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Pulte Homes has designed a new transit-oriented, mixed-use community adjacent to the Vienna-Fairfax-GMU Metrorail Station south side facilities.  The community will incorporate a variety of residential, office, retail, service, institutional, governmental and other uses. Metro West will create a new and greatly enhanced pedestrian-friendly interface with the Vienna-Fairfax-GMU Metrorail Station, a town center plaza combining retail and public outdoor activity space, pedestrian connections to and through East Blake Lane Park and adjacent existing neighborhoods, as well as provide a new public recreation/community center. 

The project provides many transportation (motorized and non-motorized) improvements and/or enhancements in the immediate and surrounding area.  Most notable is the construction of a critical long-anticipated, four-lane, median-divided boulevard to connect Lee Highway with Saintsbury Drive.  This new link to the Vaden Drive Bridge will enhance circulation in and around the Vienna-Fairfax-GMU Metrorail Station area, and provide a relief for north-south traffic in the Lee Highway corridor. The project also provides for the redesign and reconstruction of Saintsbury Drive as a public street east of Vaden Drive to Nutley Street. Improvements to both the pedestrian interface with the Metrorail Station and vehicular circulation and access to the various uses in and around the station are also proposed. Significant improvements to south side station facilities will also be provided and include ramp widenings, new traffic signals, crosswalks, modifications to existing signals and improved bus and kiss-and-ride facilities.
The project also includes a pedestrian bridge crossing of Hatmark Branch and a realignment of the City of Fairfax Connector Trail to improve pedestrian connections to the Metrorail Station and the project from communities west of the park and east of the proposed new community. 

Metro West implements the Policy Plan of Fairfax County by concentrating development next to an existing Metrorail Station. It furthers the Smart Growth Principles of the Metropolitan Washington Council of Governments (MWCOG). The Metro West plan is the result of a multi-year collaborative effort among surrounding neighborhood associations, a citizens’ working group, the Fairfax County Departments of Planning & Zoning and Transportation, the Washington Metropolitan Area Transit Authority (WMATA) and the Virginia Department of Transportation (VDOT).  One of the features of the Metro West plan is the inclusion of provisions for Transportation Demand Management (“TDM”), which will help ensure the pedestrian orientation of the project for the future and decrease the project’s reliance on single occupant vehicle trips.
A strategic plan for TDM at Metro West, developed by Strategic Transportation Initiatives, Inc., a Virginia based TDM consulting firm, is presented in the pages that follow.
Introduction

This document presents the Strategic TDM Plan for the Metro West transit oriented development (TOD) proposed by Pulte Homes.  The properties comprising the proposed new development are generally located on the south side of I-66, north of Lee Highway, west of the existing Hunters Branch community and east of East Blake Lane Park in Fairfax County, Virginia. The applicant proposes to rezone and subsequently develop the site with the following mix of land uses:

· Up to 300,000 Gross Square Feet (GSF) of office space
· Up to 2,248 residential dwelling units

· A minimum of 100,000 GSF of combined retail, service, institutional and governmental uses

TDM is a general term for strategies that result in more efficient use of transportation resources. In an effort to decrease reliance on the personal automobile and encourage the use of transit, ridesharing, telecommuting, bicycling, and walking, the Fairfax County Comprehensive Plan provides that the applicant implement a TDM Plan.  Many different TDM strategies, with a variety of impacts, can be used in a TDM plan.  Some reduce the need for physical travel through mobility substitutes or more efficient land use. Some improve the transportation options available to consumers, while others provide an incentive to choose more efficient travel patterns. TDM strategies can change travel timing, route, destination, or mode.

The Comprehensive Plan specifies that the TDM Plan for Metro West be “…evaluated initially in at least three stages during the development process; first at the time of rezoning, second before and during construction and third after project completion or “build out.”” The Plan further provides that at the time of rezoning, the applicant should demonstrate the feasibility of the peak hour trip reductions established for the community (47% for residential uses and 25% for office uses).  To that end, the Fairfax County Department of Transportation, through Pulte Homes (as the applicant), solicited proposals from qualified applicants and/or firms to develop TDM program recommendations for the new community, as well as to evaluate the feasibility of the potential peak hour trip reductions for the project.   
UrbanTrans Consultants were selected by the County to conduct the work and a final report was issued in July 2005.   The final report concluded that the “…trip reduction targets for the proposed project (peak-hour vehicle trip reductions of 47% for the residential uses and 25% reductions for the office uses) can be achieved through a combination of physical design characteristics of the site, as proposed, and the full application of the TDM programs and strategies” as they recommended.  This TDM Plan provides a methodology and protocol for implementing, funding and monitoring the recommended Metro West TDM strategies.
Initially, Pulte Homes (as applicant) will be responsible for the start-up and the operation of the TDM program.  Eventually, the program will be handed over to the management of a building management firm or other agent of the Umbrella Owner’s Association.  
The Metro West TDM Plan will be a community wide effort.  All future owners, tenants and homeowner’s associations within the Metro West community will be made aware of the TDM program and its on-going activities.   Every resident and employer/employee will be a part of the TDM strategy for Metro West.  All residents, employers and employees will directly benefit from the TDM program and will directly or indirectly pay for its implementation.   Part of the TDM strategy for Metro West is to align the interests of project residents, employers and employees so that all work to ensure the success of the program and continued achievement of the TDM objectives.  

Project Overview
In its final report, UrbanTrans summarized the process used and the results generated from research and analyses they conducted. The process involved five research and analysis tasks:

1) 
Forecasting peak-period vehicle trip generation for the proposed development using established ITE and Fairfax County trip generation rates as appropriate.

2) 
Assessing existing commuting and travel patterns, along with transportation-related attitudes and preferences, within the existing Vienna-Fairfax-GMU Metrorail Station Area (the area generally defined by the Fairfax County Comprehensive Plan as within the ½-mile radius from the station). Methods utilized included:

a. Resident & Employer Surveys: 
Surveying residents and employees within the study area, and, proximate to other existing stations, to assess attitudes and preferences about travel choices, and, to understand current travel behavior and demographics.

b. Traffic Counts: 
Conducting peak hour vehicle counts of entering/exiting traffic at communities proximate to the Vienna-Fairfax-GMU transit station, and observing vehicle occupancy during peak periods.

c. Census Analysis: 
Utilizing 2000 Census and Journey to Work data, along with   supplemental 2005 demographic data, to understand demographic and household information and commute patterns within the ½-mile radius of the Vienna-Fairfax-GMU Metrorail Station Area.

3) 
Investigating TDM “best practices” and lessons-learned throughout the region and across the country.

4) 
Understanding current TDM programs offered within Fairfax County as a whole, and identifying opportunities and barriers to successful TDM implementation at the Metro West site.

5)
Meeting with, responding to, and receiving input and suggestions from neighborhood groups and residents within and proximate to the study area. 

The results of these tasks yielded specific TDM program recommendations for Metro West, and forecasted that peak period vehicle trip reductions could be reasonably achieved given the combination of uses proposed, the transit oriented design of the  development, and the recommended TDM program elements.

