUMES : 2 132 0 0 0 117 0 0 0 0 1 0 0 0 0 0 252
APPROACH %'s : 1.49% 98.51% 0.00% 0.00% 0.00% 100.00% 0.00% 0.00% 0.00% 0.00% 100.00% 0.00%

PEAK HR : 07:45 AM 40 33 44 TOTAL
PEAK HR VOL : 0 42 0 0 0 35 0 0 0 0 0 0 0 0 0 0 77

PEAK HR FACTOR : 0.000 0.700 0.000 0.000 0.000 0.625 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000

Headers NBL NBT NBR NBU SBL SBT SBR SBU EBL EBT EBR EBU WBL WBT WBR WBU

1 2 0 0 1 2 0 0 0 1 0 0 0 0 0 0
NL NT NR NU SL ST SR SU EL ET ER EU WL WT WR WU TOTAL

4:00 PM 0 10 0 0 0 10 0 0 0 0 0 0 0 0 0 0 20
4:15 PM 0 8 0 0 0 10 0 0 0 0 0 0 0 0 0 0 18
4:30 PM 0 5 0 0 0 9 0 0 0 0 0 0 0 0 0 0 14
4:45 PM 0 4 0 0 0 6 0 0 0 0 0 0 0 0 0 0 10
5:00 PM 0 5 0 0 0 10 0 0 0 0 0 0 0 0 0 0 15
5:15 PM 0 1 0 0 0 6 0 0 0 0 0 0 0 0 0 0 7
5:30 PM 0 4 0 0 0 7 0 0 0 0 0 0 0 0 0 0 11
5:45 PM 0 3 0 0 0 6 0 0 0 0 0 0 0 0 0 0 9
6:00 PM 0 3 0 0 0 3 0 0 0 0 0 0 0 0 0 0 6
6:15 PM 0 5 0 0 0 7 0 0 0 0 0 0 0 0 0 0 12
6:30 PM 0 4 0 0 0 4 0 0 0 0 0 0 0 0 0 0 8
6:45 PM 0 5 0 0 0 4 0 0 0 0 0 0 0 0 0 0 9

NL NT NR NU SL ST SR SU EL ET ER EU WL WT WR WU TOTAL
TOTAL VOLUMES : 0 57 0 0 0 82 0 0 0 0 0 0 0 0 0 0 139
APPROACH %'s : 0.00% 100.00% 0.00% 0.00% 0.00% 100.00% 0.00% 0.00%

PEAK HR : 04:45 PM 292 289 300 TOTAL
PEAK HR VOL : 0 14 0 0 0 29 0 0 0 0 0 0 0 0 0 0 43

PEAK HR FACTOR : 0.00 0.700 0.000 0.000 0.000 0.725 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000

HT
Pickett Rd Pickett Rd Metro Church Entrance N Metro Church Entrance N

0.625

AM
  NORTHBOUND   SOUTHBOUND   EASTBOUND   WESTBOUND

PM
  NORTHBOUND   SOUTHBOUND   EASTBOUND   WESTBOUND

10/16/2019

04:45 PM - 05:45 PM

0.7170.700 0.725

07:45 AM - 08:45 AM

0.6640.700



National Data & Surveying Services

Intersection Turning Movement Count
Location: Pickett Rd & Metro Church Entrance S

City: Fairfax Project ID: 19-11135-002
Control: No Control Date:

NS/EW Streets:

0 2 0 0 0 2 0 0 0 1 0 0 0 0 0 0
NL NT NR NU SL ST SR SU EL ET ER EU WL WT WR WU TOTAL

6:00 AM 0 87 0 0 0 51 0 0 0 0 0 0 0 0 0 0 138
6:15 AM 0 88 0 0 0 47 0 0 0 0 0 0 0 0 0 0 135
6:30 AM 0 143 0 0 0 58 0 0 0 0 0 0 0 0 0 0 201
6:45 AM 0 162 0 0 0 85 0 0 0 0 0 0 0 0 0 0 247
7:00 AM 0 219 0 0 0 90 0 0 0 0 0 0 0 0 0 0 309
7:15 AM 0 273 0 0 0 119 0 0 0 0 0 0 0 0 0 0 392
7:30 AM 0 303 0 0 0 141 0 0 0 0 0 0 0 0 0 0 444
7:45 AM 0 297 0 0 0 160 0 0 0 0 0 0 0 0 0 0 457
8:00 AM 0 291 0 0 0 128 0 0 0 0 0 0 0 0 0 0 419
8:15 AM 0 252 0 0 0 148 0 0 0 0 0 0 0 0 0 0 400
8:30 AM 0 272 0 0 0 180 0 0 0 0 1 0 0 0 0 0 453
8:45 AM 0 248 0 0 0 192 0 0 0 0 1 0 0 0 0 0 441

NL NT NR NU SL ST SR SU EL ET ER EU WL WT WR WU TOTAL
TOTAL VOLUMES : 0 2635 0 0 0 1399 0 0 0 0 2 0 0 0 0 0 4036
APPROACH %'s : 0.00% 100.00% 0.00% 0.00% 0.00% 100.00% 0.00% 0.00% 0.00% 0.00% 100.00% 0.00%

PEAK HR : 07:45 AM 40 33 44 07:45 AM TOTAL
PEAK HR VOL : 0 1112 0 0 0 616 0 0 0 0 1 0 0 0 0 0 1729

PEAK HR FACTOR : 0.000 0.936 0.000 0.000 0.000 0.856 0.000 0.000 0.000 0.000 0.250 0.000 0.000 0.000 0.000 0.000

Headers NBL NBT NBR NBU SBL SBT SBR SBU EBL EBT EBR EBU WBL WBT WBR WBU

0 2 0 0 0 2 0 0 0 1 0 0 0 0 0 0
NL NT NR NU SL ST SR SU EL ET ER EU WL WT WR WU TOTAL

4:00 PM 0 214 0 0 0 305 0 0 0 0 4 0 0 0 0 0 523
4:15 PM 0 265 0 0 0 268 0 0 0 0 0 0 0 0 0 0 533
4:30 PM 0 276 0 0 0 325 0 0 0 0 5 0 0 0 0 0 606
4:45 PM 0 232 0 0 0 321 0 0 0 0 1 0 0 0 0 0 554
5:00 PM 0 253 0 0 0 312 0 0 0 0 3 0 0 0 0 0 568
5:15 PM 0 229 0 0 0 337 0 0 0 0 1 0 0 0 0 0 567
5:30 PM 0 258 0 0 0 347 0 0 0 0 4 0 0 0 0 0 609
5:45 PM 0 234 0 0 0 303 0 0 0 0 3 0 0 0 0 0 540
6:00 PM 0 231 0 0 0 307 0 0 0 0 3 0 0 0 0 0 541
6:15 PM 0 218 0 0 0 297 0 0 0 0 2 0 0 0 0 0 517
6:30 PM 0 255 0 0 0 274 0 0 0 0 2 0 0 0 0 0 531
6:45 PM 0 193 0 0 0 262 0 0 0 0 3 0 0 0 0 0 458

