APPLICATION ACCEPTED: November 30, 2007
PLANNING COMMISION: April 23, 2007
BOARD OF SUPERVISORS: Not Yet Scheduled

County of Fairfax, Virginia

April 9, 2008
STAFF REPORT
PRC APPLICATION PRC 82-C-060

HUNTER MILL DISTRICT

APPLICANT: Athena Renaissance Reston, LLC

ZONING: PRC

PARCEL(S): 17-2 (1) 23, 24, 24A

ACREAGE: 22.99 acres

DENSITY: 30.28 du/ac

OPEN SPACE: 40 %

PLAN MAP: Planned Residential Community, High-Density
Residential

PROPOSAL.: To approve the PRC Plan associated

with PCA/DPA 82-C-060-02 to construct
a 14-story high-rise residential building.
STAFF RECOMMENDATIONS:

Staff recommends approval of PRC 82-C-060, subject to the development
conditions set forth in Appendix 1 of the Staff Report.

Staff recommends that the transitional screening be modified along the northern

property line (Wainwright Drive) in favor of the existing vegetation as depicted on
the PRC Plan.

O:slinO0\PRC Plans\PRC 82-C-060\Staff Report, Development Conditions, CovetCover PRC 82-C-060-02.doc

Department of Planning and Zoning

Zoning Evaluation Division

12055 Government Center Parkway, Suite 801

Fairfax, Virginia 22035-5509

Phone 703 324-1290

Excellence * Innovation * Stewardship FAX 703 324-3924
Integrity * Teamwork* Public Service www.fairfaxcounty.gov/dpz/



Staff recommends that the barrier requirement be waived along the northern
property line (Wainwright Drive).

It should be noted that it is not the intent of staff to recommend that the Board, in
adopting any conditions proffered by the owner, relieve the applicant/owner from
compliance with the provisions of any applicable ordinances, regulations, or
adopted standards.

It should be further noted that the content of this report reflects the analysis and
recommendation of staff; it does not reflect the position of the Board of
Supervisors.

The approval of this special exception does not interfere with, abrogate or annul
any easement, covenants, or other agreements between parties, as they may
apply to the property subject to this application.

For information, contact the Zoning Evaluation Division, Department of Planning
and Zoning, 12055 Government Center Parkway, Suite 801, Fairfax, Virginia
22035-5505, (703) 324-1290.

H Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 7 days advance notice.
C For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center).




PRC 82-C-060

Planned Residential Community

Applicant:

Accepted:

Proposed:
Area:

ATHENA RENAISSANCE RESTON LLC
AND THE UNIT OWNERS ASSOCIATION
OF THE PARCRESTON CONDO

11/30/07
RESIDENTIAL
23 AC OF LAND; DISTRICT - HUNTER MILL

Zoning Dist Sect:
Art 8 Group and Use:

Located: EAST OF RESTON PARKWAY, NORTH OF
TEMPORARY ROAD, WEST OF NORTH SHORE DRIVE,

900 FEET SOUTH OF BARON CAMERON AVENUE
Zoning: PRC
Overlay Dist:

Map Ref Num: 017-2- /01/ /0023 /0024 /0024A
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Planned Residential Community
PRC 82-C-060

Applicant:

Accepted:

Proposed:
Area:

Zoning Dist Sect:

ATHENA RENAISSANCE RESTON LLC
AND THE UNIT OWNERS ASSOCIATION
OF THE PARCRESTON CONDO

11/30/07

RESIDENTIAL

23 AC OF LAND; DISTRICT - HUNTER MILL

Art 8 Group and Use:
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A GLOSSARY OF TERMS FREQUENTLY
USED IN STAFF REPORTS WILL BE
FOUND AT THE BACK OF THIS REPORT

DESCRIPTION OF THE APPLICATION

Proposal The applicant, Athena Renaissance, is seeking PRC Plan
approval for development a single residential building, with
two towers at a maximum height 626 feet above sea level
(including rooftop mechanical structures and an optional
rooftop recreation amenity structure).

Acreage: 22.99 acres
Proposed Density: 30.28 du/ac
Proposed Open Space: 40%

Proposed Modifications/

Waivers: Modification of the transitional screening and waiver
of the barrier requirements along Wainwright Drive
in favor of existing conditions.

LOCATION AND CHARACTER
Site Description:

ParcReston, formerly known as Summit Reston and Jonathan’s Keepe, is located in
the northeastern quadrant of the intersection of Reston Parkway and Temporary
Road, immediately to the east of the Reston Town Center Urban Core. The property is
zoned PRC and is currently developed with garden-style apartments, consisting of two
separate blocks, Block 1 and Block 2, with a total of 418 multi-family units. Surface
parking is provided throughout the development, and there are two recreation facilities
on site which include swimming pools, outdoor athletic courts, and passive recreation
areas. There are several small pockets of landscaping throughout the site, as well as
significant vegetative buffering along much of the site’s road frontages and along the
common site boundary line with the Bowman Green property. The property is located
to the northeast of the Reston Town Center Study Area and the Urban Core, the site
is not within that study area.

The 5.68 acre southwest corner of the site is the portion of the 22.99 acres site being
redeveloped and the only portion of the site impacted with this application. The
redevelopment area has street frontage on both Reston Parkway and Temporary
Road. In addition, the site has frontage on Jonathan’s Way, an internal access road
that provides vehicular connection from Temporary Road to North Shore Drive, as well
as access to other areas throughout the entire development.
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The subject property is surrounded by a mixture of office, retail and residential uses.
The ParcReston development wraps around an existing townhouse office
development, Bowman Green, which is also zoned PRC.

SURROUNDING AREA DESCRIPTION

Direction Use Zoning Plan
- Residential, Single Residential
North Family Attached PRC Planned
L(Vantage Hill) Community
South Office C-3 Office
Residential — Multi- . .
family (Fairway & S;s;:geztlal
East Charter Oak PRC Commeunit /Private
Apartments) and Golf R nity
Course ecreation
Retail, Office and Residential
West Residential (Spectrum & | PRC Planned
Reston Town Center) Community
BACKGROUND
Site History:

On January 31, 1983, the Fairfax County Board of Supervisors approved RZ 82-C-060,
subject to proffers dated January 6, 1983, which rezoned the 22.99 acre subject
property from R-E to PRC. The approved development plan depicted a single family
attached and/or multi-family development with up to 460 residential units, with a
maximum density of 19.9 du/ac. The approved maximum height for any building was
4 stories, with exception of any buildings located within 75 feet of Wainright Drive,
which were limited to a maximum height of only 3 stories. The development also
included surface parking and recreational amenities.

The development, first known as Jonathan’s Keepe, was constructed in two phases
during the mid-1980s, and included only garden-style apartments. The northern
portion of the site, Block 1, includes 182 units, while the southern portion of the
property, Block 2, includes 236 units. In total, the entire development currently
consists of 418 garden-style apartments at an overall density of 18.18 du/ac, which is
slightly lower than what was approved for the site. Appendix 4 includes the approved
proffers for PCA 82-C-060.

PCA/DPA 82-C-060 was approved by the Board of Supervisors on April 29, 2002, with
proffers dated April 29, 2002, and development conditions dated April 26, 2002, and
permitted an increase of the approved density from 19.9 to 30.28 dwelling units per
acre and a change in the multi-family unit type from garden-style apartments to a
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mid-rise multifamily building. This request for amendment was to accommodate the
redevelopment of a 5.68 acre section of the development, now renamed Summit
Reston, located in the immediate southwest corner of the site on the corner of Reston
Parkway and Temporary Road. As a part of this approval, 82 of the garden-style
apartments were approved to be replaced with 360 new dwelling units, all located in a
single, mid-rise multifamily building with a maximum height of seven stories. As such,
the overall unit count increased to 696 dwellings at an overall density of 30.28 du/ac in
the 22.99 acres ParcReston site. Parking for the new units was to be accommodated
through the use of a structured parking garage site internal within the center of the
building.

PCA/DPA 82-C-060-02 was approved by the Board of Supervisors on March 26, 2007,
subject to proffers dated March 21, 2007 and the proffered development conditions
dated March 26, 2007. The DPA/PCA approved in 2007 did not increase the approved
density, it remained at 30.28 dwelling units per acre. The unit count of 696 units in
ParcReston did not increase. However, the approved application permitted a single
residential structure with two high rise towers (instead of one mid-rise building), 626 feet
above sea level. The approval also included provision for open space, recreational
amenities, landscaping and a reduction of impervious surfaces onsite. Appendix 3 also
includes the approved proffers, development conditions and development plan for

PCA 82-C-060-02.

COMPREHENSIVE PLAN PROVISIONS

Plan Area: Area Il

Planning District: Upper Potomac Planning District

Planning Sector: Reston Community Planning Sector — UP5

Plan Map: Residential Master Plan, Land Use Plan, High Density
Residential

Plan Text:

On pages 117, 118 and 123 of the Fairfax County Comprehensive Plan, 2003 Edition,
the Plan states the following:

Land Use

“The Reston Community Planning Sector is largely developed as stable residential
neighborhoods. Infill development in these neighborhoods should be of a compatible
use, type and intensity in accordance with the guidance provided by the Policy Plan
under Land Use Objectives 8 & 14...
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Land Within the Planned Community of Reston

1. Incorporate the Reston Master Plans (Land Use Plan, Community Facilities Plan
and Transportation Plan)*, adopted on July 18, 1962, and as subsequently amended,
by reference in the Area Plan and on the composite map...

On the periphery where development is not committed by zoning, land should be
developed at a density no greater than one dwelling unit per acre. Density should be
tiered so that it decreases from the center toward the boundary (within Reston). ..

*NOTE: The Reston Master Plan has its own program of time-phased development,
which shall be the guide for development in Reston...

4. Well-defined stable residential neighborhoods exist throughout Reston. However,
because of nearby commercial and other non-residential uses, these neighborhoods
cab be threatened by development or redevelopment, and therefore are particularly in
need of protection. The design of all new infill projects or development projects should
be compatible with existing and planned residential neighborhoods.”

ANALYSIS

PRC Plan (Copy at front of staff report)

Title of PRC Plan: Reston Section 81, Blocks 1 & 2, ParcReston
Prepared By: Urban Engineering and Associates, Inc
Original and Revision Dates: October 2005 and revised through March 31, 2008

PRC 82-C-060 Reston Section 81, Blocks 1 &2, ParcReston

Sheet# ‘ Description of Sheet
1 Cover Sheet: Vlcmlty Map, Soils Map/Data, and Sheet Index
2-3 General Notes, Site Tabulations, SWM Narrative, Outfall Narrative

Adjacent Property Owners, Metes and Bounds description,

4 Existing Conditions Plan
5 Existing Vegetation Site Plan
6 Conceptual Development Plan
7 Detailed Site Plan
7A Building Envelope Exhibit
8 Landscaping Plan
9-10 lllustrative Images, Plaza Details, Tunnel Enhancement Details

11 Plant Schedule and Specifications




PRC 82-C-060 Page 5

Sheet# | Description of Sheet

12 ‘| Concept Section Temporary Road
13 Reston Parkway Elevation
14 Temporary Road Elevation

15-17 SWM Computations (Approved Plans)
17A BMP Details

18 Existing Concept Site Plan
19 Open Space Analysis
20 Height Section Study

20A Approved Development Plan

Site Layout. The 5.68 portion of the site impacted here is currently developed with

82 garden-style apartments and an ancillary recreation center, including a pool, all of
which will be removed. The PRC Plan proposes to replace the existing structures with
a single multi-family residential structure that will have two 168 foot high towers
(possible rooftop amenities, as described below, will be placed above the 168-foot
height). According to the approved DPA and proffers, the rooftop amenity structures
could contain a rooftop pool deck and associated clubhouse/amenity space and would
be limited in size to 33% of the gross floor area of the top residential story. Per the
approved proffers, the elevation of the habitable portion of the towers will not exceed
an elevation of 594 feet above sea level and the penthouse/amenities/mechanical
extension will not exceed 626 feet above sea level. The proposed multi-family
structure has also been designed to taper down to 9 stories from west to east, in an
attempt to transition to the 4-story garden-style buildings within ParcReston located to
the east. The two towers will be joined in the middle by a 4-story connection that will
include the proposed recreational amenities. The overall footprint of the building will
be 35,491 square feet. It will be set back approximately 69 feet from Reston Parkway,
18 feet from Temporary Road and 61 feet from the shared property line with the
existing Bowman Green development (a 2-story office townhouse development).

The high-rise building will be 75 feet from the closest garden-style building in
ParcReston.

Vehicle Access: Vehicle access to the 5.68 acre area is provided via Jonathan’s Way,
a private internal access road that connects Temporary Road and North Shore Drive,
and provides access to other parts of the ParcReston community. The entrance to the
high-rise complex will be located exclusively off of Jonathan’s Way, via a courtyard
plaza area that is situated in between the two high-rise towers at the rear of the
building. This allows vehicular access to the site from Temporary Road and North
Shore Drive, as well as from the existing entrance along Wainwright Drive.