This Metro West TDM Strategic Plan is the next step and is intended to build on the UrbanTrans recommendations to develop  programmatic details and specifications for the implementation of TDM at Metro West, in order to transform all of the recommended strategies into a coordinated program of TDM operations during and after construction of the project.  This TDM Strategic Plan is organized around the following areas:

· Site & Physical Amenities/Improvements
· TDM Products, Programs and Services, including branding and targeted marketing
· TDM Program Strategies

· TDM Program Management

· Parking Management

· TDM Implementation and Funding

· Monitoring and Evaluation

Site Design and Physical Facilities

Transportation Demand Management (TDM), as stated earlier, refers to strategies employed to reduce vehicle demand.  TDM approaches consider how people’s choices of travel mode are affected by land use, development design, parking (availability and cost), and convenience and availability of alternative modes.  One of the most important components of a TDM plan at a transit oriented development (“TOD”) is the design of the site and supporting facilities.  By designing the site to provide for its safe and convenient use by pedestrians, bicyclists, and transit users, the effects of the programmatic elements of the TDM plan are enhanced.  

One of the most influential long-term factors in trip choice is the physical environment.  In the TOD, how comfortable does it feel to walk to/from the transit station, bus facilities and on-site amenities; for adults, persons alone, people with mobility challenges, and children?  How far is it to a mix of services?  Is the site designed for people or vehicles?  Are there major barriers that impede access to the station and community?

The conceptual plan for Metro West reflects the collaborative efforts of the development team, public agency staff and surrounding community representatives in creating a true transit-oriented community.  The plan reflects a mix of density, diversity and design elements.  

Density

The highest densities within the community are located closest to the transit station and transition down to the south, east and west.  Locating higher residential densities proximate to the Vienna-Fairfax-GMU Metrorail Station serves to support the peak hour headways currently provided and planned by WMATA. The location of the office buildings close to the south side station platform bolsters the marketability of the office uses on site and would encourage employees and/or visitors to utilize the station; increasing off-peak, off-directional usage. Transitioning residential density down towards the east, west and south conforms to the Comprehensive Plan’s goal and objective of integrating TOD’s with existing stable communities.

Diversity of Uses 

A diverse mix of residential unit types, sizes and price points, as well as commercial and on-site personal service uses, serves to enhance the ability of the community to provide opportunities for mode choice and to reduce the need for off-site trips.  The following mix and type of uses are proposed as part of the new community:
· Low, Mid and  high-rise multi-family rental and/or condominium units; 

· Age-restricted residential dwelling units;
· Single family attached dwelling units;
· Potential for Live/Work units;
· On-site transit store that will be located in one of the core area buildings;
·  Grocery Store;
· Personal service retail uses; 

(i.e., dry cleaners, coffee shop, deli, restaurants, day care center, etc.);
· A +/- 29,700 gross square foot (“GSF”) community center; and
· 300,000 GSF of office uses.
Site Design

The following design elements will be included throughout the Metro West community:

· Sidewalks that are safe, attractive, well lit and that connect main entrances to buildings/residences to the street or activity area without barriers.

· Building entrances that are oriented to the streets or activity areas and are not separated by vast parking areas or fences.

· On-street, short term carpool/vanpool drop-off and off-peak delivery parking spaces at convenient locations situated close to out-of-weather waiting or retail areas. 
· Structured parking for mid and high-rise buildings.

· Safe bicycle access to area services.  
· Showers in commercial office buildings.

· Bicycle lockers and designated spaces/racks throughout the community.

· Pedestrian connections to/from adjacent communities and streets to facilitate broader community access.

· A raised pedestrian table at the northern boundary of the site to facilitate access to/from the south side station facilities.

· Provision of south side station enhancements including bus canopies, improvements to the kiss-and-ride lot, bus bays, ramp improvements, etc.

· Pedestrian crossing improvements along Saintsbury Drive to include count down pedestrian heads at signalized intersections, crosswalks, and improvements for visually challenged residents where permitted by VDOT.

· Roadway improvements, including new traffic signals and designated pedestrian pathways.

· Street furnishings for pedestrians.

· Informational kiosks in one or more on-site buildings.

· Bus shelters, trash receptacles, etc.

· Wiring for internet access in residential and commercial buildings and availability of high-speed wireless to facilitate telework.

· On-site residential business center for use by project residents, including meeting space, computer stations, facsimile machine and copy machine to facilitate telework.  
TDM Products, Services and Programs

The MetroWest community will have a substantial choice of transportation products to choose from – some that are unique to Metro West – others that are offered as part of living in Fairfax County, and the Metropolitan Washington DC region.      

Transportation products/services developed specifically for MetroWest will include:
· A designated on-site full-time Transportation Coordinator (TC) responsible for the implementation, monitoring and management of the Metro West TDM program.  The TC will be located within the Metro West mixed-use development.  Only that portion of the TC’s time that is spent on TDM will be charged to the TDM budget, and such portion of the TDM budget will increase as the project builds out. 
· A branded transportation management program that will have an identity that represents the Metro West community and the developer.  The program branding will be developed through a series of focus groups directed to commuters in the region who fit the profile for residents or employees living and working at MetroWest.  
· Customized materials marketing the branded program that will be targeted to likely transit users and that will give the community a sense of ownership, as a stakeholder in the Metro West transportation program.  These materials will be included in any materials marketing the sale or lease of space at MetroWest.
· An on-site retail transit store that will have TDM products, services and program offerings available to residents, businesses, customers and visitors to Metro West, as well as a staff person that will operate the store and assist customers with their travel planning.  The space will be approximately 350-400 s.f. and provided by the developer.  Hours of operation for all TDM facilities will be readily available in printed materials and online, and the space will be open during convenient times for commuters.
Products and services that are offered region-wide include
· Commuter Connections, the region-wide TDM program administered by the Metropolitan Washington Council of Governments (MWCOG), www.commuterconnections.org. 
The Commuter Connections (“CC”) program provides several important services to commuters throughout the Washington, DC region that will greatly assist is supporting the MetroWest TDM Plan implementation.  The most widely used program is the ridematching service which links commuters to one another to form carpools and vanpools by filling out an application (on-line, or on printed material) and sending along to the CC staff.   Information on the application is downloaded into the region-wide computer database and applicants are matched to potential pooling partners by home and work locations.   The commuter is sent a ‘match list’ and given the names and contact information for their potential pooling partners.   This service is free of charge.  The service database can be customized for MetroWest residents, exclusively, and made available to the transportation coordinator at any given time.  
The transportation coordinator will assist interested commuters in applying to the program and setting up carpools and vanpools among residents at MetroWest.  The TC will schedule pooling partner meetings throughout the year to encourage participation in the Commuter Connections ridematching program.
· NuRide, an on-time, state-of-the-art matching service for casual carpooling and vanpooling.   www.nuride.com 
The matching service that NuRide offers is similar to airline travel, the difference is that the commuters travel by car.   The commuter plans their commuting trips on-line and earns reward points every time they travel with other people. Similar to the Commuter Connections ridematching service, NuRide customers register and sign onto the NuRide website and plan their trip by specifying a date, time, where they want to go and related travel criteria.  Just like with frequent flyer miles, the commuter earns NuRide Miles, an exclusive reward points program, where points can be redeemed at a list of retail stores, such as Starbucks. Old Navy, etc.  Participation as a NuRide customer will help to mitigate the impact of traffic in and through the MetroWest residential community.
The TC will provide information on NuRide to all residents and employees working at MetroWest.  Information will also be available at the MetroWest Transit Store.