NL NT NR NU SL ST SR SU EL ET ER EU WL WT WR WU TOTAL
TOTAL VOLUMES : 0 2858 0 0 0 3658 0 0 0 0 31 0 0 0 0 0 6547
APPROACH %'s : 0.00% 100.00% 0.00% 0.00% 0.00% 100.00% 0.00% 0.00% 0.00% 0.00% 100.00% 0.00%

PEAK HR : 04:45 PM 292 289 300 05:30 PM TOTAL
PEAK HR VOL : 0 972 0 0 0 1317 0 0 0 0 9 0 0 0 0 0 2298

PEAK HR FACTOR : 0.000 0.942 0.000 0.000 0.000 0.949 0.000 0.000 0.000 0.000 0.563 0.000 0.000 0.000 0.000 0.000

0.946

Total

0.9430.563

  WESTBOUND

  SOUTHBOUND

0.942 0.949

04:45 PM - 05:45 PM

  SOUTHBOUND
PM

AM

07:45 AM - 08:45 AM

  NORTHBOUND

0.936

  EASTBOUND

10/16/2019

Metro Church Entrance S

  NORTHBOUND

Metro Church Entrance S

  WESTBOUND

Pickett Rd Pickett Rd

0.856 0.250

  EASTBOUND



National Data & Surveying Services

Intersection Turning Movement Count
Location: Pickett Rd & Metro Church Entrance S

City: Fairfax Project ID: 19-11135-002
Control: No Control Date:

NS/EW Streets:

0 2 0 0 0 2 0 0 0 1 0 0 0 0 0 0
NL NT NR NU SL ST SR SU EL ET ER EU WL WT WR WU TOTAL

6:00 AM 0 15 0 0 0 2 0 0 0 0 0 0 0 0 0 0 17
6:15 AM 0 9 0 0 0 9 0 0 0 0 0 0 0 0 0 0 18
6:30 AM 0 10 0 0 0 8 0 0 0 0 0 0 0 0 0 0 18
6:45 AM 0 8 0 0 0 9 0 0 0 0 0 0 0 0 0 0 17
7:00 AM 0 18 0 0 0 13 0 0 0 0 0 0 0 0 0 0 31
7:15 AM 0 9 0 0 0 13 0 0 0 0 0 0 0 0 0 0 22
7:30 AM 0 12 0 0 0 11 0 0 0 0 0 0 0 0 0 0 23
7:45 AM 0 15 0 0 0 13 0 0 0 0 0 0 0 0 0 0 28
8:00 AM 0 7 0 0 0 7 0 0 0 0 0 0 0 0 0 0 14
8:15 AM 0 8 0 0 0 7 0 0 0 0 0 0 0 0 0 0 15
8:30 AM 0 12 0 0 0 8 0 0 0 0 0 0 0 0 0 0 20
8:45 AM 0 11 0 0 0 18 0 0 0 0 0 0 0 0 0 0 29

NL NT NR NU SL ST SR SU EL ET ER EU WL WT WR WU TOTAL
TOTAL VOLUMES : 0 134 0 0 0 118 0 0 0 0 0 0 0 0 0 0 252
APPROACH %'s : 0.00% 100.00% 0.00% 0.00% 0.00% 100.00% 0.00% 0.00%

PEAK HR : 07:45 AM 40 33 44 TOTAL
PEAK HR VOL : 0 42 0 0 0 35 0 0 0 0 0 0 0 0 0 0 77

PEAK HR FACTOR : 0.000 0.700 0.000 0.000 0.000 0.673 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000

Headers NBL NBT NBR NBU SBL SBT SBR SBU EBL EBT EBR EBU WBL WBT WBR WBU

0 2 0 0 0 2 0 0 0 1 0 0 0 0 0 0
NL NT NR NU SL ST SR SU EL ET ER EU WL WT WR WU TOTAL

4:00 PM 0 10 0 0 0 10 0 0 0 0 0 0 0 0 0 0 20
4:15 PM 0 8 0 0 0 10 0 0 0 0 0 0 0 0 0 0 18
4:30 PM 0 5 0 0 0 10 0 0 0 0 0 0 0 0 0 0 15
4:45 PM 0 4 0 0 0 5 0 0 0 0 0 0 0 0 0 0 9
5:00 PM 0 5 0 0 0 9 0 0 0 0 0 0 0 0 0 0 14
5:15 PM 0 1 0 0 0 7 0 0 0 0 0 0 0 0 0 0 8
5:30 PM 0 4 0 0 0 7 0 0 0 0 0 0 0 0 0 0 11
5:45 PM 0 3 0 0 0 6 0 0 0 0 0 0 0 0 0 0 9
6:00 PM 0 3 0 0 0 3 0 0 0 0 0 0 0 0 0 0 6
6:15 PM 0 5 0 0 0 7 0 0 0 0 0 0 0 0 0 0 12
6:30 PM 0 4 0 0 0 4 0 0 0 0 0 0 0 0 0 0 8
6:45 PM 0 5 0 0 0 4 0 0 0 0 0 0 0 0 0 0 9

NL NT NR NU SL ST SR SU EL ET ER EU WL WT WR WU TOTAL
TOTAL VOLUMES : 0 57 0 0 0 82 0 0 0 0 0 0 0 0 0 0 139
APPROACH %'s : 0.00% 100.00% 0.00% 0.00% 0.00% 100.00% 0.00% 0.00%

PEAK HR : 04:45 PM 292 289 300 TOTAL
PEAK HR VOL : 0 14 0 0 0 28 0 0 0 0 0 0 0 0 0 0 42

PEAK HR FACTOR : 0.00 0.700 0.000 0.000 0.000 0.778 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000 0.000

HT
Pickett Rd Pickett Rd Metro Church Entrance S Metro Church Entrance S

0.673

AM
  NORTHBOUND   SOUTHBOUND   EASTBOUND   WESTBOUND

PM
  NORTHBOUND   SOUTHBOUND   EASTBOUND   WESTBOUND

10/16/2019

04:45 PM - 05:45 PM

0.7500.700 0.778

07:45 AM - 08:45 AM

0.6880.700
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HCM 2010 TWSC 3500 Pickett Road Redevelopment
1: Pickett Road & North Site Entrance Existing AM