Parking: The parking for the proposed new structure will be provided by way of both
surface parking and underground structured parking, in order to meet the parking
requirement for the entire development, which is a minimum of 1,114 spaces. The
proposed high-rise building will have three levels of structured parking which will be
located below grade. Access to these underground decks will be provided via two
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entrances located off of the courtyard plaza area centered behind the building, which
is accessed from the site entrance along Jonathan’s Way. There is also a proposed
small area of surface parking that is located off of Jonathan’s Way depicted on the
PRC Plan. A note on Sheet 2 indicates that 5 loading spaces are required, and that
these spaces will be provided with the Final Site Plan.

Tree Save & Landscaping: The subject area proposed to be redeveloped currently
contains several landscaped areas, consisting of pockets of vegetation among the
existing garden-style buildings on the site, and those landscape areas along the
perimeter of the subject area. The site layout also shows trees to be saved and
proposed supplemental plantings on the site’s perimeter along Temporary Road,
Reston Parkway and the northern property boundary adjacent to the Bowman Green
development. There will also be a 50-foot wide landscape buffer along Reston
Parkway.

The development proposes a significant amount of new landscaping that will include a
variety of canopy, ornamental and evergreen trees, as well as additional shrubs and
groundcover. While the majority of these plantings will be along the Reston Parkway
frontage and the northern property line, additional plantings are also proposed along
Temporary Road and the courtyard plaza area behind the high-rise building.

Open Space & Sidewalks: The overall open space provided for the entire ParcReston
community, including the area to be redeveloped, will be 40 percent. Within the 5.68
acre area site proposed for this redevelopment, there will be a 50-foot wide landscape
buffer along Reston Parkway, as well as a proposed landscaped area between the
new building and the Bowman Green development to the north. In both of these
areas, the applicant is proposing plaza areas that will include decorative landscaping
and hardscape amenities such as benches and other outdoor seating, walking paths,
lighting, and trellises. Furthermore, Proffer 18 in the approved proffers requires the
applicant to provide a focal feature in the Reston Parkway plaza that may include a
fountain, public art display or similar structure.

The PRC plan shows that the existing sidewalk along the site’'s Reston Parkway
frontage will remain. A connection to the proposed plaza in this area will be provided.
There is an existing asphalt sidewalk along Temporary Road, but it is proposed to be
relocated slightly to the north in order to accommodate right-of-way improvements.
The PRC Plan also depicts a sidewalk along the northern boundary adjacent to the
Bowman Green development that will provide pedestrian access from the center of the
development west to Reston Parkway. This sidewalk will connect the existing
development to the plaza proposed in this area, as well as to the existing pedestrian
tunnel located in northwest corner of the subject property. This tunnel connects the
ParcReston community to the Reston Town Center Urban Core, located to the west of
the subject site across Reston Parkway. Additional sidewalk has been provided along
the eastern limits of the project site, which will allow pedestrian access to the high-rise
from other points within the ParcReston community.
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Stormwater Management: The PRC Plan states that on-site stormwater management
will be provided via the existing dry ponds on the site which were constructed in 1986.
Since there is no increase in the impervious surface of the subject property as it
relates to this application, the applicant will be seeking a waiver of the stormwater
management requirement at the time of site plan approval. In addition, the applicant is
proposing various BMP and low impact development (LIDs) measures on the site. A
waiver will also be required for the use of these types of innovative BMP techniques.
Any such waiver will be reviewed by DPWES at the time of site plan review and
approval.

Land Use Analysis
Issue: Affordable Housing

Due to its construction type, the application is exempt from the requirement to provide
Affordable Dwelling Units (ADUs). As part of the PCA/DPA 82-C-060 approval, the
applicant proffered to contribute $200,000 to the Affordable Housing Trust Fund.
These funds were to be used to support affordable housing opportunities in the Reston
Community but were never provided since no building permits were issued and
construction activities did not commence on the redevelopment of the subject property.
During the PCA/DPA 82-C-050-02 application approval process, the applicant was
encouraged to provide workforce housing in order to satisfy the long standing Board of
Supervisors policy that affordable housing be satisfied via the provision of units under
the ADU program, or the contribution of funds to the Housing Trust Fund for those
buildings that are exempt from the ADU program.

In April 2006, prior to PCA/DPA 82-C-050-02, the applicant sold ten (10) residential
units within the existing ParcReston Community to the Fairfax County Redevelopment
and Housing Authority (FCRHA) for use as affordable dwelling units. After

PCA/DPA 82-C-050-02 was approved, the applicant conveyed another eight (8)
residential units within the existing ParcReston community (not within the proposed
high-rise) which are designated as workforce housing units. An additional five (5) units
have been made available to the FCRHA and will be conveyed after PRC Plan
approval.

Based on a net increase of 278 new units associated with the most recent PCA/DPA,
(above the existing 418 units currently in the development), the applicant’s contribution
of 13 workforce housing units equated to approximately 4.7% of new unit count. With
the addition of the ten (10) units previously sold to FCRHA, the ratio increased to
8.2%.

On September 24, 2007, the Board approved policy relating to workforce housing to be
added to the Comprehensive Plan. The policy called for 12% affordable housing to be
provided for proposals for development that are above the baseline recommendation(s)
in certain areas of the county, including in the “County’s Mixed-Use Centers, including
Tysons Comer Urban Center, Suburban Centers, Communily Business Centers and
Transit Station Areas, where the Area Plans envision mixed use or high-density
residential development above the baseline recommendation for development.”
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It should be noted, however, this proposal is not within such a center as delineated by
the Comprehensive Plan. Were the applicant to commit to provide 12% workforce
housing with this application, it would result in a total of 34 workforce housing units.
With the 23 units already provided, eleven (11) more units would be necessary to
achieve 12% workforce housing associated with this development.

Resolution:

While staff has encouraged the applicant to make an increased commitment to
affordable housing, such commitment has not been made. The applicant has indicated
that proffers associated with PCA/DPA 82-C-060-02 have already appropriately
addressed the project’s contribution of workforce housing in the area. While
conceding that the provision of more affordable housing is desirable, the applicant
feels that the PRC Plan review is not an appropriate mechanism for obtaining further
commitments of this nature.

Transportation Analysis (Appendix 5)

The Fairfax County Department of Transportation (FCDOT) has reviewed the subject
request and no significant transportation issues have been raised with this application
as long as all previous proffered conditions are retained. While The Virginia
Department of Transportation did recommend that a traffic impact analysis (TIA) be
submitted, FCDOT has determined that the trip generation rates associated with this
PRC Plan do not warrant a TIA at this time. It should be noted that a TIA will be
required, pursuant to state regulations, at the time of site plan submittal.

Issue: Intersection Detail and Lane Width Temporary Road & New Dominion
Parkway

In order to determine the operation and functioning of the intersection of Temporary
Road/New Dominion Parkway and Reston Parkway, staff requested that the applicant
depict the intersection on the plan in greater detail. Staff also noted to the applicant
that VDOT would not support the proposed 11 foot wide lanes in that area.

Resolution:

The requested details were not provided by the applicant. It should be noted that
intersection details for Temporary Road/New Dominion Parkway and Reston Parkway
will be required at the time of site plan submittal. Therefore, staff is satisfied that this
issue has been resolved.

Issue: Entrance at Jonathan’s Way

In order to reduce possible conflicts and long queuing, the entrance at Jonathan’s Way
should be restricted to right run in/right turn out if the queuing analysis shows the need.
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Resolution:

The applicant has not provided queuing analysis at this time. It should be noted that
all appropriate analyses and any required entrance modifications will be required at the
time of site plan submittal. Therefore, staff is satisfied that this issue has been
resolved,

Environmental Analysis (Appendix 6)
Issue: Green Building.

The Comprehensive Plan was recently amended to recommend that buildings and
associated landscapes be designed and constructed to use energy and water
resources efficiently and to minimize negative impacts on the environment and building
occupants. As such, staff encouraged the applicant to incorporate energy
conservation, water conservation and other green building practices in the design and
construction of the proposed development. A commitment to seek certification for the
proposed buildings through the U.S. Green Building Council’s Leadership in Energy
and Environmental Design (LEED) program and a commitment to attain Energy Star
ratings where applicable were also encouraged.

Resolution:

The applicant has indicated that the proffers associated with PCA/DPA 82-C-060-02
have already appropriately addressed the project’s environmental impact by reducing
the overall percentage of impervious surfaces onsite, proposing to install a rain garden
and the use of other LID measures. In addition, the applicant is providing 40% open
space and is preserving vegetation and providing supplemental landscaping where
needed. The applicant feels that the PRC Plan review is not an appropriate
mechanism for obtaining further commitments of this nature, and therefore has made
no commitment to use green building techniques.

Urban Forest Management (Appendix 7)
Issue: Existing Vegetation and Proposed Landscaping.

While the proposed site layout increases the amount of landscaping above that
proposed under previously approved layouts, staff encouraged the applicant to
present existing vegetation rather than rely too heavily upon new landscaping to meet
tree coverage requirements. As such, staff has encouraged the applicant to preserve
as many mature trees as possible along the Reston Parkway frontage and adjacent to
the existing office townhouse condominiums.

Resolution:
The applicant has maintained the previously proffered commitment to submit a Tree

Preservation Plan for review and approval by Urban Forest Management (UFM) at the
time of site plan review and approval. As such, staff believes that this issue is resolved
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Issue: Protection of Existing and Proposed Vegetation

UFM noted that the existing and proposed trees in the proposed landscape buffers
may decline or die as a result of construction impacts. As such, UFM recommended
that a note indicating the need for replacement, with certain specifications relating to
amount, type and size of trees necessary should be added to the PRC Plan.

Resolution:

The requested note has been added to Sheet 8. With the revision, this issue has been
resolved.

Issue: Planting Depth

Tree plantings are shown to be located over below-grade portions of the parking
garage. The original iteration of the plans did not show how deep the soil would be in
the area of these plantings. Adequate soil depth for root zone development and water
holding capacity is important for the long term survival of these trees. Staff asked the
applicant to provide a detail that clearly showed the depth of soil in the areas where
trees are proposed over the underground garage

Resolution:

Details regarding the garage deck planter were added to Sheet 11. The applicant
has noted that the planter detail is subject to change with final engineering of the
site. Staff has thus proposed a development condition requiring that a planter detail
be provided for trees that are proposed to be planted on the parking deck of the
garage at site plan submittal and that a minimum of 36 inches of soil should be
provided where trees are shown to be planted over underground parking areas, as
determined by UFM, DWPES. With the adoption of this proposed development
condition, this issue will be resolved.

Issue: Selection of Vegetation Species

The Virginia Department of Forestry has reviewed this application and made several
observations relating to the selection of species onsite. Specifically, the Department of
Forestry recommends against the planting of white ash (Fraxinus amercana) and
eastern white pine on this particular site. The Department of Forestry also noted that
pin oaks and willow oaks have branches that grow towards the ground and thus should
be kept away from sidewalks, roads or driveways.

Resolution:
The landscape specifications have been revised to remove both the Fraxinus

amercana and the eastern white pine. In addition, the placement of pin oaks and
willow oaks has been considered so as not to interfere with pedestrian or vehicular
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traffic. In addition, staff notes that the approved proffers require that the applicant
submit a Tree Preservation Plan for review and approval by Urban Forest Management
at the time of site plan review and approval. Therefore, staff finds that this issue is
resolved.

Issue: Care of Plantings

The Virginia Department of Forestry also made several suggestions relating to care of
trees and plantings onsite. Specifically, the Department of Forestry recommended the
limited use and time for guying onsite, cutting of root balls, and compensatory pruning.
Finally, it was also recommended that the planting depth and back filling practices
should be calculated with care.

Resolution:

The applicant has removed the root ball specification on the plans and has highlighted
a note which indicates the use of guying is to be limited to one year. In addition, staff
believes that the approved proffers, which require that the applicant submit a Tree
Preservation Plan for review and approval by Urban Forest Management at the time of
site plan review and approval will insure that proper care of trees is exercised.
Therefore, staff finds that this issue is resolved.

Public Facilities Analysis (Appendices 8-14)
Fire and Rescue (Appendix 8)

The subject property is serviced by the Fairfax County Fire and Rescue Department
Station #425, Reston. The Fire Marshal reviewed the previous iteration of this plan and
determined that the plan did not sufficiently address the issue of fire access to the front
and rear of the buildings. The applicant has submitted revised plans showing
appropriate fire with these revisions access to the building—including increased turn
radii and grass paved fire lanes, the plans have been approved by staff and this issue
is resolved.

Sanitary Sewer (Appendix 9)

The proposed project is located in the Colvin Run Watershed and will be sewered by
the Blue Plains Treatment Plant. Based on the current and committed flow, excess
capacity is available at this time. In addition, the existing 8-inch pipe line located in the
easement on this property is adequate for the proposed use.