· Guaranteed Ride Home, or GRH, the ridesharing insurance program provided by MWCOG and marketed by the Fairfax County, Ridesources customer service representatives. 1-800-745-RIDE.  

 Participation guidelines require that Commuters must call  

 Commuter Connections and receive authorization from 
 Commuter Connections prior to using the GRH service.  The 
 Metropolitan Washington Council of Governments (COG) 
 Commuter Connections staff will issue authorization 
 number(s) to participating commuters and/or the 
 MetroWest  TC to certify a GRH trip.  Commuters will not be 
 reimbursed for trips not authorized by Commuter 
 Connections.  Depending on the commuter's employment 
 site, an Employee Transportation Coordinator (ETC) may 
 have to be contacted first in order to make the appropriate 
 arrangements for this service.  
 Commuters must be officially registered with Commuter 
 Connections before using the GRH service.  Registered 
 commuters are those who have received an official 
 registration letter and GRH ID card from Commuter 
 Connections.  Commuters who have not been officially 
 registered may use the GRH service one time, providing 
 they meet all other eligibility criteria.  This is referred to as 
 a “one-time exception.”  Any commuter granted a one-time 
 exception must be officially registered before additional 
 GRH trips are granted.  Registered and one-time exception 
 commuters must be carpooling, vanpooling, taking transit, 
 bicycling, or walking to their site of employment at least 
 two (2) days per week and on the day they use the GRH 
 service.  

Registered commuters may use the GRH program up to four (4) times annually from their official registration date.  Commuters who received a one-time exception, then officially register with Commuter Connections may use the GRH service three (3) more times within 12 months from the date of their one-time exception GRH trip.  

Commuters must re-register annually to maintain their GRH registration.  Commuters must contact Commuter Connections to re-register and update their registration information.  

The GRH program may only be used in cases of unexpected personal or family emergency, unexpected illness, or unscheduled overtime. Cases in which the GRH program cannot be used include, but are not limited to the following: previously scheduled medical appointments, trips to the hospital or emergency room by a commuter that needs medical attention, personal errands, transit service disruptions and/or delays, business related travel and working late without a supervisor’s request, weather emergencies, any type of building closings or evacuations, and natural acts of God.    

Requests to use the GRH program because of unscheduled overtime must be made before the commuter's registered work end time, and a supervisor's verification will be required at the time of the request.  

GRH service is available between 6:00 a.m. and 10:00 p.m., Monday through Friday, except holidays and unplanned Federal Government office closings.  GRH TRIPS MUST BE TAKEN BEFORE 10:00 P.M.  Holidays include:  New Year's Eve, New Year's Day, Martin Luther King's Birthday, Washington's Birthday, Memorial Day, Independence Day, Labor Day, Columbus Day, Veteran's Day, Thanksgiving Day, Day after Thanksgiving, Christmas Eve, and Christmas Day.  

In order to be eligible, a commuter must be physically working in the Washington, D.C. Metropolitan Statistical Area (MSA) as defined by the United States Office of Management and Budget.  The MSA includes the District of Columbia, the Maryland counties of Calvert, Charles, Frederick, Montgomery and Prince George’s, the City of Alexandria and the Virginia counties of Arlington, Fairfax, Loudoun, Prince William and Stafford, and all cites within the aforementioned counties.  

Eligible commuters can live anywhere inside the MSA or in any of the following areas:  Allegany, Anne Arundel, Baltimore, Calvert, Carroll, Cecil, Charles, Harford, Howard, Queen Anne's, St. Mary's, or Washington counties, the City of Baltimore, and any point along the Upper Eastern Shore in Maryland; and Caroline, Clarke, Culpeper, Fauquier, Frederick, King George, Lancaster, Northumberland, Orange, Page, Rappahannock, Richmond, Shenandoah, Stafford, Spotsylvania, Warren, or Westmoreland counties, the City of Fredericksburg, or the City of Winchester in Virginia; and Jefferson County  in West Virginia; and Adams, or York counties in Pennsylvania.  Any other destination points outside of the above-mentioned areas will be considered on a case-by-case basis.   
All GRH trips must originate from the commuter's office location. Depending on the nature of the emergency, and home and work locations, a commuter using the GRH service may be required to use a taxi, car rental, transit, or any combination of these services to reach their destination point.  COG's Commuter Connections staff and/or their designees will determine the type of service used and will issue a valid GRH authorization number at that time.    

Commuter Connections will pay for one vendor service and/or one transit service per request.  If the GRH trip is made by a taxi, COG's Commuter Connections program will pay for all charges, excluding gratuity, to the destination.  The commuter is responsible only for tipping the taxi driver. Cancellation on the part of the commuter of a GRH trip may count as one of the four annual trips. 
If a transit option is used for the GRH, the participant will be mailed a transit reimbursement voucher.  The transit reimbursement voucher must be submitted back to COG within thirty days of transit use in order for payment to be made.  Please allow 45 days for reimbursement. 
If the GRH trip is made by rental car, the commuter is responsible for signing a standard rental agreement, showing a valid driver's license, proof of insurance, providing a credit card number for collateral, returning the rental car within a 24-hour period, and the following charges: gasoline refueling charges, taxes, purchase of insurance (if necessary), additional rental charges if auto is not returned within a 24-hour period (unless Commuter Connections has given prior approval for additional rental time).  The commuter will be responsible for any loss or damage to the rental car.  

GRH is a free service provided by the Metropolitan Washington Council of Governments (COG).  COG will use its best efforts to provide the Guaranteed Ride Home in accordance with the guidelines shown above.  By requesting assistance from the Guaranteed Ride Home program, the participant in the program explicitly acknowledges that COG assumes no liability for the timeliness of the GRH participating vendor(s) or any accidents that may occur on the conveyance.  
The MetroWest TC will track the usage of each of the GRH participant who lives in the development and keep records on hand at the TDM office.
· Participation in the region-wide Air Quality Action Days program.