Synchro 10 Report
Page 1

Intersection
Int Delay, s/veh 0.1

Movement EBL EBR NBU NBL NBT SBU SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 0 1 11 1101 0 615 1
Future Vol, veh/h 0 0 1 11 1101 0 615 1
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free Free Free
RT Channelized - None - - None - - None
Storage Length 0 - - 135 - 125 - -
Veh in Median Storage, # 0 - - - 0 - 0 -
Grade, % 0 - - - 0 - 0 -
Peak Hour Factor 94 94 94 94 94 94 94 94
Heavy Vehicles, % 0 0 0 0 4 0 6 0
Mvmt Flow 0 0 1 12 1171 0 654 1
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1267 328 655 655 0 1171 - 0
          Stage 1 655 - - - - - - -
          Stage 2 612 - - - - - - -
Critical Hdwy 6.8 6.9 6.4 4.1 - 6.4 - -
Critical Hdwy Stg 1 5.8 - - - - - - -
Critical Hdwy Stg 2 5.8 - - - - - - -
Follow-up Hdwy 3.5 3.3 2.5 2.2 - 2.5 - -
Pot Cap-1 Maneuver 163 674 559 942 - 262 - -
          Stage 1 484 - - - - - - -
          Stage 2 509 - - - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 161 674 891 891 - 262 - -
Mov Cap-2 Maneuver 161 - - - - - - -
          Stage 1 477 - - - - - - -
          Stage 2 509 - - - - - - -
 

Approach EB NB SB
HCM Control Delay, s 0 0.1 0
HCM LOS A
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBU SBT SBR
Capacity (veh/h) 891 - - 262 - -
HCM Lane V/C Ratio 0.014 - - - - -
HCM Control Delay (s) 9.1 - 0 0 - -
HCM Lane LOS A - A A - -
HCM 95th %tile Q(veh) 0 - - 0 - -



HCM 2010 TWSC 3500 Pickett Road Redevelopment
2: Pickett Road & RIRO Site Entrance Existing AM

Synchro 10 Report
Page 2

Intersection
Int Delay, s/veh 0

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 1 0 1113 616 0
Future Vol, veh/h 0 1 0 1113 616 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length - 0 - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 0 0 0 4 6 0
Mvmt Flow 0 1 0 1172 648 0
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All - 324 - 0 - 0
          Stage 1 - - - - - -
          Stage 2 - - - - - -
Critical Hdwy - 6.9 - - - -
Critical Hdwy Stg 1 - - - - - -
Critical Hdwy Stg 2 - - - - - -
Follow-up Hdwy - 3.3 - - - -
Pot Cap-1 Maneuver 0 678 0 - - -
          Stage 1 0 - 0 - - -
          Stage 2 0 - 0 - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - 678 - - - -
Mov Cap-2 Maneuver - - - - - -
          Stage 1 - - - - - -
          Stage 2 - - - - - -
 

Approach EB NB SB
HCM Control Delay, s 10.3 0 0
HCM LOS B
 

Minor Lane/Major Mvmt NBT EBLn1 SBT SBR
Capacity (veh/h) - 678 - -
HCM Lane V/C Ratio - 0.002 - -
HCM Control Delay (s) - 10.3 - -
HCM Lane LOS - B - -
HCM 95th %tile Q(veh) - 0 - -



HCM 2010 TWSC 3500 Pickett Road Redevelopment
1: Pickett Road & North Site Entrance Existing PM

Synchro 10 Report
Page 1

Intersection
Int Delay, s/veh 0.2

Movement EBL EBR NBU NBL NBT SBU SBT SBR
Lane Configurations
Traffic Vol, veh/h 2 1 6 2 965 0 1310 3
Future Vol, veh/h 2 1 6 2 965 0 1310 3
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free Free Free
RT Channelized - None - - None - - None
Storage Length 0 - - 135 - 125 - -
Veh in Median Storage, # 0 - - - 0 - 0 -
Grade, % 0 - - - 0 - 0 -
Peak Hour Factor 94 94 94 94 94 94 94 94
Heavy Vehicles, % 0 0 0 0 4 0 6 0
Mvmt Flow 2 1 6 2 1027 0 1394 3
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1926 699 1397 1397 0 1027 - 0
          Stage 1 1396 - - - - - - -
          Stage 2 530 - - - - - - -
Critical Hdwy 6.8 6.9 6.4 4.1 - 6.4 - -
Critical Hdwy Stg 1 5.8 - - - - - - -
Critical Hdwy Stg 2 5.8 - - - - - - -
Follow-up Hdwy 3.5 3.3 2.5 2.2 - 2.5 - -
Pot Cap-1 Maneuver 60 387 188 496 - 324 - -
          Stage 1 198 - - - - - - -
          Stage 2 560 - - - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 58 387 223 223 - 324 - -
Mov Cap-2 Maneuver 58 - - - - - - -
          Stage 1 190 - - - - - - -
          Stage 2 560 - - - - - - -
 

Approach EB NB SB
HCM Control Delay, s 51.3 0.2 0
HCM LOS F
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBU SBT SBR
Capacity (veh/h) 223 - 81 324 - -
HCM Lane V/C Ratio 0.038 - 0.039 - - -
HCM Control Delay (s) 21.8 - 51.3 0 - -
HCM Lane LOS C - F A - -
HCM 95th %tile Q(veh) 0.1 - 0.1 0 - -



HCM 2010 TWSC 3500 Pickett Road Redevelopment
2: Pickett Road & RIRO Site Entrance Existing PM

Synchro 10 Report
Page 2

Intersection
Int Delay, s/veh 0.1

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 9 0 973 1317 0
Future Vol, veh/h 0 9 0 973 1317 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length - 0 - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 0 0 0 4 6 0
Mvmt Flow 0 9 0 1024 1386 0
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All - 693 - 0 - 0
          Stage 1 - - - - - -
          Stage 2 - - - - - -
Critical Hdwy - 6.9 - - - -
Critical Hdwy Stg 1 - - - - - -
Critical Hdwy Stg 2 - - - - - -
Follow-up Hdwy - 3.3 - - - -
Pot Cap-1 Maneuver 0 390 0 - - -
          Stage 1 0 - 0 - - -
          Stage 2 0 - 0 - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - 390 - - - -
Mov Cap-2 Maneuver - - - - - -
          Stage 1 - - - - - -
          Stage 2 - - - - - -
 

Approach EB NB SB
HCM Control Delay, s 14.5 0 0
HCM LOS B
 

Minor Lane/Major Mvmt NBT EBLn1 SBT SBR
Capacity (veh/h) - 390 - -
HCM Lane V/C Ratio - 0.024 - -
HCM Control Delay (s) - 14.5 - -
HCM Lane LOS - B - -
HCM 95th %tile Q(veh) - 0.1 - -
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Intersection
Int Delay, s/veh 0.1