Fairfax County Park Authority (Appendix 10)
The Fairfax County Park Authority has reviewed the subject request and has

determined that this application bears no adverse impact on land or resources of the
Park Authority.
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Facilities Planning Branch (Appendix 11)
In accordance with the Countywide Trails Plan, no trails are required.
Fairfax County Public Schools (Appendix 12)

The Fairfax County Public Schools, Department of Facilities and Transportation
Services, has reviewed the PRC application and has no comments with respect to
school acquisition.

As noted previously under PCA 82-C-060-02, the proposed redevelopment would be
served by Lake Ann Elementary, Langston Hughes Middle, and South Lakes High
School.

According to the Fairfax County Public Schools Analyses completed for

PCA/DPA 82-C-060-02, the redevelopment of the site with 360 additional units could
generate 12 additional students above what the existing development would aliow.

As such, the Fairfax County Public Schools, Office of Facilities Planning Services,
determined that the proffered contribution of $139,560 is appropriate to offset the
potential impact on student membership in the area. As a part PCA/DPA 82-C-060-02,
the applicant proffered to make a contribution of $11,630 per student generated by the
new development, up to a maximum of $140,000.

Fairfax County Water Authority (Appendix 13)

The subject property is located within the Fairfax County Water Authority Service Area
and adequate domestic water service is available at the site from existing 12-inch, 8-
inch and 6-inch water mains located at the property. Depending upon the
configuration of the on-site water mains, additional water main extensions may be
necessary to satisfy fire flow requirements and accommodate water quality concerns.

Stormwater Management (Appendix 14)

The subject property is located in the Sugarland Run and Difficult Run watersheds as
well as within the County’s Chesapeake Bay Watershed. SWM is provided for this
development by three onsite dry ponds constructed in 1986. The applicant has also
indicated that innovative BMP and LID techniques will be used to satisfy the water
quality (i.e. phosphorus removal) requirement. The Best Management Practices
Narrative states that the applicant reserves the right to change the specific type and
quantity of the BMP/Low Impact Development (LID) facilities at final site plan. Any
SMW/MP measure or waiver of such is subject to review and approval by the
Department of Public Works and Environmental Services (DPWES). DPWES has
indicated that the proposed PRC Plan generally meets the SWM requirements; but did
request that the applicant provide the location of the proposed Filterra onsite.

While no SWM Management memorandum has been prepared for this application,
staff notes that the applicant will be required to meet all proffered and PFM standards
at the time of site plan approval. At that time, DPWES will evaluate any waiver
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requested—including any request for a waiver of SWM requirements due to the
reduction of impervious surface or for the use of LID techniques onsite. Of note, the
applicant continues to propose a on-site bioretention filter. The PRC Plan has been
revised to show the location of the Filterra onsite. DPWES has indicated that the
proposed PRC Plan generally meets the SWM requirements; however, a final
determination regarding all waivers will be made by the DPWES at the time of final
site plan review.

ZONING ORDINANCE PROVISIONS (Appendix 15)
Bulk Regulations

In the PRC District, there are no minimum lot size requirements, maximum building
height requirements or minimum yard requirements for residential or commercial
structures, except that the PRC District requires that the location and arrangement of
structures shall not be detrimental to existing or prospective adjacent dwellings, or the
existing or prospective development of the neighborhood. As discussed previously,
the application is 22.99 acres, of which only a 5.68 acre portion is directly impacted.
The entire 22.99 acres contains low —rise multifamily uses. The 5.68-acres portion of
the site impacted by this application is located in the northeast quadrant of the
intersection of Reston Parkway and Temporary Road. The proposed structure is a
single residential building with two 14-story towers which will be 168 feet tall with
additional height for rooftop amenities and/or mechanical systems. The proposed
multi-family structure has also been designed to taper down to 9-stories from west to
east. The two towers will be joined in the middle by a connection that will include the
proposed recreational amenities. The building will be set back approximately 69 feet
from Reston Parkway, 18 feet from Temporary Road and 61 feet from the shared
property line with the existing Bowman Green development (a 2-story office
townhouse development). The high-rise building will be 75 feet from the closest
garden-style building in ParcReston.

Staff finds that the site layout will not be detrimental to existing or prospective adjacent
dwellings, nor will it be detrimental to the existing or prospective development of the
neighborhood. The tallest portions of the building will be along the Reston Parkway,
across from the development associated with the Reston Town Center. In addition,
the building tapers to the rear, in order to more closely mimic the lower garden style
residences to the rear. Further, the configuration as proposed here allows for less
impervious surface than the current conditions, creating an attractive and more
environmentally sensitive use of the land. As such, staff finds that the proposal is not
detrimental to the adjacent dwellings or the development of the neighborhood.

OTHER ZONING ORDINANCE REQUIREMENTS
P-District Standards

The requested PRC Plan must comply with Section 16-102, Design Standards.



PRC 82-C-060 Page 14

Section 16-102 Design Standards (PRC Plan)

Design Standard 1 states that in order to complement development on adjacent
properties, at all peripheral boundaries of the planned development district, the bulk
regulations and landscaping and screening provisions shall generally conform to the
provisions of that conventional zoning district which most closely characterizes the
particular type of development under consideration. Staff believes that the
conventional zoning district that most closely characterizes this type of development is
the R-30 zone. The bulk regulations in the R-30 Zoning District require a minimum
district size of 3 acres, a minimum lot width of 100 feet and a minimum of 40 percent
open space. The maximum height permitted is 150 feet, subject to any increase as
may be permitted by the Board. In addition, in the R-30 District, front yards are
controlled by a 20° angle of bulk plane, but not less than 15 feet; side yards are
controiled by a 15° angle of bulk plane, but not less than 10 feet; and rear yards are
controlled by a 15° angle of bulk plane, but not less than 15 feet. As noted earlier, this
plan does not meet the required yards as described in the R-30 district. Specifically,
the proposal does not meet the angle of bulk plan standards—stemming from the
height increase as approved with the recent rezoning and development plan.
However, as noted in the earlier section, staff does not believe that the layout will
adversely impact the adjacent properties. Furthermore, the site layout does show
increased landscape buffer along the Reston Parkway frontage and landscaping along
Temporary Road. Therefore, staff believes that Design Standard 1 has been satisfied.

Design Standard 2 states that other than those regulations specifically set forth in
Article 6 for a particular P district, the open space, off-street parking, sign and all other
similar regulations set forth in this Ordinance shall have general application in all
planned developments. The PRC Plan depicts a site layout with significant
landscaping, buffering and architectural details that will mitigate impacts of the
proposed building on adjacent residences and commercial uses, both internal and
external to the site. The site layout will also provide 40% open space, as required in
the comparable (R-30) Zoning District. The PRC Plan shows that this project will
reduce the existing impervious area from 52% to 50% for ParcReston. The off-street
parking shall be provided by underground structured parking and some surface
parking spaces. The applicant is not requesting any signage other than what would
be allowed per the Zoning Ordinance. Staff does not believe that this development
will cause any adverse impact on adjacent development. Therefore, this standard has
been met.

Design Standard 3 states that streets and driveways shall be designed to generally
conform to the provisions set forth in this Ordinance and all other County ordinances
and regulations controlling same, and where applicable, street systems shall be
designed to afford convenient access to mass transportation facilities. In addition, this
standard states that a network of trails and sidewalks shall be coordinated to provide
access to recreational amenities, open space, public facilities, vehicular access
routes, and mass transportation facilities. The ingress/egress points will be added
from existing Jonathan’s Way to access the residential structure. Jonathan’s Way will
continue to provide access for the ParcReston development from Temporary Road to
North Shore Drive. Pedestrian access will be provided with a trail and sidewalk system
along the periphery of the redeveloped site. The proposed sidewalks will provide
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convenient access to open space areas and amenities that will be located on the
subject property, as well as throughout the entire ParcReston community. In addition,
the sidewalk network provides connections to the existing pedestrian tunnel that
allows the community to access the Reston Town Center to the west across Reston
Parkway. Finally, the applicant is also proposing various enhancements to the
pedestrian tunnel, such as fagade and lighting improvements, as a part of this
application. Therefore, staff believes that this particular standard has been satisfied.

6-301 Purpose and Intent

The PRC District regulations are designed to permit a greater amount of flexibility to a
developer of a planned community by removing many of the restrictions of
conventional zoning. This flexibility is intended to provide an opportunity and incentive
to the developer to achieve excellence in physical, social and economic planning. To
be granted this zoning district, the developer must demonstrate the achievement of
the following specific objectives throughout all of his planning, design and
development, including the review of PRC Plans.

Objective 1: A variety of housing types, employment opportunities and commercial
services to achieve a balanced community for families of all ages, sizes and levels of
income. The applicant is proposing to remove the existing garden style apartments
and recreational facilities to construct a multi-family residential structure with two 168-
foot high towers. As discussed above, as part of the previously approved proffers, the
applicant has provided 8.2% of the increased units for workforce housing, or 23 units.
While a target contribution of 12% workforce housing units would be preferable, the
proposal does add to the variety of housing types available in the area and near the
Reston Town Center. As the subject property is located in close proximity to the
Reston Town Center, there is also a variety of employment opportunities and
commercial services in the vicinity.

Objective 2: An orderly and creative arrangement of all land uses with respect to each
other and to the entire community. The PRC Plan presents an orderly and creative
arrangement of the land uses on the site. First, the proposed development decreases
the amount of impervious surface that exists on the site. Also, the proposed site
layout increases the landscaping over what currently exists on the site. In addition,
and the building presents its highest elevation directly across from the Reston Town
Center and Spectrum Development. In staff's opinion, the proposed PRC Plan meets
this objective.

Objective 3: A planned and integrated comprehensive transportation system providing
for a separation of pedestrian and vehicular traffic, to include facilities such as mass
transportation, roadways, bicycle or equestrian paths and pedestrian walkways. The
access points off Jonathan's Way will be changed by this layout, but the number of
access points will not be increased. As discussed above, pedestrian access will be
provided with a trail and sidewalk system along the periphery of the redeveloped site.
The proposed sidewalks will provide convenient access to open space areas and
amenities that will be located on the subject property, as well as throughout the entire
ParcReston community. In addition, the proposed sidewalk network provides
connections to the existing pedestrian tunnel that allows the community to access the
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Reston Town Center on the opposite side of Reston Parkway. The applicant is also
proposing various enhancements to the pedestrian tunnel, such as fagade and lighting
improvements, as a part of this application. The site is served by bus service and the
previously approved proffers provide for a bus shelter along the Temporary Road
frontage. Finally, the previously approved proffers require the applicant institute a
Transportation Demand Management (TDM) program to reduce the amount of vehicle
trips associated with the development. In staff’'s opinion, the proposed PRC Plan
meets this objective.

Objective 4: The provision of cultural, educational, medical, and recreational facilities
for all segments of the community. The layout offers pedestrian amenities including
the sidewalk system and two focal points—one along Reston Parkway and one near
the buffer with Bowman Green. Under the previously approved proffer, the applicant
has committed to providing a swimming pool, media/entertainment center, outdoor
plaza areas with benches and seating areas, and a business center for the residents.
This commitment is further noted on Sheet 2 of the PRC Plan. The development is in
close proximity to Reston Town Center, the Reston Library and the Reston Hospital,
which provide educational, cultural, medical and recreational facilities. In staff's
opinion, the proposed PRC Plan meets this objective.

Objective 5: The location of structures to take maximum advantage of the natural and
manmade environment. As noted on Sheet 2 of the PRC Plan, the proposed PRC
Plan reduces the amount of impervious surface on the entire 22.99 acre site from the
existing 52% to 50%. The applicant is also proposing the use of innovative BMP/LID
techniques to provide for water quality for the site. While staff would have preferred
additional commitments to green building practices, staff believes that this objective
has been satisfied.

Objective 6: The provision of adequate and well-designed open space for the use of
all residents. As previously noted, this application is proposing to provide well-
designed open space including trails, plazas and focal points for use of the entire
community. The amount of open space associated with this redevelopment satisfies
the 40% open space requirement as required in the comparable R-30 District. Staff
believes that this objective has been satisfied.

Obijective 7: The staging of development in a manner which can be accommodated
by the timely provision of public utilities, facilities and services. No outstanding public
utilities, facilities, or service-related issues have been identified with this proposal.

Waivers and Modifications

The applicant is seeking a modification of the transitional screening and a waiver of
the barrier requirements along the property’s Wainwright Drive frontage, in favor of the
existing vegetative screen in this area, which has a variable width of 40 — 50 feet.
These requirements were modified and/or waived previously with the approval of
PCA/DPA 82-C-060 and PCA/DPA 82-C-060-02 and no additional work is being
proposed in this area as a part of this current request. Since the existing vegetation is
mature and provides a sufficient visual screen to the adjacent properties to the north,
staff supports this request.
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CONCLUSIONS AND RECOMMENDATIONS

Staff Conclusions

Staff concludes that the subject application to construct a high-rise residential
structure with associated landscaping and trails is in harmony with the approved
development plan and in conformance with the applicable Zoning Ordinance
provisions.