Air Quality Action Days are called when air quality in the Baltimore/Washington region is expected to reach unhealthy levels.  These days occur during the summer months when hot, humid, and stagnant weather conditions contribute to the formation of air pollution.  Poor air quality affects children, individuals with respiratory and heart ailments, and older adults.  Even healthy people can experience problems associated with high levels of air pollution.
When an Air Quality Action Day is forecasted, all participants are either emailed or faxed an unhealthy air alert.  The media is also notified.  On unhealthy days, individuals and organizations area asked to take action to protect their health and also to reduce air pollution. 
Public and private sector Air Quality Action Days participants have agreed to develop voluntary Air Quality Action Day plans.  These plans range from notifying employees and customers of an Air Quality Action Day to rescheduling operational activities.  Air Quality Action Days empower government agencies, businesses, and residents in the Baltimore/Washington region to do their share for cleaner air.  During Air Quality Action Days, all sectors of the community will be called on to take voluntary actions to reduce air pollution.  
The MetroWest TC will promote participation in the region-wide program to employers and provide information regarding alerts to residents of the community through the website.  There will be a consideration to fly the Air Quality Action Days flag with permission of the Clean Air Partners program.  The flag, flown on days when the air quality is unhealthful, will be visible to commuters in the MetroWest community, as well as though traveling along I-66 and the Metrorail Orange line.
· Telework Resource Center TRC, administered by the MWCOG, provides information and assistance to employers on how to set up work-site telework program.  TRC staff will work with employers to help them create telework policy for their businesses, as well as select and train qualified employees on the benefits of teleworking and how to work remotely, in an effective and productive manner.  Information from this program should be made available to residents as well and used to assist in the set-up of the telework center on -site.
The MetroWest TC will work with the TRC to secure information on teleworking for the residents of the development.  The TC will also be available to assist residents in choosing the best telework location option for them, which will be either at home or in a telework center.
· SmarTrip and SmartCard technology provided by the Washington Metropolitan Area Transit Authority (WMATA) to purchase and fulfill media fare card value.
SmarTrip is a permanent, rechargeable farecard. It’s plastic—like a credit card—and is embedded with a special computer chip that keeps track of the value of the card.
Each new resident of MetroWest will be given the option of receiving a SmartCard at the signing of their lease or purchase agreement.   The TC will be responsible for the purchase of the SmartCards from WMATA, distributing the cards to the residents, and, tracking the use of the card through a registration process and annual survey for each resident.
Services offered by Fairfax County Government include:

RideSources customer service representatives will assist with the following TDM services in support of the Metro West residential and business communities:
· Employer outreach

· Residential Community based TDM program

· Event planning for transportation fairs, etc.

· Ridematching service

· Design of mode split surveys and appropriate methodology
· Assists in the formation of vanpools 

· Provides ongoing marketing and technical support.

Other TDM services that will be provided include:  
· Vanpool formation by the Transportation Coordinator and third party vanpool companies.
The TC will work with the residents and employees located at MetroWest to form vanpools using the services of a third party vendor who will own the vehicle and assume liability for the poolers who travel in the vehicle each day to work. This will be accomplished by holding vanpool formation meetings for residents and employees interested in participating in vanpools.  The date and location of these meetings will be posted on the MetroWest website and flyers will be sent to the residents and businesses announcing the event.  The meetings will be attended by recommended third party vendors who will explain the details on how to form a vanpool using their services. The TC will have information available at the MetroWest Transit Store on the benefits of vanpooling and a list of the available vendors.  

· Coordination with shuttle bus services by others that currently provide service to/from the Vienna Metrorail Station.
The TC will research all existing shuttle bus services that operate to and from the Vienna Metrorail station.  Information will be provided to the residents and employees at MetroWest on the service schedules, costs and criteria for use.  The TC will also coordinate any TDM programs at MetroWest with approved transportation service vendors.  Information will be available at the MetroWest Transit Store and on the web-site.

· Bus service that currently operates to and from the Vienna Metrorail Station, including the Fairfax Connector bus services that operate to and from the Vienna Metrorail Station.

 As is the case with shuttle bus services, the TC will  

 provide information on all bus services that currently 
 serve the Vienna Metrorail Station.  Information will be 
 available at the MetroWest Transit Store and on the web-
 site.

· Car-sharing program agreements with the developer and, eventually, the homeowner’s association.
The TC will be responsible for meeting with car-sharing program vendors to establish a program at the Vienna Metrorail station for residents and employees working at the development.  The TC will work directly with the vendor to set up the program criteria.  Information on the car-sharing service will be available at the MetroWest Transit Store and on the web-site. 
Resources and technical assistance for the following TDM program offerings will be available 
· Parking cash-out programs.
An incentive program to encourage commuters to give up their parking spaces in trade for the purchase of fare media for transit, has been a very positive initiative in achieving prescribed traffic mitigation requirements, such as the trip reduction goals required for MetroWest.

The TC will develop the criteria for the program and present it at the MetroWest individual employee transportation coordinator meetings, discussing how to implement the program at each business site.  The TC will provide the sale of transit fare media through the MetroWest Transit Store, with information on the website.

· Pre-tax benefit programs for transit, bus and vanpools.
The current pre-tax benefit program, which is offered through the Internal Revenue Service Regulation Section 132, allows employers to offer employees up to $105 per month for the purchase of transit fare media (bus & rail) and vanpooling.  This program benefit is only available through a commuter’s employer.

The MetroWest TC will conduct an annual seminar for businesses operating at the development on the pre-tax benefit and how to implement the program at their work-sites.   Information will be available on the IRS regulation and program implementation at the MetroWest Transit Store and on the website.

· Alternative workplace and, compressed & flexible work hour programs to assist in diverting traffic from peak hour periods.
The TC will also offer a seminar each year on alternative, compressed and flexible work hour programs. Flexible work hour programs allow commuters to travel to and from the worksite during off-peak periods.  Compressed work hours and teleworking, allows the commuting employee not to travel to work one or two days a week, helping to achieve the trip reduction goals. 

· Ridematching software for ridesharing arrangements for carpooling and vanpooling.
 As discussed, the TC will use the MWCOG rideshare    

 matching service to assist commuters arriving at the  

 work-site and residents living at MetroWest to become 

 carpoolers and vanpoolers.

· Senior discount  program

The TC will research all senior discount programs that are available in the MetroWest area and also region-wide, such as the WMATA senior pass program that allows seniors 65 years of age or older to receive discounts on travel by bus or rail in the region.  Seniors will be able to obtain a senior pass discount card (ID) and information regarding all available senior discount programs at the MetroWest Transit Store. 
· A commuter and telework club that will provide incentives for residents and employees who work at the Metro West to use transit alternatives.
The TC will organize two clubs, or membership organizations, that will provide incentives for residents and employees to use commute alternatives – commuter and telework clubs.  The commuter club will provide discounts at local retail to encourage the use of alternatives.  Carpoolers and vanpoolers may receive free gasoline, an oil change or carwash.  Transit users may receive free fare media cards.   The criteria may be longest distance for daily commute, frequency in using the alternatives, or the number of miles logged.  The TC will also prepare a plan for implementing both programs.  Annual recognition meetings will be held at the Transit Store at MetroWest.

· Vanpool program designed for members of the commuter club and residents of Metro West.
The members of the residential vanpool club will meet at least once during the year and will be recognized by the TC for their participation in vanpooling and also rewarded with incentives for their efforts.   The meetings will be advertised through the MetroWest residential newsletter and on the website.

· Special promotional activities with various incentive awards, to sustain awareness of and interest in the TDM program.
The TC will organize an annual sponsored event promoting TDM activities in the residential communities.  The event will be attended by all vendors who offer their services in the community and will be encouraged to bring along promotional materials to distribute to the residents.