Movement EBL EBR NBU NBL NBT SBU SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 0 1 11 1135 0 634 1
Future Vol, veh/h 0 0 1 11 1135 0 634 1
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free Free Free
RT Channelized - None - - None - - None
Storage Length 0 - - 155 - 120 - -
Veh in Median Storage, # 0 - - - 0 - 0 -
Grade, % 0 - - - 0 - 0 -
Peak Hour Factor 94 94 94 94 94 94 94 94
Heavy Vehicles, % 0 0 0 0 4 0 6 0
Mvmt Flow 0 0 1 12 1207 0 674 1
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1305 338 676 675 0 1207 - 0
          Stage 1 675 - - - - - - -
          Stage 2 630 - - - - - - -
Critical Hdwy 6.8 6.9 6.4 4.1 - 6.4 - -
Critical Hdwy Stg 1 5.8 - - - - - - -
Critical Hdwy Stg 2 5.8 - - - - - - -
Follow-up Hdwy 3.5 3.3 2.5 2.2 - 2.5 - -
Pot Cap-1 Maneuver 154 664 542 926 - 249 - -
          Stage 1 473 - - - - - - -
          Stage 2 498 - - - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 152 664 874 874 - 249 - -
Mov Cap-2 Maneuver 152 - - - - - - -
          Stage 1 466 - - - - - - -
          Stage 2 498 - - - - - - -
 

Approach EB NB SB
HCM Control Delay, s 0 0.1 0
HCM LOS A
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBU SBT SBR
Capacity (veh/h) 874 - - 249 - -
HCM Lane V/C Ratio 0.015 - - - - -
HCM Control Delay (s) 9.2 - 0 0 - -
HCM Lane LOS A - A A - -
HCM 95th %tile Q(veh) 0 - - 0 - -
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Intersection
Int Delay, s/veh 0

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 1 0 1147 635 0
Future Vol, veh/h 0 1 0 1147 635 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length - 0 - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 0 0 0 4 6 0
Mvmt Flow 0 1 0 1207 668 0
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All - 334 - 0 - 0
          Stage 1 - - - - - -
          Stage 2 - - - - - -
Critical Hdwy - 6.9 - - - -
Critical Hdwy Stg 1 - - - - - -
Critical Hdwy Stg 2 - - - - - -
Follow-up Hdwy - 3.3 - - - -
Pot Cap-1 Maneuver 0 668 0 - - -
          Stage 1 0 - 0 - - -
          Stage 2 0 - 0 - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - 668 - - - -
Mov Cap-2 Maneuver - - - - - -
          Stage 1 - - - - - -
          Stage 2 - - - - - -
 

Approach EB NB SB
HCM Control Delay, s 10.4 0 0
HCM LOS B
 

Minor Lane/Major Mvmt NBT EBLn1 SBT SBR
Capacity (veh/h) - 668 - -
HCM Lane V/C Ratio - 0.002 - -
HCM Control Delay (s) - 10.4 - -
HCM Lane LOS - B - -
HCM 95th %tile Q(veh) - 0 - -



HCM 2010 TWSC 3500 Pickett Road Redevelopment
1: Pickett Road & North Site Entrance Future Background PM

Synchro 10 Report
Page 1

Intersection
Int Delay, s/veh 0.2

Movement EBL EBR NBU NBL NBT SBU SBT SBR
Lane Configurations
Traffic Vol, veh/h 2 1 6 2 995 0 1350 3
Future Vol, veh/h 2 1 6 2 995 0 1350 3
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free Free Free
RT Channelized - None - - None - - None
Storage Length 0 - - 135 - 125 - -
Veh in Median Storage, # 0 - - - 0 - 0 -
Grade, % 0 - - - 0 - 0 -
Peak Hour Factor 94 94 94 94 94 94 94 94
Heavy Vehicles, % 0 0 0 0 4 0 6 0
Mvmt Flow 2 1 6 2 1059 0 1436 3
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1984 720 1439 1439 0 1059 - 0
          Stage 1 1438 - - - - - - -
          Stage 2 546 - - - - - - -
Critical Hdwy 6.8 6.9 6.4 4.1 - 6.4 - -
Critical Hdwy Stg 1 5.8 - - - - - - -
Critical Hdwy Stg 2 5.8 - - - - - - -
Follow-up Hdwy 3.5 3.3 2.5 2.2 - 2.5 - -
Pot Cap-1 Maneuver 55 375 176 478 - 310 - -
          Stage 1 188 - - - - - - -
          Stage 2 550 - - - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 53 375 209 209 - 310 - -
Mov Cap-2 Maneuver 53 - - - - - - -
          Stage 1 180 - - - - - - -
          Stage 2 550 - - - - - - -
 

Approach EB NB SB
HCM Control Delay, s 55.8 0.2 0
HCM LOS F
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBU SBT SBR
Capacity (veh/h) 209 - 74 310 - -
HCM Lane V/C Ratio 0.041 - 0.043 - - -
HCM Control Delay (s) 23 - 55.8 0 - -
HCM Lane LOS C - F A - -
HCM 95th %tile Q(veh) 0.1 - 0.1 0 - -
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Intersection
Int Delay, s/veh 0.1

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 9 0 1003 1357 0
Future Vol, veh/h 0 9 0 1003 1357 0
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length - 0 - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 0 0 0 4 6 0
Mvmt Flow 0 9 0 1056 1428 0
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All - 714 - 0 - 0
          Stage 1 - - - - - -
          Stage 2 - - - - - -
Critical Hdwy - 6.9 - - - -
Critical Hdwy Stg 1 - - - - - -
Critical Hdwy Stg 2 - - - - - -
Follow-up Hdwy - 3.3 - - - -
Pot Cap-1 Maneuver 0 378 0 - - -
          Stage 1 0 - 0 - - -
          Stage 2 0 - 0 - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - 378 - - - -
Mov Cap-2 Maneuver - - - - - -
          Stage 1 - - - - - -
          Stage 2 - - - - - -
 

Approach EB NB SB
HCM Control Delay, s 14.8 0 0
HCM LOS B
 

Minor Lane/Major Mvmt NBT EBLn1 SBT SBR
Capacity (veh/h) - 378 - -
HCM Lane V/C Ratio - 0.025 - -
HCM Control Delay (s) - 14.8 - -
HCM Lane LOS - B - -
HCM 95th %tile Q(veh) - 0.1 - -
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Intersection
Int Delay, s/veh 0.2