Recommendation

Staff recommends approval of PRC 82-C-060, subject to the development conditions
set forth in Appendix 1 of the Staff Report.

Staff recommends that the transitional screening be modified along the northern
property line (Wainwright Drive) in favor of the existing vegetation as depicted on the
PRC Plan.

Staff recommends that the barrier requirement be waived along the northern property
line (Wainwright Drive).

It should be noted that it is not the intent of staff to recommend that the Board, in
adopting any conditions proffered by the owner, relieve the applicant/owner from
compliance with the provisions of any applicable ordinances, regulations, or adopted
standards.

It should be further noted that the content of this report reflects the analysis and
recommendations of staff; it does not reflect the position of the Board of Supervisors.

The approval of this PRC Plan does not interfere with, abrogate or annul any
easement, covenants, or other agreements between parties, as they may apply to the
property subject to this application.

All applicable standards have been satisfied with the proposed development
conditions.

It should be further noted that the content of this report reflects the analysis and
recommendations of staff; it does not reflect the position of the Board of Supervisors.

APPENDICES

NOoOOh~ON =

Proposed Development Conditions

Statement of Justification

Board Clerk’s approval letter & approved & Development Plan for PCA/DPA 82-C-060-02.
Board Clerk’s approval letter and proffers for PCA/DPA 82-C-060

Transportation Analysis

Environmental Analysis

Urban Forest Management Division (with Virginia Department of Forestry Memo)



PRC 82-C-060 Page 18

APPENDICES (Continued)

8. Fire and Rescue Analysis
9. Sanitary Sewer Analysis
10.  Fairfax County Park Authority Analysis
11.  Fairfax County Public Schools Facilities Planning Branch Analysis
12.  Fairfax County Public Schools Analysis
13.  Fairfax County Water Authority Analysis
14.  Stormwater Management Analysis
15.  Zoning Ordinance Provisions
16. Glossary



APPENDIX 1
PROPOSED DEVELOPMENT CONDITIONS
PRC 82-C-060
April 9, 2008

If it is the intent of the Board of Supervisors to approve PRC 82-C-060, located at
Tax Map 17-2 ((1)) 23, 24 & 24A, then staff recommends that the Board condition the
approval by requiring conformance with the following development conditions:

1. A minimum of 36 inches of soil shall be provided where trees are shown to be
planted over underground parking areas. A planter detail shall be provided for
trees that are proposed to be planted on the parking deck of the garage, as
determined by UFM, DPWES.

This approval, contingent on the above noted conditions, shall not relieve the
applicant from compliance with the provisions of any applicable ordinances, regulations, or
adopted standards.
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STATEMENT OF JUSTIFICATION ek 0 6
PRC DEVELOPMENT PLAN APPLICATION ' © 2007
| Zoning Evay
ATHENA/RENAISSANCE RESTON, LLC ~etion Division

PARCRESTON PROPERTY REDEVELOPMENT

AUGUST 30, 2007

L INTRODUCTION .

Athena/Renaissance Reston, LLC (the “Applicant”), is the title owner of the property
identified on the Fairfax County Tax Map as 17-2 ((1)) 23, 24 and 24A; the additional parcels
under consideration as part of this PRC Development Plan include the following Fairfax County
Tax Map references: 17-2 ((40)) (01) Units 1-12, 17-2 ((40)) (02) Units 1-12, 17-2 ((40)) (03)
Units 1-18, 17-2 ((40)) (04) Units 1-18, 17-2 ((40)) (05) Units 1-32, 17-2 ((40)) (06) Units 1-32,
17-2 ((40)) (07) Units 1-12, 17-2 ((40)) (08) Units 1-18, 17-2 ((40)) (09) Units 1-32, 17-2 ((40))
(10) Units 1-22, 17-2 ((40)) (11) Units 1-22, 17-2 {((40)) (12) Units 1-32, 17-2 ((40)) (13) Units
1-22, 17-2 ((40)) (14) Units 1-32, 17-2 ((40)) (15) Units 1-20, {collectively, the “Property”), has
amended the developmént plan and proffers approved with DPA 82-C-060 and PCA 82-C-060
(collectively referred to as the “DPA/PCA™) to permit a redesign of the 360-unit mid-rise
residential building now permitted on a portion of the Property. The Applicant’s approved plans
proposed two (2) residential buildings (containing the same 360 units) to be constructed on top
“of below-grade structured parking facilities. The design of this already-approved redevelopment
represents an improvement over the existing design and results in a greater percentage of open
space and a more substanual buffer from and transition to adjacent parcels.

Approval of the PRC Plan will further enhance the use permitted on this site and will
complement Fairfax County’s planning objectives currently identified in the Fairfax County

Comprehensive Plan (the “Plan™). The PRC Plan does not introduce any use not already
permitted in the development area. :

I1. BACKGROUND

The Property is approximately 5 acres and is located east of Reston Parkway, north of
Temporary Road, and west of North Shore Drive in the planned community of Reston. The
Property is zoned Planned Residential Community (“PRC”), a designation given by the Board of
Supervisors with its approval of RZ 82-C-060, and is designated for High DenSIty Residential on
the Reston Master Plan. The Property currently is developed with a series of garden-style
residential buildings, surface parking and related amenities, with. a total of 418 units.

Construction of the 418 residential units and two clubhouse/pool facilities was complete in the
mid-1980s.

On April 29, 2002, the Board of Supervisors approved the DPA/PCA to permit the
redevelopment of approximately five (5) acres of the Property in the southwest corner of the site.
Specifically, the approved DPA/PCA permitted the replacement of 82 dwelling units in three (3)



garden-style buildings with up to 360 dwelling units in a seven-story, mid-rise building, with the
residential units wrapping an above-grade, seven-level structured parking facility (the
“Redevelopment Plan”). The approved Redevelopment Plan has not been constructed.

111, PRC DEVELOPMENT PLAN APPLICATION

On March 26, 2007, the Applicant’s revised DPA/PCA was approved by the Fairfax
County Board of Supervisors to amend the Redevelopment Plan to substantially alter and
improve the design of the residential building permitted under the Redevelopment Plan, but did
not propose the addition of any new residential units. In particular, the Applicant proposed to
substitute a two-building configuration with below-grade structured parking for the single-
building, above-grade parking design previously approved as part of the DPA/PCA. The result
of this new design is an improved transition to surrounding properties, as well as greater open
space and landscaping opportunities than are approved under the existing Redevelopment Plan.

The purpose of the PRC Plan application is to complete the process of the approval of the
DPA/PCA. The approved design was driven by the location and required size of the above-grade
parking facility, which is shown in the middle of the redevelopment area. Because of this design
constraint, the result is a sprawling residential building that projects to all corners of the
redevelopment area and occupies most of the redevelopment area, leaving less room for usable
open space. Indeed, under the approved DPA/PCA, the single residential building would be over
a football field’s length in width and would have uninterrupted frontage along Reston Parkway
of +/- 465 feet. Similarly, the northeastern end of the residential building in the Redevelopment
Plan would be a mere 22 feet from the adjacent boundary line. In this respect, the design of the
garage forced a less-than-ideal design of the residential building.

By contrast, the Applicant’s new and approved design places the structured parking
facilities underground, allowing for greater design flexibility and open space on the Property’s
surface. Under the Applicant’s approved design, two (2) 14-story residential buildings replace
the single, 5-7-story residential building at the corner of Reston Parkway and Temporary Road,
joined in the middle by amenity space. A number of benefits result from the approved design.
For example, the two-building design will help break the visual mass and bulk of the buildings
along Reston Parkway when compared to the existing Redevelopment Plan. Similarly, to ensure
appropriate transitions to the existing residential units on the Property, the heights of the
approved residential buildings are tapered west to east, which has the effect of reducing the
visual mass and bulk of the new buildings and better integrating them with the existing structures
to the east. A new courtyard plaza will greet residents and visitors accessing the Property from

Temporary Road, while also helping transition the approved buildings to the existing units to the
east. ' : :

In short, the Applicant’s approved design trades additional building height for the
opportunity to place the required parking below-grade and achieve improved transitions with
adjacent uses and buildings. A comparison of the open space tabulations between the
Applicant’s approved plans and the existing Redevelopment Plan underscores the benefits of this
change in design. For example, when comparing the approved design to the existing
Redevelopment Plan, the Applicant’s proposed layout has 112,267 square feet of landscaping
compared to the Redevelopment Plan, which has 86,885 square feet of landscaping. Similarly,



the approved residential building is approximately 74 feet from the nearest property line along
the northern boundary, which is 52 feet farther away than the existing Redevelopment Plan

provides. In sum, the approved design proposes the same number of residential units, but in a
better, more pedestrian-friendly design.

To address community comments and suggestions with regard to the approved design,
the Applicant has worked closely with the Reston Association Design Review Board
(“RADRB”), which approved the preliminary design on August 16, 2005. The Applicant will
continue to work with and seek approval from the RADRB with respect to the more detailed
aspects of the facility, such as landscaping and lighting. '

IV. CONFORMANCE WITH APPLICABLE ZONING ORDINANCE REGULATIONS

A. SECTION 16-101

1. The planned development shall substantially conform to the adopted comprehensive plan
with respect to type, character, intensity of use and public facilities. Planned developments shall
not exceed the density or intensity permitted by the adopted comprehensive plan, except as
expressly permitted under the applicable density or intensity bonus provisions.

The PRC Plan and existing development of the Property conforms to the goals, objectives and

policies of the Comprehensive Plan. In particular, it seeks to implement the Comprehensive Plan
objectives within walking distance of a future rail station.

2. The planned development shall be of such design that it will result in a development

achieving the stated purpose and intent of the planned development district more than would
development under a conventional zoning district.

This PRC Plan will enhance the uses already contemplated in the area and will further encourage

additional residential uses in Reston. This PRC Plan does not relieve the Applicant of any
proffered design guidelines.

3. The planned development shall efficiently utilize the available land, and shall protect and

preserve to the extent possible all scenic assets and natural features such as trees, streams and
topographic features.

The Property will be developed in accordance with these principles through the construction of
underground parking facilities, affording the Applicant greater design flexibility and open space
on the Property’s surface. Further, the new layout affords residents a more aesthetically pleasing
place to live, as well as additional passive recreation areas and improved pedestrian connections.
New landscaping and hardscape designs will add visual amenities and create more usable open
space. Moreover, the Applicant’s plans enhance the existing pedestrian connections between the

old and new parts of the Property’s development. All of these factors represent an improvement
over the existing, approved design.

4. The planned development shall be designed to prevent substantial injury to the use and
value of existing surrounding development and shall not hinder, deter or impede development of
surrounding undeveloped properties in accordance with the adopted comprehensive plan.



The PRC Plan seeks to further approve the Applicant’s new design of two (2) 14-story
residential buildings at the corner of Reston Parkway and Temporary Road, joined in the middle
by amenity space. A number of benefits result from this approved design. For example, the two
building design will help break the visual mass and bulk of the buildings along Reston Parkway.
Similarly, to ensure appropriate transitions to the existing residential units on the Property, the
heights of the new residential buildings are tapered west to east, which has the effect of reducing
the visual mass and bulk of the new buildings and better integrate them with the existing
structures to the east. A new courtyard plaza will greet residents and visitors accessing the

Property from Temporary Road, while also helping transition the new buildings to the existing
units to the east.

5. The planned development shall be located in an area in which transportation, police and
fire protection, other public facilities and public utilities, including sewerage, are or will be

available and adequate for the uses proposed; provided, however, that the applicant may make
provision for such facilities or utilities which are not presently available.

The Applicant shall utilize structural and non-structural Best Management Practices (“BMP”)
such as sand filters, storm filters, Filterra devices or a combination of both, the stormwater
management plan (The “SWM Plan”) shall demonstrate that, after the full build-out of the
proposed development, there is a five percent (5%) reduction of the phosphorous loading that
from that portion of the Property on which the proposed development will be constructed

(approximately 4.5 acres), based on a comparison of the conditions of such portion of the
Property before and after construction of the proposed development.

To further mitigate the environmental impacts of the proposed development beyond the five
percent (5%) reduction in phosphorous loading, the Applicant shall incorporate the following

low impact development (“LID”) strategies as part of the proposed development, including both
a driveway plaza and a rain garden on the approved plan.

6. The planned development shall provide coordinated linkages among internal facilities

and services as well as connections to major external facilities and services at a scale
appropriate to the development.

The Applicant has proffered to make improvements to the existing pedestrian tunnel located
beneath Reston Parkway and connecting Bowman Green and the Reston Spectrum retail center
(Fairfax County Tax Map # 17-1 ((1)) 3K), (the “Tunnel Improvements”). The Tunnel
Improvements shall have a cumulative value of at least $100,000 and shall include, but not be
limited to, the installation of LID features, brick pavers, landscaping, stonework, new or
replacement lighting, and other decorative features designed to make the pedestrian tunnel more
aesthetically pleasing and inviting for the residents of the proposed development.