All of the TDM products, services and program information will be available through the transit store which will be located within close proximity to the Vienna Metrorail Station.    
TDM Program Strategies

Residential

The success of TDM program implementation will be in the marketing and sales of the recommended TDM products and services which will include transit (rail & bus), vanpooling, carpooling & teleworking. 

Target marketing

A variety of target marketing strategies will be used to encourage commuters to take advantage of where they reside – next to one of the best regional rail systems in the nation – by using the Washington Area Metropolitan Area Transportation Authority’s Metrorail system. Residential targets will include current transit riders, people working along the rail line that services Metro West (Orange and Blue) without transfer trips, and, full-time teleworkers, who either work at home or a telework center.


Marketing materials will include information on all of the available transit service and transportation offerings at MetroWest, including membership to the commuter and telework clubs.   The materials will be designed to interest all residents at the development, including those in the senior hi-rise community.  

Target market strategies to encourage the use of transit for special audiences – such as the senior population – may include a coupon based incentive program, the senior transit pass offered by WMATA, etc.  Specific materials will also be developed for the school pool program and teleworking. 

Sales kits

Materials will be prepared by the Transportation Coordinator, or its organization, on all of the TDM products and services that are available to the target market, with information included that is relevant to the particular market. 
One-on-one marketing

One-on-one marketing, also known as point-of-sales, will be conducted when sales representatives are discussing lease or ownership of the residential and/or commercial office units with customers who are visiting the sales offices of the project, or discussing the project with customers over the phone.

Transit, transportation, and, related incentive programs
Initial residents will be provided with incentives for transit (bus & rail), teleworking and/or other agreed upon TDM strategies to encourage their participation in alternative commute options as part of their new resident welcome package.  In order to receive the incentive (s), the new resident must participate in a transportation information meeting. These incentives may be in the form of transit fare media, SmarTrip cards, or any other form or instrument that may be redeemed for use as an alternative commute option.  Other related incentives may include grocery delivery, pick-up and drop-off of cleaning and laundry, etc.  The incentives are available one-time for those residents who are 18 or older and work full time.  
Residential programs

A residential based vanpool program will be developed using the Commuter Connections ridematching services and RideSources staff to help coordinate and organize Metro West vanpools.   The TC will work with the County to ensure that all vanpool participants are receiving all subsidies that are available to them.  The program will include opportunities for preferred vanpool parking and awards for van pools.
The residential community will have a customized page on the MetroWest website that provides information on all of the available and specialized services.  This may include a ridesharing board or classified ad section for carpool opportunities.

Office/Commercial

Parking cash-out

Parking cash out programs will be encouraged to reduce vehicle commute trips and emissions by offering employees the option of "cashing out" their subsidized parking space and taking transit, biking, carpooling to work. “Parking cash-out program” means an employer-funded program under which an employer offers to provide a cash allowance to an employee equivalent to the parking subsidy that the employer would otherwise pay to provide the employee with a parking space.   If a employer pays $160 per month for a  parking space for their employee and offers a parking cash out program, they agree to offer their employee a cash allowance of that amount to use for the purchase of fare media for transit (bus/rail) or ridesharing (carpooling and vanpooling), and bike modes of travel.

Pre-tax, transit benefit, Federal IRS regulation

Federal regulation allows employers to give employees up to $105 per month as a pre-tax payroll deduction or a tax-free employee benefit. Any expenses associated with the program are also fully deductible by employers.  Detailed information on how the program is implemented can be found on several websites including www.TransitCenter.com and www.CommuterCheck.com and http://www.irs.gov/irb/2004-29_IRB/ar10.html.  Such programs will be encouraged for all office owner/tenants.  These programs are implemented through a payroll deduction, better known as a cafeteria plan, for each individual business.  Details on how the programs criteria can be found on the IRS’ website, under Section 132f.
Alternative work hour programs

Flextime, staggered work hours and alternative work schedules are effective ways in which to further trip reduction goals by altering the daily work schedules of employees and taking trips out of the AM peak period.   Flexible work hour programs provide employees with the option of starting their work day during an AM period – for example between the hours of 6 AM to 10 AM - and working a full work shift, thereafter.   This option spreads the AM peak period.  Staggered work hour programs are generally applied to an entire business operation that begins their business hours after 10 AM each day, working a full shift thereafter.  Again, the result is to  mitigate the impact of traffic during peak periods.  Alternative work schedule programs include compressed work weeks – working (4), 10-hour work days or (3), 12-hour work days each week, and 9/80 work hour programs, allowing employees to work (4), 10-hour work days one week and (5), 8-hour work days the next week.  All tenants will be required to participate in a briefing or orientation on the Metro West transportation program and encouraged to provide such options to their employees.  It is important to note that the TDM aspects of alternative schedules  work to shift trips to off hours and are secondary to those that eliminate the trips.

Rideshare matching and associated programs

The Metropolitan Washington Council of Government’s, Commuter Connections ridematching service is used for the formation of carpools and vanpools, as well as disseminating information on available transportation programs and services offered throughout the region, and specifically through Fairfax County’s RideSources program.  Residents may learn about the rideshare matching program through the TC or www.commuterconnections.org website.  Application for the service may be completed on-line.  
The Guaranteed Ride Home (GRH) program

GRH is administered by MWCOG, through Commuter Connections, the regional TDM program.  GRH provides commuters who regularly (twice a week) carpool, vanpool, bike, walk or take transit to work with a free and reliable ride home when one of life’s unexpected emergencies arise. Commuters may take advantage of GRH up to four times per year to get home for unexpected emergencies such as a personal illness or a sick child.   GRH can also be used for unscheduled overtime when an employer mandates that you must stay late. GRH was designed to rescue commuters who are worried about how they’ll get home when an emergency arises. Knowing there’s a guaranteed ride home allows one to use commuting options like transit and carpools with peace of mind and confidence.  Residents may learn about the guaranteed ride home program through the TC or www.commuterconnections.org website.  Application for the service may be completed on-line.  
General

A safe routes to school, or school pool program, will be developed and coordinated with the Ridesources program, employer outreach staff.  A school pool is a group of parents who takes turns carpooling and dropping off their children at the same school.
A car-sharing program will be implemented subject to agreement with a third party vendor(s) (such as FlexCar/ZipCar).  This program provides an available vehicle that is parked within the community that is used by the residents of the community for quick trips, such as errands, etc.  Implementation for the car-sharing  program can be found on Page 19.
TDM Program Management

Program management for the implementation of the TDM plan will be directed by a designated transportation coordinator (TC).  

The most important role of the person, or organization, assigned as the TC for Metro West, will be to ensure that all of the TDM programs and services are operating in an efficient and productive manner, with the goal being two-fold: 

1. To reach the prescribed trip reduction goals; and,
2. To make the Metro West TDM program an integral part and stakeholder in the community, identifying itself as a community organization whose mission is to act as mobility manager for Metro West, focusing on the needs of its residential and business communities.