Movement EBL EBR NBU NBL NBT SBU SBT SBR
Lane Configurations
Traffic Vol, veh/h 10 5 1 3 1135 0 635 2
Future Vol, veh/h 10 5 1 3 1135 0 635 2
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free Free Free
RT Channelized - None - - None - - None
Storage Length 0 - - 135 - 175 - -
Veh in Median Storage, # 0 - - - 0 - 0 -
Grade, % 0 - - - 0 - 0 -
Peak Hour Factor 94 94 94 94 94 94 94 94
Heavy Vehicles, % 0 0 0 0 4 0 6 0
Mvmt Flow 11 5 1 3 1207 0 676 2
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 1289 339 678 678 0 1207 - 0
          Stage 1 677 - - - - - - -
          Stage 2 612 - - - - - - -
Critical Hdwy 6.8 6.9 6.4 4.1 - 6.4 - -
Critical Hdwy Stg 1 5.8 - - - - - - -
Critical Hdwy Stg 2 5.8 - - - - - - -
Follow-up Hdwy 3.5 3.3 2.5 2.2 - 2.5 - -
Pot Cap-1 Maneuver 158 663 541 923 - 249 - -
          Stage 1 472 - - - - - - -
          Stage 2 509 - - - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 157 663 782 782 - 249 - -
Mov Cap-2 Maneuver 157 - - - - - - -
          Stage 1 470 - - - - - - -
          Stage 2 509 - - - - - - -
 

Approach EB NB SB
HCM Control Delay, s 23.5 0 0
HCM LOS C
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBU SBT SBR
Capacity (veh/h) 782 - 211 249 - -
HCM Lane V/C Ratio 0.005 - 0.076 - - -
HCM Control Delay (s) 9.6 - 23.5 0 - -
HCM Lane LOS A - C A - -
HCM 95th %tile Q(veh) 0 - 0.2 0 - -



HCM 2010 TWSC 3500 Pickett Road Redevelopment
2: Pickett Road & RIRO Site Entrance Future AM

Synchro 10 Report
Page 2

Intersection
Int Delay, s/veh 0

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 5 0 1139 640 1
Future Vol, veh/h 0 5 0 1139 640 1
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length - 0 - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 0 0 0 4 6 0
Mvmt Flow 0 5 0 1199 674 1
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All - 338 - 0 - 0
          Stage 1 - - - - - -
          Stage 2 - - - - - -
Critical Hdwy - 6.9 - - - -
Critical Hdwy Stg 1 - - - - - -
Critical Hdwy Stg 2 - - - - - -
Follow-up Hdwy - 3.3 - - - -
Pot Cap-1 Maneuver 0 664 0 - - -
          Stage 1 0 - 0 - - -
          Stage 2 0 - 0 - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - 664 - - - -
Mov Cap-2 Maneuver - - - - - -
          Stage 1 - - - - - -
          Stage 2 - - - - - -
 

Approach EB NB SB
HCM Control Delay, s 10.5 0 0
HCM LOS B
 

Minor Lane/Major Mvmt NBT EBLn1 SBT SBR
Capacity (veh/h) - 664 - -
HCM Lane V/C Ratio - 0.008 - -
HCM Control Delay (s) - 10.5 - -
HCM Lane LOS - B - -
HCM 95th %tile Q(veh) - 0 - -
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Intersection
Int Delay, s/veh 0.4

Movement EBL EBR NBU NBL NBT SBU SBT SBR
Lane Configurations
Traffic Vol, veh/h 6 3 6 11 995 0 1352 8
Future Vol, veh/h 6 3 6 11 995 0 1352 8
Conflicting Peds, #/hr 0 0 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free Free Free
RT Channelized - None - - None - - None
Storage Length 0 - - 135 - 175 - -
Veh in Median Storage, # 0 - - - 0 - 0 -
Grade, % 0 - - - 0 - 0 -
Peak Hour Factor 94 94 94 94 94 94 94 94
Heavy Vehicles, % 0 0 0 0 4 0 6 0
Mvmt Flow 6 3 6 12 1059 0 1438 9
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All 2009 724 1447 1447 0 1059 - 0
          Stage 1 1443 - - - - - - -
          Stage 2 566 - - - - - - -
Critical Hdwy 6.8 6.9 6.4 4.1 - 6.4 - -
Critical Hdwy Stg 1 5.8 - - - - - - -
Critical Hdwy Stg 2 5.8 - - - - - - -
Follow-up Hdwy 3.5 3.3 2.5 2.2 - 2.5 - -
Pot Cap-1 Maneuver 53 373 174 474 - 310 - -
          Stage 1 187 - - - - - - -
          Stage 2 537 - - - - - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver 50 373 294 294 - 310 - -
Mov Cap-2 Maneuver 50 - - - - - - -
          Stage 1 176 - - - - - - -
          Stage 2 537 - - - - - - -
 

Approach EB NB SB
HCM Control Delay, s 64.4 0.3 0
HCM LOS F
 

Minor Lane/Major Mvmt NBL NBT EBLn1 SBU SBT SBR
Capacity (veh/h) 294 - 70 310 - -
HCM Lane V/C Ratio 0.062 - 0.137 - - -
HCM Control Delay (s) 18.1 - 64.4 0 - -
HCM Lane LOS C - F A - -
HCM 95th %tile Q(veh) 0.2 - 0.4 0 - -
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Intersection
Int Delay, s/veh 0

Movement EBL EBR NBL NBT SBT SBR
Lane Configurations
Traffic Vol, veh/h 0 3 0 1012 1359 2
Future Vol, veh/h 0 3 0 1012 1359 2
Conflicting Peds, #/hr 0 0 0 0 0 0
Sign Control Stop Stop Free Free Free Free
RT Channelized - None - None - None
Storage Length - 0 - - - -
Veh in Median Storage, # 0 - - 0 0 -
Grade, % 0 - - 0 0 -
Peak Hour Factor 95 95 95 95 95 95
Heavy Vehicles, % 0 0 0 4 6 0
Mvmt Flow 0 3 0 1065 1431 2
 

Major/Minor Minor2 Major1 Major2
Conflicting Flow All - 717 - 0 - 0
          Stage 1 - - - - - -
          Stage 2 - - - - - -
Critical Hdwy - 6.9 - - - -
Critical Hdwy Stg 1 - - - - - -
Critical Hdwy Stg 2 - - - - - -
Follow-up Hdwy - 3.3 - - - -
Pot Cap-1 Maneuver 0 377 0 - - -
          Stage 1 0 - 0 - - -
          Stage 2 0 - 0 - - -
Platoon blocked, % - - -
Mov Cap-1 Maneuver - 377 - - - -
Mov Cap-2 Maneuver - - - - - -
          Stage 1 - - - - - -
          Stage 2 - - - - - -
 