B. SECTION 16-302

This PRC Plan proposed for the Property subject to an approved PRC Plan (a) would not
adversely affect the use of the Property subject to the approved DPA/PCA and associated
proffers, (b) would not inhibit, adversely affect, or preclude in any manner the fulfillment of the



DPA/PCA, and (c) would not increase the overall approved density/intensity for the
development. .

V. CONCLUSION

The proposed PRC Plan will further enhance the development of the Property and will
complement the efforts of the Fairfax County Board of Supervisors to permit appropriate land
use mixes and levels of intensity in close proximity to rail stations. The proposed PRC Plan is
consistent with Fairfax County’s prior approval of the DPA/PCA. The Applicant respectfully

requests the support of the County Staff and the Planning Commission, and approval of the PRC
Plan by the Board of Supervisors.

Respectfully Submitted:

vmkw&ﬂ/

eaghem&rray, Senior Urban Pl
Cooley Godward Kronish LLP

336137 vI/RE
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Brian J. Winterhalter
{703) 456-8148 .
bwinterhalter@cooley.com

March 25, 2008

Ms. Suzanne Lin

Zoning Evaluation Division

Department of Planning & Zoning

12055 Government Center Parkway, Suite 801
Fairfax, Virginia 22035

RE: Athena/Renaissance - Parc Reston
PRC 82-C-060-02

Dear Ms. Lin:

| write on behalf of Athena/Renaissance Reston, LLC (the “Applicant’) in response to comments
from the Department of Planning & Zoning (“DPZ") regarding the above-referenced PRC plan
(the “PRC Plan”). The PRC Plan reflects the development approved as part of Proffered
Condition Amendment and Development Plan Amendment PCA/DPA 82-C-060-2 (the
“Approved Development”). Specifically, your office requests that the Applicant: (i) provide
additional affordable housing units with the Approved Development, (ii) provide green building
features for the Approved Development, and (iii) design and construct all dwelling units within
the Approved Development in accordance with the Americans with Disabilities Act (*ADA")
(collectively, the “Additional ltems”).

The Applicant contends that DPZ’s request of these items is inappropriate at this stage of the
approval process. As set forth below, there are several significant limitations on Fairfax
County’s authority to condition its approval of the PRC Plan on the Applicant's provision of
additional commitments or features not included among the Applicant's proffers dated March 21,
2007, which Fairfax County accepted as part of PCA/DPA 82-C-060-2 (the “Proffers”).

For example, Section 15.2-2303 of the Code of Virginia allows Fairfax County to include
provisions in its Zoning Ordinance for the adoption “as part of an amendment to the zoning map
of reasonable conditions . . . when such conditions shall have been proffered in writing . . . by
the owner of the property which is the subject of the proposed zoning map amendment.” Once
adopted, such proffers become part of the Zoning Ordinance applicable to the property under
Section 18-204(3) of the Fairfax County Zoning Ordinance. Because a PRC plan does not
involve an amendment to the Fairfax County zoning map, Fairfax County is not authorized to
accept proffered conditions, even if offered, with respect to the Additional ltems as part of its
approval of the PRC Plan. This is true even if the Applicant wants to make such commitments.

Similarly, the Code of Virginia's authorization for Fairfax County to impose reasonable
development conditions as part of a special exception does not apply to PRC plans. Section
15.2-2286 of the Code allows Fairfax County to include provisions in its Zoning Ordinance for
‘the granting of special exceptions under suitable regulations and safeguards.” The Code

ONE FREEDOM SQUARE, RESTON TOWN CENTER, 11951 FREEDOM DRIVE, RESTON, VA 20190-5656 T: {703) 456-8000 F: (703) 456-8100 WWW.COOLEY.COM
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defines a special exception as “a special use, that is not permitted in a particular district except
by a special use permit.” Under Section 6-300 of the Zoning Ordinance, the uses included in
the Approved Development do not require special exception approval because all such uses are
depicted on an approved development plan. Therefore, Fairfax County does not have the
authority to impose development conditions regarding the Additional Items as part of the PRC
Plan.

The Code of Virginia's provisions regarding subdivision ordinances and site plans also do not
provide Fairfax County the authority to condition approval of the PRC plan on the Applicant’s
provision of the Additional ltems. Sections 15.2-2241 and 15.2-2242 of the Code contain the
mandatory and optional provisions of subdivision ordinances and identify the improvements
localities may require as part of the development of property. The Additional ltems do not fall
within the scope of improvements that Fairfax County may require as part of site plan or
subdivision plan approval. Accordingly, Fairfax County does not have the authority to condition
approval of the PRC Plan, or any subsequent site plan, on the Applicant's provision of the
Additional Items,

In summary, there is no procedure or authorization under Virginia law for Fairfax County to
accept proffered conditions or to impose development conditions as part of the approval of a.
PRC plan. Therefore, any purported “proffer’ accepted or “condition” imposed as part of the -
PRC Plan would not be enforceable by Fairfax County.

In addition, the Applicant has a vested right to develop the Property in accordance with the
Proffers approved as part of PCA/DPA 82-C-060-2. Section 15.2-2307 of the Code of Virginia
provides that:

a landowner’s rights shall be deemed vested in a land use and such vesting shall not be
affected by a subsequent amendment to a zoning ordinance when the landowner:

(i) obtains or is the beneficiary of a significant affirmative governmental act which
remains in effect allowing development of a specific project,

(ii) relies in good faith on the significant affirmative governmental act, and

(iii) incurs extensive obligations or substantial expenses in diligent pursuit of the
specific project in reliance on the significant affirmative governmental act.

The County's approval of PCA/DPA 82-C-060-2 subject to the Proffers constitutes a significant
affirmative governmental act on which the Applicant has relied in good faith and incurred
substantial expenses in diligent pursuit of the Approved Development. Indeed, eight of the
proffered thirteen affordable housing units already have been conveyed to Fairfax County in
satisfaction of the Proffers accepted as part of the Approved Development (these eight units are
in addition to ten units previously conveyed).

The pending PRC Plan is not an appropriate mechanism for Fairfax County to retroactively seek
additional proffers based upon changes to County policy that the Board of Supervisors adopted
subsequent to the approval of the PCA/DPA. Moreover, the Proffers accepted as part of the
PCA/DPA already address affordable housing and environmental measures, portions of which
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already have been fulfilled. Regardless of the nobility and desirability of the new policies, the
Applicant has a vested right under Va. Code Section 15.2-2307 to develop the Property in
accordance with the Proffers. The pending PRC Plan, therefore, is not subject to such policies,
and Fairfax County cannot seek additional commitments pursuant to these policies.

As noted above, the Proffers already include substantial contributions and commitments for
environmental protection measures and affordable housing. For example, the Applicant
proffered to install a rain garden and other LID measures to improve water quality of storm
runoff, which is consistent with the green building policies subsequently adopted by the Board of
Supervisors. Similarly, as noted above, the Applicant aiready has conveyed eighteen affordable
units to the Fairfax County Redevelopment and Housing Authority to be used to provide housing
opportunities for those of limited economic means. Pursuant to the Proffers, an additional five
units will be conveyed following approval of the subject PRC Plan. The Proffers also provide
that a majority of these units must be outfitted with some of the universal design features set
forth in the draft policies under discussion (but not yet approved) by the Planning Commission.
Please refer to the Proffers attached as Exhibit A, and specifically proffers 6 and 33, for more
information on these existing commitments. These Proffers were heavily negotiated by the
Applicant and Fairfax County and constitute a substantial contribution toward the County’s
stated goals as identified in the Additional Items.

We hope and trust this letter addresses your questions regarding the Applicant's PRC Plan.
Please contact me at 703-456-8168 if you have any additional questions or need additional
information.

Best regards,

Brian J. Véerhalter

cc: The Honorable Catherine M. Hudgins, Hunter Mill District Supervisor
Frank de la Fe, Hunter Mill District Planning Commissioner

William S. Blair, Athena Renaissance Venture I, LLC
Mark C. Looney, Cooley Godward Kronish LLP
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. g APPENDIX 3
County of Fairfax, Virginia

To protect and enrich the quality of life for the people, neighborhoods and diverse communities of Fairfax County

July 16, 2007

- Mark C. Looney, Esquire
Cooley Godward LLP
One Freedom Square / Reston Town Center
11951 Freedom Drive, Suite 1500
Reston, Virginia 20190-5601

RE: Proffered Condition Amendment PCA 82-C-060-02

Dear Mr. Looney:

Enclosed you will find a copy of an Ordinance adopted by the Board of Supervisors at a regular
meeting held on March 26, 2007, approving Proffered Condition Amendment PCA 82-C-060-02
in the name of Athena/Renaissance Reston, LLC, to amend the proffers for Rezoning
Application RZ 82-060-02. The Board’s action allows for residential development at a density
of 30.28 dwelling units per acre and permits a change in the site design and multi-family type.
The subject property is located in the northeast quadrant of the intersection of Temporary Road
and Reston Parkway and on the west side of North Shore Drive on approximately 22.99 acres of
land zoned PRC in the Hunter Mill district, Tax Map 17-2 ((1)) 23; 17-2 (1)) 24; 17-2 ((1)) 24A;
17-2 ((40)) (01) 1-12; 17-2 ((40)) (02) 1-12; 17-2 ((40)) (03) 1-18; 17-2 ((40)) (04) 1-18; 17-2
((40)) (05) 1-32; 17-2 ((40)) (06) 1-32; 17-2 ((40)) (07) 1-12; 17-2 ((40)) (08) 1-18; 17-2 ((40))
(09) 1-32; 17-2 ((40)) (10) 1-22; 17-2 ((40)) (11) 1-22; 17-2 ((40)) (12) 1-32; 17-2 ((40)) (13) 1-
22; 17-2 ((40)) (14) 1-32; and 17-2 ((40)) (15) 1-20. PCA 82-C-060-02 is subject to the proffers
dated March 21, 2007 and the proffered development condition dated March 26, 2007.

On March 21, 2007, the Planning Commission approved Development Plan Amendment
Application DPA 82-C-060-02, subject to the development conditions dated January 25, 2007.

The Board also:

e Modified the transitional screening requirement along the northern property line in

favor of the existing vegetation.

e Waived the barrier requirement along the northern property line.

Nancy Vehfs

Clerk to the Board of Supervisors

Sincerely,

Office of Clerk to the Board of Supervisors

12000 Government Center Parkway, Suite 533

' Fairfax, Virginia 22035

Phone: 702-324-3151 o Fax: 703-324-3926 ¢ TTY: 703-324-3903
Email: clerktothebos@fairfaxcounty.gov

http://www fairfaxcounty.gov/bosclerk



At a regular meeting of the Board of Supervisors of Fairfax County, Virginia, held in the

Board Auditorium in the Government Center at Fairfax, Virginia, on the 26" day of March, 2007,
the following ordinance was adopted.

AN ORDINANCE AMENDING THE ZONING ORDINANCE
PROFFERED CONDITION AMENDMENT PCA 82-C-060-02

WHEREAS, Athena/Renaissance Reston, LLC filed in the proper form an application
requesting amendment to the plan of a certain parcel of land, hereinafter described, by amending
conditions proffered and accepted pursuant to Virginia Code Ann. 15.2-2303(a), and

WHEREAS, at a duly called public hearing the Planning Commission considered the

application and the propriety of amending the Zoning Ordinance in accordance therewith, and
thereafter did submit to this Board it recommendation, and

WHEREAS, this Board has today held a duly called public hearing and after due
consideration of the reports, recommendation, testimony and facts pertinent to the proposed
amendment, the Board is of the opinion that the Ordinance should be amended,

NOW, THEREFORE, BE IT ORDAINED, that that certain parcel of land situated in the
Hunter Mill District, and more particularly described as follows (see attached legal description):

Be, and hereby is further restricted by the amended conditions proffered and accepted pursuant to

Virginia Code Ann., 15.2-2303(a), which conditions are incorporated into the Zoning Ordinance
as it affects said parcel, and

BE IT FURTHER ENACTED, that the boundaries of the Zoning Map heretofore adopted
as a part of the Zoning Ordinance be, and they hereby are, amended in accordance with this

enactment, and that said zoning map shall annotate and incorporate by reference the additional
conditions governing said parcels.