The TC’s first task will be to review the TDM Plan and develop an operational manual that addresses the day-to-day tasks that need to be completed to implement and maintain the branded Metro West program after total build-out.

The TC will be involved in the branding of the TDM program for Metro West by participating in the focus group study.  The outcome of the study will be the creation of marketing materials for the program to be coordinated by the TC.  These materials will be used by the TC to promote the programs and services and also by the Pulte sales staff to sell and lease property at Metro West.

The TC will be located in a central space on-site and will work with each new resident and business that locates to Metro West to introduce them to the TDM product, service and program offerings and seek individuals who will assume the role of TDM contacts for each commercial and residential building.  The exception to this will be if the commercial or residential building is managed by the same property management company.  In this case, the company would assign a single TDM contact for all of their properties.

The TC will also oversee the implementation of the TDM strategies  and any and all tasks required by Fairfax County, Department of Transportation, such as conducting annual transportation mode split surveys.  They will be tasked to report the outcome of the survey each year and provide an annual report of TDM activities within Metro West to FCDOT.   A by-product of the survey results will be a strategic plan that will propose TDM activities for the following year, including marketing strategies and budget.  
The TC will provide FCDOT with an annual report as provided in the proffers, tracking the level of development, number of residents/employees living and working at Metro West, participation level and use of each of the implemented TDM programs, number of preferential parking spaces, budget allocated for TDM program operation, and any other pertinent information.    

They will also track the success of each of the employed TDM strategies by following the monitoring and evaluation techniques developed for the TDM plan.  This may include parking management activities such as checking to make sure the carpool spaces are filled with vehicles that are registered carpools.  The TC will also track the sale of transit fare media that will be sold at the transit store.  They will also make sure that the bike facilities are kept safe, secure and clean.   They will negotiate contracts with any third party vendors who may provide services for Metro West, such are car-sharing and shuttle bus providers.
With the assistance of Ridesources staff, the TC will schedule transportation events at Metro West, at least once a year, to provide information to residents, employees, customers and visitors on available transportation programs and services.  These events are known as transportation fairs.

The TC will represent the TDM concerns of the residents and employers of Metro West at various transportation related meetings, such as those hosted by FCDOT or MWCOG.  The TC will also be involved in outreach activities for surrounding communities regarding the implementation and availability of TDM programs and services.
Parking Management Strategies
Parking management, simply stated, is how parking spaces are managed by use and space allocation in order to further the TDM objectives. By providing incentives (financial or otherwise) for commuters to travel to and from work each day in either carpools or vanpools, single occupant trips can be reduced. Parking management plans generally consist of three broad-based strategies; preferential parking, parking pricing and transportation allowances.  A combination of two or more of these broad based strategies comprises the Metro West Parking Management Plan.
Residential

For condominium units:  
A maximum of one parking space will be bundled (or included) with the sale of the individual unit.  Additional requested/required spaces may be purchased in addition to the sales price of the unit.

For rental units.  
One parking space will be designated for each unit at a flat fee to be determined based on a review of market conditions at the time the lease is signed.  Additional spaces will be available based on a first-come, first-served basis, at an additional flat fee per space. Availability of car rental services, is an added service for residents of the mixed-used development and further helps to encourage one or no car individuals or families.

Office/commercial
Parking spaces will not be bundled or included in the base square foot rental rates for office/commercial space at Metro West.  Parking pricing will be a separate charge for tenants and/or owners in the commercial office space dependent and based upon market conditions at the time of lease.   
Designated areas for loading and unloading carpool and vanpool commuters will be included as part of the site plan design.  Commuters will be dropped off or picked up either within the parking structure or at a dedicated stop close to or adjacent the office/commercial space.

Preferential parking spaces will be designated on the site plan and provided for those commuting employees registered as carpoolers or vanpoolers with the Metro West TC.  These spaces will be located closest to the elevators and/or core areas of the facility as feasible and practical.  Preferential parking for vanpools will be provided free of charge. Spaces will be set aside for vanpools in commercial parking facilities. 

The carpool or vanpool recognized as “pool of the month’ will be given the premiere preferential parking space in a garage.  This distinction is given to a pool that has logged the most hours, has the longest pooling history, or, travels the furthest to and from work each day. 

A parking fee structure will be developed, providing an incentive for those commuting employees that participate in carpools and vanpools. A discount rate will be offered to car/vanpoolers and market rate charges will be applied for single occupant vehicle travelers.  
A comprehensive parking management strategic plan will be developed that creates policy for Metro West employee commuters, including the aforementioned parking arrangements.  This will ensure that residents of the development will not use WMATA parking facilities that all on-street parking spaces will be managed by time and price, and, the parking meter revenues are allocated to the TDM program, with enforcement being the objective as part of the monitoring and evaluation TDM plan for the project.
Spaces will be designated on the site plan and provided for taxi stands, shared car services and delivery services on-site at select locations. These areas will be well-signed, lit and located throughout the development. Within each on-site garage, a minimum of  5% of the parking spaces shall have access with sufficient clearance for vanpools.  
Carpooling and vanpooling spaces, will be well-signed and monitored by the TC.  Additionally, a covered area, such as an awning, building lobby, etc., will be set aside for pick-up for vanpoolers, carpoolers and any shuttle services that are implemented at Metro West.  
Spaces will be available, subject to the owner(s) of the parking garages in the commercial space, for use after hours and on weekends by the residential community for special events, weddings, etc.
Implementation of TDM Strategies

 By Phase
Phase I
Post-Rezoning
The first phase of the plan will begin following rezoning approval with the appointment of a TC – either an individual or a TDM specialist – who will provide oversight to the initial tasks that will be performed to implement the TDM program.  The role of the TC is detailed in the section of this document entitled TDM Program Management. 
The most important component of the TDM plan will be to create an operations manual to finalize the framework for a solid TDM program at Metro West based on this TDM Strategic Plan that will provide resources and assistance to residents, businesses, customers and visitors to the mixed use community.  
The operations manual, will consider the following TDM components for each TDM strategy:

· Targeted TDM program participants
The TC will target the use of specific TDM programs for specific groups of residents and employees.  An example would be that those commuters who are most likely to use commuter alternatives, such as carpoolers and vanpoolers, are more apt to work for companies that have set schedules or have jobs that have static work hours.

· Recommended person trips assigned for each transportation mode.
 Likewise, as mentioned above in targeting TDM  

 participants, the strategic plan for each year may project 
 the number of persons at Metro West who will be using 
 various transportation modes, knowing who the residents 
 are and commercial businesses by industry. 

· Detailed TDM initiatives
Each TDM strategy will be described, in detail, as to service provided, how it is measured, who the target user is, what the cost is to provide or operate, etc.  This type of information will be included in the TDM Operations Manual.
· How the particular TDM strategy will be marketed
It will be important for the TC to work closely with the leasing agent to assist them in marketing TDM to their prospective owners and tenants.   The TC will develop a presentation that will be given at the sales office to each person who will be signing the contract to live or lease space at Metro West.   The TC will be available to meet, one-on-one with the new resident to describe the Metro West TDM plan – and its brand – and how effective the program is in providing ease in mobility for them and their families or employees.  The TC will also be available to participate in relocation meetings for employers moving to Metro West. 