Approach EB NB SB
HCM Control Delay, s 14.6 0 0
HCM LOS B
 

Minor Lane/Major Mvmt NBT EBLn1 SBT SBR
Capacity (veh/h) - 377 - -
HCM Lane V/C Ratio - 0.008 - -
HCM Control Delay (s) - 14.6 - -
HCM Lane LOS - B - -
HCM 95th %tile Q(veh) - 0 - -
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Appendix C: Sight Distance Profile Exhibits 
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4601 North Fairfax Drive | Suite 1200 

Arlington, VA 22203 USA 

O:+1 703-348-8398 

F: +1 703-276-2889 

November 13, 2019 

Brooke Hardin 

City of Fairfax 

Department of Community Development & Planning 

RE: 3500 Pickett Road 

Code Compliance Review 

Dear Mr. Hardin: 

On behalf of EYA Development, LLC, we are submitting the enclosed code compliance review as an 

independent third party charged with evaluating the compliance of the proposed new development at 3500 

Pickett Road through a due diligence assessment. In particular, we focused our review on assessing the risk 

posed to the proposed development by the adjacent TransMontaigne tank farm facility. To summarize our 

conclusions: 

The TransMontaigne tank farm facility was examined for compliance of the location of the storage tanks 

and the loading/unloading operations with respect to the nearest property line and the proposed of the 

residential project at 3500 Pickett Road.  

The code compliance analysis was based on the locally adopted Virginia SFPC and USBC codes, which 

are amended by the City of Fairfax and include by reference the IFC and NFPA 30.  

According to information included in the NFPA Handbook as commentary, the location provisions 

included in NFPA 30 are “intended to ensure that tanks are located such that they will not jeopardize 

structures on the property of others”. In the context of Virginia SFPC, the IFC and NFPA 30, the location 

of the storage tanks and the loading/unloading operations were determined to exceed the minimum 

distance requirement with respect to the nearest property line that can be built upon, relative to the 

proposed residential project.  The separation distances provided include a significant safety factor when 

compared to the minimum code requirements. Thus, the proposed location of the residential project was 

observed to be compliant with the applicable code requirements set forth in the Virginia SFPC, USBC, 

IFC 2015 and NFPA 30 with respect to location of fuel storage tanks and loading / unloading areas. 

We have also attached the tables from our report that demonstrate the significance of the separation distance 

between the tank farm and proposed development when compared to code regulations. 

We are happy to present our findings in greater detail, or otherwise clarify, as requested. 

Sincerely, 

Jensen Hughes 

Eric M. Roeder, PE, PSP 

Senior Fire Protection Engineer 

Arlington Office Manager 
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Table 1 - Summary of Code Compliance Analysis of Location of fuel storage tanks 

Minimum Distance from property 

line to storage tank, required per 

IFC and NFPA 30 

Actual Distance from Tank Farm 

property line to nearest storage 

tank (T-111) 

Actual distance from storage 

tank T-111 to proposed 

residential project  

124 ft 192 ft 560 ft 

 

Table 2 - Summary of Code Compliance Analysis of Location of fuel loading / unloading area 

Minimum Distance from 

property line to loading / 

unloading area, required per IFC 

and NFPA 30 

Actual Distance from nearest 

property line to loading/ 

unloading area 

Actual distance from 

loading /unloading area to 

proposed residential 

project 

25 ft 411 ft 630 ft 
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EXECUTIVE SUMMARY 

 

EYA Development, LLC intends to build a new residential housing project, to be located in 3500 Pickett Road, 

Fairfax VA. The new residential project will be located in proximity to the neighboring TransMontaigne tank farm. 

Since the tank farm is used to store and handle liquid fuels, EYA Development, LLC wishes to execute a due 

diligence assessment of the risks posed in order to support the permitting process with the Authority Having 

Jurisdiction in the City of Fairfax, VA.  

This report documents a Code Compliance review, focused on the sections of the applicable codes that cover 

location of storage tanks (such as the tanks located in the TransMontaigne tank farm facility) and truck loading 

area with respect to property lines that can be built upon and important buildings. The compliance review of the 

tank farm was examined both with respect to locally adopted state codes applicable to the jurisdiction in the City 

of Fairfax, including the Virginia Statewide Fire Prevention Code (SFPC) and the Virginia Uniform Statewide 

Building Code (VUSBC), including City of Fairfax amendments dated 9/17/2013, as well as international codes 

such as the International Fire Code (IFC), the International Building Code (IBC) and NFPA 30 “Flammable and 

Combustible Liquids Code”.  

The Code Compliance review concludes that the location of the storage tanks and the loading/unloading 

operations meet the minimum distance requirements with respect to property lines, and therefore the proposed 

location for the proposed residential project is compliant with the Virginia SFPC, USBC, IFC, IBC and the NFPA 

30. 



(Code Compliance Review) 1EMR19027 

Page 1 I November 13, 2019  

1.0 Background 

 

EYA Development, LLC intends to build a new residential housing project, to be located at 3500 Pickett 

Rd, Fairfax VA. The TransMontaigne tank farm which is known to store and handle flammable liquid fuels 

is located in proximity to the proposed residential housing development. Due to the proximity of this 

residential development to the neighboring TransMontaigne tank farm, the Authority Having Jurisdiction 

(AHJ) has expressed concerns about permitting the development.  

1.1 OVERVIEW OF PROJECT SITE  

The TransMontaigne tank farm facility is located at 3790 Pickett Rd., in Fairfax VA. Figure 1 below shows 

the location of the tank farm relative to the proposed residential housing project. 

 

Figure 1 – Aerial view of Project site 

The TransMontaigne tank farm has a storage capacity of 513,000 barrels (bbls) and is known to store 

gasoline, ethanol and diesel in a total of 17 atmospheric storage tanks of different sizes. One of the 

largest fuel storage tanks in the facility, denoted as Tank T-111, is located closest to the proposed 

residential project, therefore the Code Compliance review will be focused on this tank. Tank T-111 is a 

vertical cone roof tank with an internal floating roof, with total storage capacity of 81,665 bbls (approx. 3.4 

million gallons). The approximate external diameter of the tank T-111 is 124 ft (as measured with Google 

earth).  

The fuels are supplied to the facility by pipeline and trucks. The facility includes a truck loading / 

unloading area with three truck spots.  
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The TransMontaigne facility is separated from the proposed residential project by a patch of land of width 

100 ft, owned by the City of Fairfax. 
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2.0 Scope and Objective 

 

The scope of this report is to perform a Code Compliance Review, which will include requirements 

applicable to location of hydrocarbon storage tanks in relation to the proposed residential project on 3500 

Pickett Road, Fairfax, VA. This includes identification of requirements set forth in the Virginia Statewide 

Fire Prevention Code (SFPC) and the Virginia Uniform Statewide Building Code (VUSBC), including City 

of Fairfax amendments dated 9/17/2013, as well as international codes such as the International Fire 

Code (IFC), the International Building Code (IBC) and NFPA 30 “Flammable and Combustible Liquids 

Code”. 