GIVEN under my hand this 26™ day of March, 2007.
Nancy Velifs
Clerk to the Board of Supervisors




PROFFER STATEMENT
ATHENA/RENAISSANCE RESTON, LLC
PCA 82-C-060-2
DPA 82-C-060-2

March 21, 2007

Pursuant to Section 15.2-2303(A) of the Code of Virginia (1950, as amended) and
Section 18-204 of the Zoning Ordinance of Fairfax County (1978, as amended), the property
owners and applicants for themselves and their successors or assigns (hereinafter collectively
referred to as the “Applicant”) in this Proffer Condition Amendment (“PCA”) and Development
Plan Amendment (“DPA”) proffer that the development of the parcels under consideration and
shown on the Fairfax County Tax Maps as Tax Map references 17-2 ((40)) (01) Units 1-12, 17-2
((40)) (02) Units 1-12, 17-2 ((40)) (03) Units 1-18, 17-2 ((40)) (04) Units 1-18, 17-2 ((40)) (05)
Units 1-32, 17-2 ((40)) (06) Units 1-32, 17-2 ((40)) (07) Units 1-12, 17-2 ((40)) (08) Units 1-18,
17-2 ((40)) (09) Units 1-32, 17-2 ((40)) (10) Units 1-22, 17-2 ((40)) (11) Units 1-22, 17-2 ((40))
(12) Units 1-32, 17-2 ((40)) (13) Units 1-22, 17-2 ((40)) (14) Units 1-32, 17-2 ((40)) (15) Units
1-20, and 17-2 ((1)), Parcels 23, 24, and 24A, (collectively, the “Property”) will be in accordance
with the following conditions if, and only if, Proffer Condition Amendment application PCA 82-
C-060-2 and Development Plan Amendment application DPA 82-C-060-2 (collectively, the
“Application™) are granted. The Applicant reconfirms its commitment to the proffers associated
with DPA/PCA 82-C-060 (the “Existing Proffers™), except as modified herein. These proffers, if
accepted, amend only those Existing Proffers referenced below. In the event that this
Application is denied, these proffers will immediately be null and void and of no further force
and effect, and the Existing Proffers shall remain in effect.

GENERAL

1. Development Plan. The Property shall be developed in substantial conformance
with the Development Plan Amendment/Proffered Condition Amendment (“DPA/PCA™) Plat
dated October 2005, and revised through February 16, 2007, prepared by Urban Engineering &
Associates, Inc., and containing twenty-two (22) sheets, (collectively, the “Development Plan™).

2. Minor Modifications. Minor modifications to the Development Plan may be
permitted when necessitated by sound engineering or that may become necessary as part of final
site engineering, pursuant to Section 16-203(13) of the Zoning Ordinance, as determined by the
Zoning Administrator. The Applicant reserves the right to make modifications to the building
footprints for the Proposed Development (as defined in Proffer 3 herein) as part of final site plan
approval and as may be approved by the Reston Association Design Review Board (“RADRB),
such as those modifications illustrated on Sheet 7A of the Development Plan, provided that (a)
such modifications do not extend beyond the building envelopes provided on Sheet 7A of the
Development Plan, (b) the Building Heights (as defined in Proffer 4 herein) are not increased and
(c) the minimum forty percent (40%) open space to be provided on the Property (as shown on
Sheet 2 of the Development Plan) is not reduced. Building setbacks shall be provided in
accordance with the dimensions shown on Sheets 6, 7 and 7A of the Development Plan.



PROPOSED DEVELOPMENT

3. Maximum Number of Residential Units. The Property shall be developed as a
combination of garden-style and high-rise residential buildings with a maximum number of
dwelling units not to exceed 696 units, including (a) 336 garden-style units (the “Existing
Development”) and (b) a minimum 180 high-rise units and a maximum 360 high-rise units (the
“Proposed Development”). In the event the Applicant develops fewer than the maximum
permitted 360 high-rise units, the Applicant also shall be permitted to provide fewer parking
spaces than the total spaces shown on the Development Plan, provided the Proposed
Development conforms to the requirements of Article 11 of the Zoning Ordinance.

4, Maximum Building Height. The maximum building height of the Proposed
Development, including all penthouse, mechanical and/or other rooftop amenity structures, shall
not exceed a top elevation of 626 feet above sea level and the maximum height of all habitable
space, excluding any rooftop amenity space or structure, shall not exceed a top elevation of 594
feet above sea level. A rooftop pool deck and associated clubhouse/amenity space (collectively,
the “Amenity Structure”) may be constructed above the top residential floor of one or both of the
residential buildings in the Proposed Development as shown on Sheet 12 of the Development
Plan, provided that the gross floor area of the Amenity Space shall not exceed more than thirty-
three percent (33%) of the gross floor area of the top residential floor of the building below. In
addition, mechanical penthouses and related facilities shall be permitted on the roof of the high
rise residential buildings provided, however, that the top elevation of such mechanical
penthouse(s) and related facilities shall not exceed 626 feet above sea level. Nothing herein shall
preclude the Applicant from constructing buildings to a lesser building height than that which is
represented on the Development Plan, provided the configuration of building footprint remains
in substantial conformance with those shown on the Development Plan. Irrespective of the
foregoing, any portion of any building constructed within seventy-five feet (75”) of the right-of-
way of Wainwright Drive will not exceed three (3) stories in height (exposed to view from

Wainwright Drive). Residential buildings that are part of the Existing Development shall not
exceed four (4) stories in height. '

5. Number of Stories Per Residential Building. HEREBY DELETED
6. Stormwater Management and BMP. As part of site plan approval for the

Proposed Development, the Applicant shall submit to the Fairfax County Department of Public
‘Works and Environmental Services (“DPWES”) a stormwater management plan (the “SWM
Plan) for the Proposed Development demonstrating that stormwater management for the
Proposed Development can be provided using the dry ponds that are part of the Existing
Development. As part of the SWM Plan, the Applicant also shall include Best Management
Practices (“BMP”) to be incorporated into the Proposed Development in order to improve water
quality associated with stormwater runoff from the Property. Using structural and non-structural
BMPs, such as sand filters, storm filters, Filterra devices or a combination of both, the SWM
Plan shall demonstrate that, after the full build-out of the Proposed Development, there is a five
percent (5%) reduction of the phosphorous loading that from that portion of the Property on
which the Proposed Development will be constructed (approximately 4.5 acres), based on a
comparison of the conditions of such portion of the Property before and after construction of the
Proposed Development. Any modifications to the existing stormwater management and/or BMP



facilities necessary to accommodate the Proposed Development shall not reduce the amount of
open space provided on the Property and shown on the Development Plan.

A. Low Impact Development. To further mitigate the environmental impacts
of the Proposed Development beyond the five percent (5%) reduction in phosphorous loading
required under this Proffer 6, the Applicant shall incorporate the following low impact
development (“LID”) strategies as part of the Proposed Development, subject to approval by
DPWES. The LID facilities shown on the Development Plan are for the purpose of illustrating
the application of the proposed LID techniques. These additional LID facilities will result in an
approximate ten percent (10%) additional reduction in phosphorous loading from that portion of
the Property on which the Proposed Development will be constructed (approximately 4.5 acres),
based on a comparison of the conditions of such portion of the Property before and after
construction of the Proposed Development. In the event that either the Applicant or DPWES
deems it necessary to substitute another LID strategy for one of those listed below, the Applicant
shall identify an alternate strategy acceptable to both parties and, if necessary, will seek

administrative approval from the Zoning Administrator pursuant to the provisions of Sect. 16-
403 of the Zoming Ordinance. -

i Driveway Plaza. In order to (1) incorporate into otherwise impervious
areas of the site a soil matrix and plantings intended to provide stormwater
pollutant removal; (2) reduce the heat island effect; and (3) naturalize and
add aesthetically-pleasing elements for residents of the Proposed
Development, the Applicant shall install and maintain landscape plantings
in a soil matrix over an under-drain system within the circular driveway
plaza to be located on the top deck of the below-grade parking structure
serving the Proposed Development, as shown on the Development Plan
and as approved by DPWES. Specific details concerning the plantings
and design elements of the driveway plaza shall be included on the
Landscape Plan that will be submitted pursuant to Proffer 16 herein.

ii. Rain Garden. To the extent permitted by the underlying soils, the
Applicant shall install a rain garden in the general location shown on Sheet
7 of the Development Plan. Details of these areas shall be included in the
Landscape Plan to be provided pursuant to Proffer 16 herein.

7. Pathways, Plazas. The Applicant shall construct asphalt pathways, sidewalks and

landscaped intemnal access drives generally consistent with Sheets 8 and 9 of the Development
Plan.

8. Parking. Parking shall be provided in accordance with the parking requirements
of Article 11 of the Fairfax County Zoning Ordinance, as determined by DPWES, for the uses
constructed on the Property. The Applicant reserves the right, however, to provide more parking
spaces than otherwise are required under Article 11 of the Zoning Ordinance for the Proposed
Development, provided that the Building Heights set forth in Proffer 4 herein are not exceeded

and the Proposed Development otherwise is in substantial conformance with the Development
Plan and these Proffers.



10.  Amenities and Facilities for Residents. In addition to the existing recreational
facilities that serve the Existing Development, the Applicant shall provide as part of the
Proposed Development, the following facilities that are designed to meet the onsite recreational
needs of the future residents. Pursuant to Paragraph 2 of Section 6-110 and Paragraph 2 of
Section 16-404 of the Zoning Ordinance regarding developed recreational facilities, the
Applicant shall expend a minimum of $955.00 per market-rate residential unit on such
recreational facilities. Prior to final bond release for the Proposed Development, the balance of
any funds not expended on-site shall be contributed to the Fairfax County Park Authority for the

provision of recreational facilities located in proximity to the Property. The onsite recreational
facilities and amenities shall include the following:

A. A swimming pool and related bathhouse facilities;

A media/entertainment center outfitted with large séreen/projection TV(s),
seating areas and stereo/sound equipment;

C. Outdoor plaza areas with benches, seating areas and similar facilities, as
shown on Sheets 8 and 9 of the Development Plan;

D. A fitness center that includes equipment such as stationary bikes,

treadmills, weight machines, free weights, etc., having a total value of at
least $100,000; and

E. A business center, with broadband or high-speed data connections
(including “secure” voice and/or data connections), computers, facsimile
machine and similar items (the cost of providing such facilities shall not

be counted toward the required expenditure of $955 per unit set forth in
this Proffer).

12.  Architectural Design and Building Materials. Subject to final approval of the
RADRB and except as set forth in Proffer 2 herein, the Applicant shall construct the Proposed
Development in accordance with the building design and elevations generally shown on Sheets
12-14 of the Development Plan and shall utilize exterior materials and designs selected from
among the following: brick, aluminum, steel, glass, Hardi-plank panels, split-face block and pre-
cast panels. Fences and/or retaining walls constructed on the Property shall be constructed using
brick and/or decorative metal, subject to approval by the RADRB. Any modifications to the
building design and architecture required or approved by the RADRB automatically shall be
deemed in “substantial conformance” with the Development Plan and these Proffers and shall
not require approval by the Board of Supervisors of a DPA or PCA.

14. Tree Survey and Preservation Plan.

A. Preservation of Existing Trees. Prior to submission of a site plan for the
Proposed Development, the Applicant shall consult with the Urban Forest Management Division
of DPWES (“UFM”) and RADRB to prepare a tree preservation plan identifying which trees on
the Property will be preserved and which trees can be removed, including those trees shown on
the Development Plan as “Existing Tree To Be Saved” and “Existing Tree to saved if possible”
(the “Tree Preservation Plan”). The Applicant shall submit the Tree Preservation Plan to UFM



for review and approval as part of site plan submission(s) for the Proposed Development. The
existing landscape area along the Property’s frontage on Wainwright Drive that averages
approximately 40’ to 50’ in width, exclusive of the ingress/egress driveway along Wainwright
Drive, shall be included as part of the Tree Preservation Plan and preserved and maintained. The
Applicant shall save those trees identified in the Tree Preservation Plan as intended to be saved
(including the trees identified on the Development Plan as targeted to be saved and included in
the Tree Preservation Plan) or as otherwise approved by UFM. All relocated or new public
and/or private utilities serving the Proposed Development shall be located to avoid trees that are
to be preserved pursuant to the Tree Preservation Plan, as determined by UFM. As part of the
Tree Preservation Plan, the Applicant shall list tree preservation and maintenance activities
designed to maximize the survivability of each tree designated for preservation, including, but
not limited to, pre-construction root pruning and crown pruning, vertical and horizontal mulching
and fertilization. All trees shown to be preserved on the Tree Preservation Plan and site plan
shall be protected by 14-gauge welded wire fencing, a minimum of four (4) feet in height,
attached to steel posts spaced no farther than ten (10) feet apart. The fencing shall be erected at
the proposed limits of disturbance prior to commencement of any clearing or grading on the
relevant portion(s) of the site, and shall be made clearly visible to construction personnel.