· What the TDM incentives will be for each strategy
The TDM incentives will be determined when each of the building are delivered.  Some incentives have been mentioned in the TDM plan.  However, some of these incentives may be changed, others may no longer be offered.  The TC will research the best transit or transportation programs available at the time to determine what the most effective incentives will be to offer residents and tenants of Metro West. 

· Recommended schedule or timeline
The schedule for the roll-out of the TDM program to total build out in illustrated in the TDM Program Implementation Chart.  The first phase will include program branding, the hiring of the TC and upfront research.  TDM activities before and during construction include programmatic items for the development and implementation of TDM strategies.
· Associated budget for each TDM strategy
Each detailed TDM strategy description will include an associated budget for each phase of the project and maintenance. 

Phase II
Before and During Construction
Phase II involves setting the framework for the implementation of the TDM Plan and implementing the TDM strategies in the early stages of development.  This includes:
· Branding the Metro West program to create an identity for the transportation program.  This brand will be marketed to the existing development, as well as future development.
· Create a commuter and telework club to provide incentives for residents, employees, customers, and visitors to use alternative mobility modes – such as ridesharing, transit and vanpooling or work at home or at a telework center.   Incentives for both may include discounts from Metro West retail or value added on SmarTrip cards, or a discount on office services and supplies for teleworkers.  Club members for both commuters and teleworkers will need to meet a set of criteria for membership.  
· Develop collateral materials for the branded program and commuter and telework club.  These may include brochures, posters, newsletters, etc.

· Develop a website dedicated to the TDM program, with links to other transportation resources.

· Create and implement a monitoring and evaluation plan to assist the TC in tracking the success of the TDM program.   

· Finalize the parking management program that will be used as an incentive for resident and employees to become carpoolers and vanpoolers.

· Open a transit store as a retail outlet for the sale of transit fare media, provision of route information and scheduling, and other information related to mobility in and through the Metro West area.

· Set up bicycle facilities in the designated, common, areas.  

· Deploy informational kiosks to provide real time information for transit services and ridematching.

· Participate in, or implement a new, ridematching service   

exclusive to Metro West and those communities within the transit station area for carpooling and vanpooling.

Phase III
Total Build-Out or Program Maintenance
Phase III of the TDM Plan will focus on monitoring and evaluating the TDM strategies and provide day-to-day assistance to residents, employees, customers and visitors to Metro West on the available transportation products, programs and services.  The TDM program will be considered at maintenance level when the trip reduction analyses demonstrates that the reductions are being met as provided in the proffers. Program maintenance will then occur following the post build-out trip generations.
The methodology used to maintain the integrity of the strategic plan for the TDM program will include:

· Identifying and analyzing trends in travel/commute patterns;

· Responding to trend analysis, emerging technology and evolving County services in both marketing and program elements; and

· Responding to trip generation analyses as provided in the proffer.

Additionally the TC will need to keep apprised of any modifications in evolving County requirements and services.
TDM Program Implementation Chart
	 
	 
	 
	 
	Required TDM Phases

	 
	  TDM Strategy
	 
	 
	
	
	

	 
	
	Rezoning
	Before/during construction
	Total

Build-out

	Site Design
	
	X
	X
	

	Physical facilities amenities Telework business center
Bike racks
	 
	X
	X
	X

	TDM Programs and Services
	 
	
	
	

	 
	Assign Contractor/TC
	 
	X
	X
	X

	 
	Develop & Implement Operations Manual
	 
	
	X
	X

	 
	Form partnerships
	 
	X
	
	

	 
	Brand the TDM program
	X
	X
	

	 
	Develop collateral materials
	X
	X
	X

	 
	Develop website 
	X
	X
	

	 
	Open transit store and telework/business center 
	 
	
	X
	

	 
	Implement Parking Management Plan
	
	X
	X

	                 
	Implement Pedestrian/Bicycle Plan
	
	X
	X

	 
	Assign TDM contact for each facility
	
	X
	X

	 
	Develop annual mode split survey
	
	X
	

	 
	Conduct annual mode split survey
	
	X
	X

	 
	Annual TDM report to County
	
	X
	X

	 
	Form transportation organization/committee
	
	X
	

	
	
	
	
	
	
	

	             
	
	


The TDM Program Implementation Chart will be reviewed on an on-going basis with the TC through the survey analysis and will be altered, as necessary, in consultation with the County.
	
	
	
	
	
	
	
	


Monitoring and Evaluation

Monitoring and evaluation for the TDM plan will be as provided in the proffers
Monitoring TDM Programs and Services

Monitoring and evaluation of TDM program and services will help make them more effective in reaching the prescribed trip reduction goals.  For it example it can:

· Document program successes and benefits generating 
future management interest and support for the program.

· Show which services work well and which do not, enabling 
the TC to direct future resources to successful services.

· Define why individual services do or do not work well, 
helping to improve their effectiveness.

· Identify who is using or not using a service, information to 
target information and marketing where they are most needed.

Some of the activities that will be monitored at Metro West will include:

· Resident/employee awareness

· Use of program services by both  residents and employees

· Employee/resident commute patterns

· Employee/resident attitudes and interests

· Supervisor/management attitudes

· Satisfaction of service users

· Program cost and savings

· Benefits to the organization

Some of the monitoring tools that will be used for both residential and commercial include:

· Registration forms and sign-up sheets

· Service log use

· Employee commute logs

· Surveys

· Focus groups and group discussions

· Management interviews

· Observation

· Financial records

· Personnel, HR and operations records
· TDM Program Strategy Usage
Tools for Tracking & Monitoring

As stated above, the information you need to collect, and the services and programs you wish to monitor, require a selected set of monitoring tools.  The following chart presents some monitoring tools that can be used to be used to evaluate some of the  Metro West TDM program and their offerings.

	Activity
	Mode
	ACM
	AF
	EL
	FG
	HR
	O
	RP
	RF
	SL
	S/S
	S
	1/1

	I.   Alternatives 
	Carpools
	X
	X
	X
	X
	X
	X
	X
	X
	X
	X
	X
	

	
	Vanpools
	
	X
	X
	X
	X
	X
	X
	X
	X
	X
	X
	

	
	Rail/bus
	
	
	X
	X
	X
	
	
	X
	X
	X
	X
	

	II.  Programs
	GRH
	
	X
	X
	X
	X
	
	
	
	X
	X
	X
	

	III. Outreach
	Vendor Fair
	X
	
	
	
	X
	
	
	
	
	X
	
	X

	
	Employer 
	X
	
	
	
	X
	
	
	
	
	
	
	X

	
	Meetings
	X
	
	
	
	
	
	
	
	
	
	X
	

	
	Training
	X
	
	
	
	
	
	
	
	
	
	
	


Tool abbreviations:

ACM: Available contact management software 

AF: Application Forms

EL: Employee Logs

FG: Focus Groups

HR: Human Resources

O: Observation

RP: Rideshare matching software

RF: Registration Forms

SL: Service Logs

S/S: Sign up sheets

S: Surveys

1/1: One-on-one

Evaluation Process

The purposes of monitoring and evaluation are to learn more about the TDM program and to measure its success.  In the evaluation process, identify the commute alternatives and services residents, employers and commuters are using, any changes in their commute behavior, and the reasons for changes, how they heard about the program, and what they like and don’t like about it.  