The objective of this report is to document the Code Compliance review to determine whether the 

separation distance between the tank farm facility and the proposed residential project is compliant with 

the requirements outlined in the applicable codes mentioned above. It is expected that the findings from 

this report will provide a basis for further discussion with the Authority Having Jurisdiction to support the 

permitting process of the proposed residential project. 
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3.0 Approach and Analysis 

 

The approach followed for the Code Compliance Review was structured as follows: 

• Identification of Applicable Codes – This section outlines the codes and standards applicable 

to storage and handling of flammable and combustible liquids in the City of Fairfax, VA. 

• Identification of Code Requirements – Within the codes and standards identified as applicable 

for this project, this section identifies the specific sections of the code that determine minimum 

spacing requirements or location of storage or handling operations of flammable and combustible 

liquids with respect to property lines or important buildings.  

• Analysis of site-specific conditions with respect to Code Requirements – This section 

provides an analysis of current and proposed site conditions with respect to the specific code 

requirements identified in the previous section. 

The analysis described above is presented in the following subsections. 

3.1 IDENTIFICATION OF APPLICABLE CODES  

As mentioned previously, the project is planned to be built in the City of Fairfax, in Virginia. Within the City 

of Fairfax, the Office of the Fire Marshal enforces the Virginia Statewide Fire Prevention Code (SFPC). 

The City of Fairfax issued a number of amendments to the SFPC in September of 2013. 

The Virginia Statewide Fire Prevention Code, simply referred to as the Fire Prevention Code, is a state 

regulation promulgated by the Virginia Board of Housing and Community Development (BHCD) in 

cooperation with the Virginia Fire Services Board (VFSB), both Governor-appointed boards. The purpose 

of the Virginia SFPC is to establish statewide standards to safeguard life and property from the hazards of 

fire or explosion arising from the improper maintenance of life safety and fire prevention and protection 

materials, devices, systems and structures and the unsafe storage handling, and use of substances, 

materials and devices, including fireworks, explosives and blasting agents, wherever located. 

The provisions of the SFPC are based on a nationally recognized model code published by the 

International Code Council, Inc (ICC) and fire protection and prevention standards published by the 

National Fire Protection Association (NFPA). Such code and standards are made part of the SFPC 

through a regulatory process known as incorporation by reference. The SFPC also contains 

administrative provisions governing the use of the model code and standards and establishing 

requirements for the enforcement of the code by the local and state enforcing agencies. 

The 2015 edition of the International Fire Code (IFC) is incorporated by reference into the 2015 edition of 

the Virginia SFPC. For the purposes of assessing the adequate location of the storage tanks relative to 

the proposed residential project, the applicable chapter in both the SFPC and the IFC is Chapter 57 

“Flammable and Combustible Liquids”. Chapter 57 of the IFC describes requirements intended, in part, to 

protect people and property in the event of accidental fires involving flammable and combustible liquids. 

In addition, several sections included in the Chapter 57 of the IFC refer to the 2012 edition of NFPA 30 

“Flammable and Combustible Liquids Code”, which are discussed in the following subsections of this 

report. 
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3.2 IDENTIFICATION OF CODE REQUIREMENTS  

The TransMontaigne tank farm includes two main operations that are covered in the codes identified in 

the previous subsection: 

• Fuel storage in atmospheric storage tanks 

• Fuel loading and unloading in tank cars (loading and unloading area) 

The specific code requirements that determine the location of these areas with respect to property lines 

are discussed in the following subsections.  

3.2.1 Code requirements related to location of atmospheric fuel storage tanks 

The VUSBC section 414.6 states that the outdoor storage, dispensing and use of hazardous materials 

shall be in accordance with the IFC. The IFC 2015 requires that storage of any flammable and 

combustible liquids in above-ground tanks comply with sections 5704.2.9.6.1 through 5704.2.9.6.3. With 

respect to location of atmospheric storage tanks storing Class I or II liquids, IFC §5704.2.9.6.1.1 indicates 

that such tanks must be located in accordance with Table 22.4.1.1(a) of NFPA 30.1 An excerpt of Table 

22.4.1.1(a) from NPFA 30 is shown in Table 1 below. 

Table 1 - NFPA 30 Table 22.4.1.1 (a), referenced by IFC 5704.2.9.6 

 

                                                 

 

 
1 It is worth noting that, for “protected tanks”, the exception (3) in IFC §5704.2.9.6.1.1 allows for reduction in distances to property 

lines by referring to Table 22.1.1.1(b); however, since it is not known whether the tanks in the TransMontaigne are installed with 
such additional protection features, it was assumed that the more restrictive distances from NFPA 30 Table 22.4.1.1(a) apply. 
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Table 22.4.1.1(a) provides minimum distance to a property line “that is or can be built upon” for different 

types of tanks. The first category consists of tanks with floating roofs, either open-top or internal. As 

mentioned previously, Tank T-111 is a vertical cone roof tank with an internal floating roof; therefore, the 

first category of “floating roof” tank type applies to this analysis.  

The second category is “Protection”, and the column includes the term “protection for exposures”, which 

should not be confused with fire suppression systems and equipment used to fight a tank fire. The 

definition of “Protection for exposures” is presented in NFPA 30 §3.3.46 as “Fire protection for structures 

on property adjacent to liquid storage that is provided by (1) a public fire department or (2) a private fire 

brigade maintained on the property adjacent to the liquid storage, either of which is capable of providing 

cooling water streams to protect the property adjacent to the liquid storage.” In the context of this 

analysis, protection for exposures refers to fire protection provided for adjacent property (such as the 

proposed residential project), not for the property on which the flammable or combustible liquid is located. 

For the purposes of this analysis, and to provide a conservative estimate of the separation distance 

required between the tank T-111 and the neighboring sites beyond the property line, it may be assumed 

that no protection is provided on the proposed residential project.2  

The third column of Table 22.4.1.1(a) includes the “minimum distance from property line that is or can be 

built upon, including the opposite side of a public way”. According to the NFPA 30 Handbook, this 

distance refers to a basic premise of the spacing requirements, meaning that the tank should not threaten 

adjacent facilities on the other side of the property line. The separation distances apply regardless of 

whether a structure is present on the adjacent property or the land is vacant, and future construction on 

the adjacent property must be anticipated. For the purposes of this analysis, the minimum distance 

obtained from Table 22.1.1.1(a) would correspond to the “diameter of the tank, but not exceeding 175 ft”. 