B. Trees Abutting Bowman Green Office Condominium. Subject to mutual
agreement between the Applicant and the Board of Directors of the property owners association
for the Bowman Green office condominium community identified as Fairfax County Tax Map #
17-2 ((30)) Parcels 1-26 (“Bowman Green”), the Applicant shall be permitted, pursuant to the

" Tree Preservation Plan approved by UFM, to remove and replace existing trees located on or
near the common boundary line with Bowman Green that (a) are dead, dying or diseased, (b)
pose or create a hazard for Bowman Green, or (c) negatively impact the viability and
survivability of existing trees located on property owned or maintained by Bowman Green.
Subject to mutual agreement between the Applicant and Bowman Green, which the Applicant
shall diligently pursue, the Applicant also shall repair and/or replace all or a portion of the
existing fence located along the common boundary line separating Bowman Green and the
Proposed Development with a comparably similar fence or structure, the design of which shall
be approved by RADRB. In the event the Applicant and Bowman Green cannot agree on the
fence repairs/replacement, or if the RADRB fails to approve the Applicant’s reasonable plans for
the same, prior to the issuance of the first building permit for the Proposed Development, then
the Applicant shall be relieved of this proffer obligation. The Applicant shall copy DPWES on
all correspondence between the Applicant and Bowman Green relating to this Proffer 14(B).

C. Tree Removal and Replacement. During the County’s review of the site
plan(s) for the Proposed Development, if it is determined necessary by UFM to permit the
removal of any trees previously designated to be preserved on the Tree Preservation Plan, the
Applicant shall provide supplemental plantings at another location(s) on the Property according
to the directions of UFM and consistent with the tree canopy requirements of the PFM.

16. Landscape Plan. As part of its site plan submission for the Proposed
Development, the Applicant shall submit for review and approval by DPWES a detailed
landscape plan for the Property (the “Landscape Plan”). Such Landscape Plan shall be consistent
with the quality and quantity of plantings and materials shown on Sheet 8 of the Development
Plan and shall include a 50’ landscape buffer along the Property’s frontage on Reston Parkway in



the area adjacent to the Proposed Development. No portion of any residential building in the
Proposed Development shall extend into the landscape buffer area along Reston Parkway, except
that the Applicant shall be permitted to construct a plaza area within a portion of the landscape
buffer as shown on Sheets 8-9 of the Development Plan. Such Landscape Plan shall include the
Tree Preservation Plan and proposed new plantings, including deciduous trees, evergreen trees,
shrubs, bushes and similar under plantings. New plantings along the Property’s frontage of
Reston Parkway shall include at least fifteen (15) shade trees of three-inch (3”) caliper or greater
planted in mulched beds, as shown on Sheet 8 of the Development Plan.

17.  Structured Parking - Modification of Interior Parking Iot Landscaping. |
HEREBY DELETED .

18.  Hardscape Areas. The Applicant shall design and construct the proposed
hardscape areas adjacent to the Bowman Green office condominium community identified as
Fairfax County Tax Map # 17-2 ((30)), Parcels 1-26 and along the Property’s frontage on Reston
Parkway consistent with the quality and quantity of plantings and amenities depicted on Sheet 8
of the Development Plan. Among the features the Applicant shall include in the hardscape areas
are LID measures, concrete/asphalt walkways, brick pavers, trees, shrubs, benches, barbeque
facilities and similar amenities for residents of the Proposed Development. The plaza area to be
located along Reston Parkway also shall include a focal point feature to be selected by the
Applicant, such as a fountain, public art or similar structure, that will serve as a defining feature
for the Proposed Development. Any lighting provided in the hardscape areas shall be in
conformance with Proffer #9 herein, and all applicable provisions of the Zoning Ordinance.

TRANSPORTATION IMPROVEMENTS
17. Traffic Signals

A. Old Reston Avenue and Temporary Road. Prior to submission of a site
plan for the Proposed Development, the Applicant shall conduct a warrant study to determine
whether a traffic signal at the intersection of Old Reston Avenue and Temporary Road adjacent
to the entrance to the Property would be warranted upon completion of the Proposed
Development. The Applicant shall include in the warrant study the number of residential units to
be developed on the Property as submitted on the site plan for the Proposed Development
(including the units that comprise the Existing Development that are to remain). In the event a
traffic signal at that location is deemed warranted and approved by VDOT, the Applicant shall
construct such traffic signal prior to the issuance of the 180th Residential Use Permit (“RUP")
for the Proposed Development or as directed by VDOT. As part of the warrant study, the
Applicant shall analyze the existing and anticipated turning movements at the subject
intersection and submit the results to VDOT and FCDOT for review and approval of the
appropriate lane configurations and striping. The Applicant shall implement all lane
configurations and striping improvements resulting from this review; provided, however, that
such lane configurations shall not require the Applicant to acquire additional offsite right-of-way
or easements. Further, such proposed lane configurations shall not preclude the Applicant’s
construction of a dedicated left turn lane into the Property from eastbound Temporary Road
unless the Applicant otherwise consents in writing to such alternate design. The Applicant shaill
be responsible for implementing modifications to the signal timing of the existing traffic



signal(s) at the intersection(s) of Reston Parkway/Temporary Road/New Dominion Parkway and
Temporary Road/North Shore Drive (as defined in subsection B immediately below), should the
latter signal be operational. The Applicant shall be entitled to be reimbursed for (or in the event
of an escrow, credited for) any previous contributions by others for a signal at the intersection of

Temporary Road and Old Reston Avenue after the Applicant installs the signal or, as applicable,
at the time of escrow. '

B. Temporary Road and North Shore Drive. Prior to submission of a site
plan for the Proposed Development, the Applicant shall conduct a warrant study to determine
whether a traffic signal at the intersection of Temporary Road and North Shore Drive would be
warranted upon completion of the Proposed Development. The Applicant shall include in the
warrant study the number of residential units to be developed on the Property as submitted on the
site plan for the Proposed Development (including the units that comprise the Existing
Development that are to remain) and shall submit the results of the warrant study to VDOT for
review. In the event a traffic signal at that location is deemed warranted and approved by
VDOT, the Applicant shall construct such traffic signal prior to the issuance of the 180th RUP
for the Proposed Development or -as directed by VDOT. As part of the warrant study, the
Applicant shall analyze the existing and anticipated turning movements at the subject
intersection and submit the results to VDOT and FCDOT for review and approval of the
appropriate lane configurations and striping. The Applicant shall implement all lane
configurations and striping improvements resulting from this review; provided, however, that
such lane configurations shall not require the Applicant to acquire additional right-of-way or
offsite easements except as shown on the Development Plan. The Applicant shall be responsible
for implementing modifications to the signal timing of the existing traffic signal(s) at the
intersection(s) of Reston Parkway/Temporary Road/New Dominion Parkway and Temporary
Road/Old Reston Avenue, should the latter be operational. The Applicant shall be entitled to be
reimbursed for (or in the event of an escrow, credited for) any previous contributions by others

for a signal at the intersection of Temporary Road and North Shore Drive after the Applicant
installs the signal or, as applicable, at the time of escrow.

C. Signal Escrows. If, based on the warrant studies required under this
Proffer, VDOT determines that a traffic signal(s) is/are not warranted at the subject
intersection(s) until a time subsequent to expected bond release for the Proposed Development,
then the Applicant shall provide an escrow for the cost of such signal(s) prior to final bond
release in lieu of construction in an amount to be determined by FCDOT. Such funds shall be
used for other transportation related improvements in the vicinity of the Property as determined
by FCDOT. Should VDOT determine that a signal(s) is/are warranted at the subject
intersection(s), but FCDOT determines that an alternative to signalization of the subject
intersection(s) should be undertaken, then the Applicant shall work with FCDOT and, as
necessary, VDOT to implement alternatives to signalization of the intersection(s). Should
this/these alternative(s) be less costly than installation of a traffic signal(s), then the Applicant
will contribute to Fairfax County the difference between the cost of the selected alternative and
the cost of a traffic signal(s), as determined by FCDOT, for use for other transportation related
improvements in the vicinity of the Property as determined by FCDOT.

24.  Reston Parkway Widening. Prior to the issuance of the first building permit for
_the Proposed Development, the Applicant shall contribute to the Board of Supervisors Two



Hundred and Fifty Thousand and No/Dollars ($250,000.00) to be used by FCDOT for
improvements, including spot improvements, to Reston Parkway, as determined by the Hunter
Mill District Supervisor. Notwithstanding the foregoing, such funds may be reallocated at the
discretion of the Hunter Mill District Supervisor toward construction of the proposed Dulles

Corridor rail project or other transportation improvements in the vicinity of the Property as
determined by the Hunter Mill District Supervisor.

29.  Bus Shelter. The Applicant shall construct one (1) bus shelter (open, typical type)
along the Property’s frontage on Temporary Road. The final location of the bus shelter shall be
determined in consultation with the FCDOT at the time of site plan approval for the Proposed
Development. The bus shelter shall be installed prior to the issuance of the first RUP for the
Proposed Development. The Applicant shall install a covered trash receptacle within the bus
shelter. The owner(s) of the Proposed Development shall be responsible for providing refuse
removal and pick-up services for the bus shelter; disclosure of this maintenance requirement

shall be provided as part of the documentation for the establishment of any unit owners
association for the Proposed Development.

30. Bicycle Racks. In addition to the TDM Plan (as defined in Proffer #37 herein),
the Applicant shall provide secure, weather-protected, bicycle storage facilities within the
Proposed Development. At a minimum, the Applicant shall provide bicycle storage, such as
lockers or secure storage areas sufficient for at least ten (10) bicycles in each residential building

in the Proposed Development. Such bicycle rack(s) shall be installed prior to the issuance of the
first residential use permit for the Proposed Development.

31. Reston Parkway Tunnel. Subject to the approval of the Reston Association and
FCDOT, which shall be diligently pursued, the Applicant shall construct fagade and/or lighting
improvements to the existing pedestrian tunnel located beneath Reston Parkway and connecting
Bowman Green and the Reston Spectrum retail center (Fairfax County Tax Map #17-1 ((1)) 3K),
as generally shown on Sheet 10 of the Development Plan (the “Tunnel Improvements™). The
Tunnel Improvements shall have a cumulative value of at least $100,000.00 and shall include
such features as may be approved by the Reston Association and FCDOT, including, but not -
limited to, the installation of LID features, brick pavers, landscaping, stonework, new or
replacement lighting, and other decorative features designed to make the pedestrian tunnel more
aesthetically pleasing and inviting for residents of the Proposed Development. The Applicant
shall detail the Tunnel Improvements on the site plan(s) for the Proposed Development and,
upon completion of the Tunnel Improvements, shall submit to DPWES documentation
summarizing the Applicant’s expenditures on such improvements to ensure compliance with this

Proffer 31. The Applicant shall complete the Tunnel Improvements prior to the issuance of the
first RUP for the Proposed Development.

RESTON COMMUNITY

33.  Workforce Housing. The Applicant shall make available for purchase by the
Fairfax County Redevelopment and Housing Authority (“FCRHA”) thirteen (13) residential
units within the Existing Development (the “Workforce Units”) to be used by FCRHA to provide



housing opportunities for persons or families consistent with other Fairfax County or FCRHA
housing programs. Each Workforce Unit shall contain two (2) bedrooms and at least one (1)
bathroom. The Applicant shall notify FCRHA in writing of the availability of the Workforce
Units within ninety (90) days following approval of this DPA/PCA Application. Thereafter, the
Applicant shall negotiate in good faith and execute one or more purchase and sale agreements
and related agreements (each a “Purchase Agreement”) with FCRHA for the conveyance of the
Workforce Units to FCRHA, either as a single lot of units or in phases. The purchase price for
each Workforce Unit shall be determined by mutual agreement between the Applicant and
FCRHA based on the size and type of the Workforce Unit to be conveyed up to a maximum
purchase price of no greater than $220,000.00 per unit for eleven (11) Workforce Units and up to
a maximum purchase price of $205,000.00 per unit for the remaining two (2) Workforce Units.
The Purchase Agreement(s) shall include a commitment by the Applicant to prepare, to the
extent practical, six (6) of the Workforce Units for habitation by persons with disabilities (but not
necessarily to the standards required under the Americans with Disabilities Act), including the
installation of grab-bars and appropriate appliances and plumbing fixtures, as mutually
determined by the Applicant and FCRHA. Actual conveyance of the Workforce Units to
FCRHA shall be completed in accordance with the terms and conditions of the Purchase
Agreement(s), but in no event shall a Workforce Unit be conveyed to FCRHA prior to the
County’s approval of a PRC Plan for the Proposed Development pursuant to Section 16-203 et

seq., of the Zoning Ordinance, unless otherwise mutually agreed to by the Applicant and
FCRHA.

34,  Notice of Lease Termination to Existing ParcReston Residents. The Applicant
shall comply with the requirements of Virginia Code § 55-222 concerning the provision of notice
of lease termination to tenants of the 82 residential units to be removed as a result of the
proposed redevelopment. For any tenant who receives notice of lease termination pursuant to
this Proffer, the Applicant shall provide each displaced tenant with information and assistance
concerning available apartment rental space elsewhere in the Reston/Herndon submarket.