Use information collected to answer the following questions:
· Did the program achieve the trip reduction goals?
· What commute alternatives are employers and commuters using now and how often do they use them?

· Did employee and commuter modes and patterns change:  If so, how did they change?

· What were the reasons for the changes? (program services, personal factors such as a move to a new home, or external factors such as an increase in gas prices or construction projects).

· Why did employees and commuters who continue to drive alone not shift to a commute alternative?

· How aware are employees and commuters of the commute program?  How did they hear about the program? (information channels)

· Which incentives and services did employees and commuters use most? Why?

· Which did employee or commuter use least or not at all?  Why?

· What did the program cost and what was the cost per benefit? (trips reduced, reduced absenteeism, increase in productivity)

· Which services were most effective and cost-effective?   Which were least effective and cost-effective?

· Did the program cause any positive or negative change in internal company operations? 
TDM Budget
	Date/Activity
	4/1/2006 to
	4/1/2007 to
	4/1/2008 to 
	4/1/2009 to
	4/1/2010 to
	4/1/2011 to

	 
	3/31/2007
	3/31/2008
	3/31/2009
	3/31/2010
	3/31/2011
	3/31/2012

	Percentage of total residential
	 
	 
	11%
	25%
	29%
	22%

	Number  of residential units complete
	 
	 
	240 DU
	800 DU
	1448 DU
	1948 DU

	Number of active adult
	 
	 
	 
	 
	Completion
	 

	Commercial buildings complete
	 
	 
	 
	Completion
	 
	 

	Program Management
	$50,000 
	$50,000 
	$25,750 
	$106,090 
	$109,272 
	$112,550 

	(See description below)
	 
	 
	 
	 
	 
	 

	Branding
	$30,000 
	 
	 
	 
	 
	 

	Includes costs for discussion
	 
	 
	 
	 
	 
	 

	guides, facilitating focus groups,
	 
	 
	 
	 
	 
	 

	report of findings & recommendations
	 
	 
	 
	 
	 
	 

	Development of marketing materials
	$25,000 
	 
	 
	 
	 
	 

	Includes costs association with
	 
	 
	 
	 
	 
	 

	copywriting, artwork, logo design,
	 
	 
	 
	 
	 
	 

	collateral materials, etc.
	 
	 
	 
	 
	 
	 

	Printing of materials
	 
	$20,000 
	 
	 
	 
	 

	Estimate.  Cost to be determined
	 
	 
	 
	 
	 
	 

	after it is decided what materials
	 
	 
	 
	 
	 
	 

	will be created
	 
	 
	 
	 
	 
	 

	Material updates
	 
	 
	 
	 
	$10,000 
	 

	Website development
	 
	$30,000 
	 
	 
	 
	 

	Includes securing domain, web
	 
	 
	 
	 
	 
	 

	design, maintenance, etc.
	 
	 
	 
	 
	 
	 

	Website maintenance
	 
	 
	$15,000 
	$15,450 
	$15,914 
	$16,390 

	Conduct annual survey
	 
	 
	$5,000 
	$5,150 
	$5,305 
	$5,463 

	Annual trip counts
	 
	 
	$20,000 
	$20,600
	$21,218 
	$21,854 

	Annual TR report
	 
	 
	$10,000 
	$10,300 
	$10,609 
	$10,927 

	Promotions/events
	 
	 
	$5,000 
	$5,150 
	$5,305 
	$5,463 

	Additional studies (goals not met)
	 
	 
	 
	$10,300 
	$10,609 
	$10,927 

	Total for each year to build-out
	$105,000 
	$100,000
	$80,750 
	$173,040 
	$188,232 
	$183,574 

	Incentives ($300,000)
	 
	 
	$33,000 
	$75,000 
	$87,000 
	$66,000 


	4/1/2012 to
	4/1/2013 to
	4/1/2014 to
	4/1/2015 to
	4/1/2016 to
	4/1/2017 to
	4/1/2018 to`
	4/1/2019 to

	3/31/2013
	3/31/2014
	3/31/2015
	3/31/2016
	3/31/2017
	3/31/2018
	3/31/2019
	3/31/2020

	13%
	 
	 
	 
	
	Maintenance
	Maintenance
	Maintenance

	2248 DU
	Stabilization
	Build-Out
	Build-Out +1
	Build-Out +2
	HOA
	HOA
	HOA

	 
	 
	 
	 
	 
	 
	 
	 

	 
	 
	 
	 
	 
	 
	 
	 

	$115,927 
	$119,040 
	$122,986 
	$126,676 
	$130,476 
	$134,391 
	$138,422 
	$142,575 

	 
	 
	 
	 
	 
	 
	 
	 

	 
	 
	 
	 
	 
	 
	 
	 

	 
	 
	 
	 
	 
	 
	 
	 

	 
	 
	 
	 
	 
	 
	 
	 

	 
	 
	 
	 
	 
	 
	 
	 

	 
	 
	 
	 
	 
	 
	 
	 

	 
	 
	 
	 
	 
	 
	 
	 

	 
	 
	 
	 
	 
	 
	 
	 

	 
	 
	 
	 
	 
	 
	 
	 

	 
	 
	 
	 
	 
	 
	 
	 

	 
	 
	 
	 
	 
	 
	 
	 

	 
	 
	 
	 
	 
	 
	 
	 

	 
	 
	 
	 
	 
	 
	 
	 

	 
	$10,000 
	 
	 
	 
	 
	 
	 

	 
	 
	 
	 
	 
	 
	 
	 

	 
	 
	 
	 
	 
	 
	 
	 

	 
	 
	 
	 
	 
	 
	 
	 

	$16,882 
	$17,389 
	$17,910 
	$18,448 
	$19,001 
	$19,571 
	$20,158 
	$20,763 

	$5,627 
	$5,796 
	$5,970 
	$6,149 
	$6,333 
	$6,523 
	$6,719 
	$6,921 

	$22,510 
	$23,185 
	$23,881 
	$24,597 
	$25,335 
	$26,095 
	$26,878 
	$27,684 

	$11,255 
	$11,592 
	$11,940 
	$12,298 
	$12,667 
	$13,047 
	$13,439 
	$13,842 

	$5,627 
	$5,796 
	$5,970
	$6,149
	$6,333
	$6,523
	$6,719
	$6,921

	$11,255 
	$11,592 
	$11,940
	$12,298 
	$12,667 
	$13,047 
	$13,439 
	$13,842 

	$189,083 
	$204,390 
	$200,597 
	$206,615 
	$212,812 
	$219,197 
	$225,774 
	$232,548 

	$39,000 
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