Considering that the tank diameter (as measured from a Satellite view obtained from Google Earth, as 

shown in Figure 2) is 124 ft, the minimum distance from the tank shell to the nearest property line that can 

be built upon must be also 124 ft. 

                                                 

 

 
2 It is important to note that this analysis seeks to establish whether additional “protection” is warranted based on these code 

requirements. This code analysis is only establishing the “bounding” or “worst case” conditions that would satisfy the code 
requirements. If the “bounding” conditions are satisfied, then all other “less conservative” assumptions would also satisfy the 
requirements set by the applicable codes. Compliance will be assessed in future sections of the report. 
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Figure 2 – Aerial view of Tank T-111, showing the tank diameter is approximately 124 ft. 

 

3.2.2  Code requirements related to location of fuel loading / unloading area 

VSFPC 2015 requires that the location of bulk transfer operations (loading and unloading from tank cars 

and vehicles) comply with Section 5706.5.1.1; stating that tank vehicle and tank car transfer facilities must 

be separated from buildings and property lines by distance of 25 ft for Class I liquids and 15 ft for Class II 

and III liquids measured from the nearest position of any loading or unloading valve. Buildings for pumps 

or shelters for personnel shall be considered part of the transfer facility. 

The above requirement is also in accordance with NFPA 30 §28.4.1 which requires that loading and 

unloading facilities for flammable and combustible liquids be separated from aboveground tanks, 

warehouses, or the nearest line of adjoining property that can be built upon by a distance of at least 25 ft 

for Class I flammable liquids, and at least 15 ft for Class II combustible liquids.  

 

3.3 ANALYSIS OF SITE-SPECIFIC CONDITIONS WITH RESPECT TO CODE 

REQUIREMENTS 

This subsection provides an analysis of current and proposed site conditions with respect to the specific 

code requirements identified in the previous subsection. 

3.3.1 Code Compliance Analysis of Location of Atmospheric Fuel Storage Tanks 

As previously stated, the closest tank to the residential project property line is tank T-111, which has a 

diameter of approximately 124 ft. and volumetric storage capacity of 81,665 bbls (3,429,930 gallons). 

Considering that the TransMontaigne facility is known to store different types of fuels, including gasoline, 
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ethanol and diesel, a conservative case would be to assume that the tank T-111 is used to store Class IB 

flammable liquids (defined as a liquid that has a flash point below 73°F and a boiling point at or above 

100°F). Based on Table 22.4.1.1(a) of NFPA 30, it was previously determined that the minimum distance 

to the property line that is or can be built upon is 124 ft (the diameter of the tank T-111). 

Figure 3 shows an aerial view of the project site, showing actual distance between Tank T-111 and the 

property line as approximately 192 ft. 
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Figure 3 - Aerial view of the project site, showing actual distance between Tank T-111 and the 

property line is approx. 192 ft 

Considering that the actual distance between the tank and the property line (192 ft) is greater than the 

minimum distance required by the applicable codes (124 ft), it can be determined that the proposed 

location of the proposed residential building meets the requirements set forth by the amended Virginia 

SFPC, IFC and NFPA 30 with regard to location of aboveground storage tanks to property lines. In 
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addition, it is worth mentioning that the approximate separation distance between the tank T-111 and the 

proposed location for the new residential project is approximately 560 ft. The results of the Code 

Compliance Analysis of Location of fuel storage tanks is summarized in Table 2 below. 

Table 2 - Summary of Code Compliance Analysis of Location of fuel storage tanks 

Minimum Distance from property 

line to storage tank, required per 

IFC and NFPA 30 

Actual Distance from Tank Farm 

property line to nearest storage 

tank (T-111) 

Actual distance from storage 

tank T-111 to proposed 

residential project  

124 ft 192 ft 560 ft 

 

3.3.2     Code Compliance Analysis of Location of Fuel Loading / Unloading Area 

As previously stated, both IFC and NFPA 30 state that the minimum distance between bulk fuel transfer 

operations must be 25 ft for Class IB liquids and 15 ft for Class II liquids. Considering that the 

TransMontaigne facility is known to handle different types of fuels, including gasoline, ethanol and diesel, 

a conservative case would be to assume that the minimum distance should be based on Class IB liquids, 

which would be 25 ft. 

Figure 4 shows an aerial view of the project site, showing actual distance between Tank T-111 and the 

nearest property line closest to the proposed residential project is as approximately 411 ft. 
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Figure 4 - Aerial view of the project site, showing actual distance between fuel loading / unloading 

area and the property line is approx. 411 ft 

 

Considering that the actual distance between the loading / unloading area and the property line (411 ft) is 

greater than the minimum distance required by the applicable codes (25 ft), it can be determined that the 

proposed location of the proposed residential building meets the requirements set forth by the Virginia 

SFPC, IFC and NFPA 30 with regard to location of bulk loading and unloading facilities to property lines. 

Thus, the minimum distance requirement in this case exceeds the requirements set forth by the VSFPC. 

In addition, it is worth mentioning that the approximate separation distance between the truck loading / 

unloading area and the proposed location for the new residential project is approximately 630 ft. The 
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results of the Code Compliance Analysis of Location of fuel loading / unloading area is summarized in 

Table 3 below.  

Table 3 - Summary of Code Compliance Analysis of Location of fuel loading / unloading area 

Minimum Distance from 

property line to loading / 

unloading area, required per IFC 

and NFPA 30 

Actual Distance from nearest 

property line to loading/ 

unloading area 

Actual distance from 

loading /unloading area to 

proposed residential 

project 

25 ft 411 ft 630 ft 
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4.0 Summary and Conclusions 

 

The TransMontaigne tank farm facility was examined for compliance of the location of the storage tanks 

and the loading/unloading operations with respect to the nearest property line and the proposed of the 

residential project at 3500 Pickett Road.  

The code compliance analysis was based on the locally adopted Virginia SFPC and USBC codes, which 

are amended by the City of Fairfax and include by reference the IFC and NFPA 30.  

According to information included in the NFPA Handbook as commentary, the location provisions 

included in NFPA 30 are “intended to ensure that tanks are located such that they will not jeopardize 

structures on the property of others”. In the context of Virginia SFPC, the IFC and NFPA 30, the location 

of the storage tanks and the loading/unloading operations were determined to exceed the minimum 

distance requirement with respect to the nearest property line that can be built upon, relative to the 

proposed residential project.  The separation distances provided include a significant safety factor when 

compared to the minimum code requirements. Thus, the proposed location of the residential project was 

observed to be compliant with the applicable code requirements set forth in the Virginia SFPC, USBC, 

IFC 2015 and NFPA 30 with respect to location of fuel storage tanks and loading / unloading areas. 
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