FAIRFAX COUNTY PUBLIC SCHOOLS

35.  Public Schools. Per the Residential Development Criteria Implementation Motion
adopted by the Board of Supervisors and effective June 1, 2006, at the time of issuance of the
first building permit for each residential building in the Proposed Development, the Applicant
shall contribute $11,630 per expected student (up to a maximum of $140,000.00) to the Board of
Supervisors for transfer to the Fairfax County School Board to be utilized for capital
improvements and capacity enhancements to schools in the Reston area that serve the Property.
Such contribution shall be made at the time of the issuance of the first RUP for each residential

building triggering the Fairfax County Public Schools contribution for the students generated by
that building.



School Proposed Zoning - PRC 360
Level Multi-Family High Rise
Units Ratio Students
K-6 360 x.042 | 15
7-8 360 x.010 4
9-12 360 x.024 9
Total 28
A. Escalation in Contribution Amounts. Prior to the Apphcant s payment

of the contribution(s) set forth in this Proffer, if Fairfax County should increase the ratio of
students per high-rise multifamily unit or the amount of the contribution per student, the
Applicant shall increase the amount of the contribution for that phase of development to reflect
the current ratio and/or contribution. If the County should decrease the ratio or contribution
amount, the Applicant shall provide the greater of the two amounts.”

RECREATION FACILITIES

36. Recreational Facilities. In addition to the onsite recreational amenities and
facilities set forth in Proffer 10 herein, the Applicant shall provide a one-time contribution of
Two Hundred Five Thousand and No/Dollars ($205,000.00) to the Board of Supervisors to be
used for parks and/or athletic facilities and fields in the vicinity of the Property, as determined by
the Hunter Mill District Supervisor (the “Park Contribution”). The Park Contribution shall be
made prior to issuance of the first RUP for the Proposed Development.

A, Escalation in Contribution Amounts. Prior to the Applicant’s payment of
the contribution(s) set forth in this Proffer, if Fairfax County should increase the estimated
amount of the contribution per resident, the Applicant shall increase the amount of the
~ contribution per resident for that phase of development to reflect the current ratio and/or

contribution. If the County should decrease the ratio or contribution amount, the Applicant shall
provide the greater of the two amounts.

TRANSPORTATION DEMAND MANAGEMENT

37.  Transportation Demand Management. This Proffer sets forth a program for a
transportation demand management plan (the “TDM Plan”) that shall be implemented by the
Applicant, and subsequently, as appropriate, the respective condominium association(s) to
encourage the use of transit (Metrorail and bus), other high-occupant vehicle commuting modes,

walking, biking and teleworking, all in order to reduce automobile trips generated by the
Proposed Development.

A. TDM Goal. TDM strategies, as detailed below, shall be utilized by the
Applicant in order to reduce the P.M. peak hour trips by a minimum of twenty percent (20%)
from the total number of vehicle trips that would be expected from the Proposed Development
(the “Baseline Trips™) under the Institute of Traffic Engineers (ITE) Trip Generation Manual, 7%
Edition (the “TDM Goal”). In the event the Applicant constructs fewer than 360 high-rise

10.



residential units as part of the Proposed Development, then the Baseline Trips shall be calculated
as if the full 360 high-rise residential units of the Proposed Development actually had been
constructed as reflected on the Development Plan. Residents and employees of the Proposed
Development shall be advised of the TDM Goal and the TDM strategies by the PM (as defined
in this Proffer) through the annual dissemination of written materials summarizing the
availability of the TDM strategies. Further, written materials will also be included in the
respective sale, lease or condominium association documents for future residents.

B. - Program Manager. Within three (3) months following approval of the first
building permit for the Proposed Development, the Applicant (and thereafter, as applicable, the
condominium association) shall designate an individual to act as the Program Manager (“PM”)
for the Property, whose responsibility will be to implement the TDM strategies, with on-going

coordination with FCDOT. The PM duties may be a part of other duties assigned to the
individual(s). |

C. TDM Plan. In order to meet the TDM Goals set forth in this Proffer, the
Applicant shall implement the TDM Plan. A draft copy of this plan shall be provided to FCDOT
for review and comment prior. to the issuance of the first building permit for the Proposed
Development. Should FCDOT seek modifications to the TDM Plan, the Applicant shall work in
good faith with FCDOT and shall amend the TDM Plan as mutually agreed to by the Applicant
and FCDOT. If FCDOT does not comment on the TDM Plan within sixty (60) days following
its submission, the TDM Plan shall be deemed approved. Once the TDM Plan is approved by
FCDOT, the Applicant shall implement the TDM Plan. Because the TDM Plan represents the
strategy to be employed by the PM to meet the TDM Goal, the TDM Plan may be amended from
time to time, subject to approval of FCDOT, without the requirement to secure a PCA; provided,
however, that the TDM Goal shall not be amended absent approval of the Board of Supervisors.

The TDM Plan and any amendments thereto shall include provisions for the following with
respect to the Proposed Development:

i. A targeted marketing program for residential sales/leases that
encourages and attracts TDM-oriented residents, such as one or no-car
individuals/families to live in the Proposed Development; provided,
howeyver, that such marketing shall be completed on a non-discriminatory

basis in conformance with the Fair Housing Act and all other applicable
laws and regulations;

il. Integration of transportation information, including Metro maps,
schedules and forms, ride-sharing and other relevant transit option
information into residential sales/rental kits;

iii. Coordination/Assistance with vanpool and carpool formation -
programs, including Reston’s LINK program, ride matching services,
adjacent office buildings and homeowners associations, and established
guaranteed ride home programs;

iv. A parking management plan, which shall include (i) a unit
sales/rental program/policy under which each residential unit is allocated

11.



one (1) parking space as part of the base purchase/rental price, and that
additional parking spaces may be purchased/leased for an additional cost;

and (ii) dedicated space for residential vanpools and car-sharing vendors
not otherwise addressed herein;

V. Distribution of fare media or other incentives, at least one time, to
all initial residents of driving age, including distribution of SmartTrip
cards (or similar transit fare cards) to all new residents of the Proposed
Development upon execution of their initial lease or at closing, as
applicable, as well as on select occasions as an incentive;

vi. Use of car sharing program(s), subject to agreement with third-
party vendor(s) (such as ZipCar/FlexCar);

vii.  Establishment of a phasing strategy, coordinated with FCDOT as

provided herein, to address which TDM strategies are implemented. at
what time;

viii.  The residential buildings of the Proposed Development shall be
hardwired to provide high-capacity, high-bandwidth communication lines
or the equivalent wireless access. Further, the Applicant shall provide in
at least one residential building a business facility as part of the common
area, which may include, but not be limited to, wireless internet access,

fax machine, photocopier and desktop computers, including restroom
facilities; and

ix. ©  “Personalized transportation advising” integrated into new unit
walk-throughs, including appropriate training of sales/leasing agents.

D. TDM Account. Concurrent with the demgnatxon of the PM, the Applicant
shall establish and fund a TDM account (the TDM Account”) in the initial amount of Fifty
Thousand dollars ($50,000.00). Funds in the TDM Account shall be utilized by the PM each
year to implement the TDM strategies. The TDM Account shall be managed by the PM. As
applicable, a line item for further funding of the TDM Account shall be included in the annual
condominium association budget upon the establishment of the condominium association. The
condominium association documents shall provide that the TDM Account shall not be eliminated
as a line item in the condominium association budget, and that funds in the TDM Account shall
not be utilized for purposes other than to fund implementation of the TDM Plan. The PM shall
consult with FCDOT to develop and implement the initial TDM strategies. TDM strategies ii,
iii, v, and viii set forth above shall be established prior to, or concurrent with, the issuance of the
first RUP on the Property. All other TDM strategies shall be established concurrent with the
issuance of the first RUP for each respective building, as appropriate for each TDM strategy.

E.  Monitoring.

1. No later than one (1) year following the issuance of the final RUP
on the Property, the effectiveness of the TDM Plan shall be evaluated using surveys and/or

12.



traffic counts prepared by the PM in cooperation with FCDOT. The Applicant shall coordinate
with FCDOT regarding the scope of the traffic counts. All costs exclusive of those of the PM,
such as the employment of a traffic consultant, associated with undertaking the traffic study shall
be funded outside the TDM Account. The Applicant shall submit the results of the surveys and
traffic counts to FCDOT to permit the Applicant and FCDOT to determine if the TDM Goal has
been met. If FCDOT has not responded to such submission within sixty (60) days, the survey
and count data for that year shall be deemed approved. Such TDM surveys shall be conducted
annually for three (3) years following the initial survey. If the TDM surveys show that the trip
reduction objective is being met after a total of four (4) annual surveys, the Applicant shall

proceed with the TDM strategies as implemented and shall provide continuing surveys on a bi-
annual basis. |

il. In the event any TDM survey and traffic count indicates that the
TDM Goal has not been met, the Applicant shall meet with FCDOT to review the strategies in
place and to develop modifications to the TDM strategies, adopt additional TDM strategies
and/or conduct additional traffic counts, as deemed appropriate by FCDOT, that will facilitate
meeting the TDM Goal. If the TDM Goal is not met for two (2) consecutive surveys and traffic
counts, then the Applicant, or successor condominium association, shall contribute Fifty and
No/Dollars ($50.00) per residential unit on the Property to the TDM account to be utilized on
supplemental TDM strategies approved in cooperation with FCDOT. The TDM Goal, the TDM

strategies and potential for such TDM penalty shall be disclosed in the condominium association
documents.

38. Escalation in Contribution Amounts. Except for the contributions set forth in
Proffers 35 and 36 herein, the amounts of each cash contribution set forth in these Proffers shall
escalate on a yearly basis from the base year of 2008 and change effective each January 1
thereafter in accordance with the methods provided for under the Code of Virginia.

[SIGNATURE PAGE FOLLOWS]
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ATHENA/RENAISSANCE RESTON, LLC, a
Delaware limited liability company, as to: Tax Map

Parcel Numbers: 17-2 ((1)), Parcels 23, 24, and
24A '

By:  Athena-Renaissance I Venture, LLC, a
Delaware limited liability company, its
Managing Member

By: Athena-Reston Venture, LLC, a Delaware
limited liability company, its Managing
Member : '

By:  Athena-Reston, LLC, a Delaware limited
liability company, its Sole Member

By:  Athena Real Estate Partners L.P., a'

Delaware limited partnership, its Managing
Member

By:  Athena Realty, LLC; a Delaware limited -
liability company, its General Partner

By:  The Athena Group, LLC, a Maryland
limited liability company, its Managing
Member

By: @
Name: Louis M. Dubin

Title: Chief Executive Officer, Managing Member
and President
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THE UNIT OWNERS ASSOCIATION OF THE
PARCRESTON CONDOMINIUM, as to the
following Tax Map Numbers listed below:

By: Athena-Renaissance I Venture, LLC, a
Delaware limited liability company, its
Managing Member

By: Athena-Reston Venture, LLC, a Delaware
limited liability company, its Managing
Member -

By: Athena-Reston, LLC, a Delaware limited
liability company, its Sole Member

By: Athena Real Estate Partners L..P., a

Delaware limited partnership, its Managing
Member

By:  Athena Realty, LLC, a Delaware limited
liability company, its General Partner

By: The Athena Group, LLC, a Maryland
limited liability company, its Managing
Member

By:
Name: Louis M~Ptbin

Title: Chief Executive Officer, Managing Member
and President

17-2 ((40)) (01) Units 1-12, 17-2 ((40)) (02) Units 1-12, 17-2 ((40)) (03) Units 1-18, 17-2 ((40))
(04) Units 1-18, 17-2 ((40)) (05) Units 1-32, 17-2 ((40)) (06) Units 1-32, 17-2 ((40)){07) Units
1-12, 17-2 ((40)) (08) Units 1-18, 17-2 ((40)) (09) Units 1-32, 17-2 ((40)) (10) Units 1-22, 17-2
((40)) (11) Units 1-22, 17-2 ((40)) (12) Units 1-32, 17-2 ((40)) (13) Units 1-22, 17-2 ((40)) (14)

Units 1-32, 17-2 ((40)) (15) Units 1-20
300346 vi6/RE

15.



PROFFERED DEVELOPMENT CONDITION -
PCA 82-C-060-02
March 26, 2007
If it is the intent of the Board of Supervisors to approve PCA 82-C-060-02,
the staff recommends that the Board condition the approval by requiring
conformance with the following development condition. This condition

supersedes all previous development conditions associated with the subject

property:

1. The Letter of Intent entitled, “F_’urchase of ParcReston Cdndominium
Units,” dated March 26, 2007, shall be implemented in accordance with

the terms and conditions of such Letter of Intent, hereby attached.
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FAIRBAX, @ g

~ OFFICE OF THE CLERK
: BOARD OF SUPERVISORS
. UNTY o 12000 Government Center Parkway, Suite 533
CO | | . Tairax, Virginia 22035.0072

R G 1 N 1 A

- 'm_epmm T
7 FAX: 703.324-392¢
“FTY: 703-324-3902

June 5, 2002

Mark C. Looney, Esquire -

Cooley Godward LLP

One Freedom Square / Reston Town Center
" 11951 Freedom Drive. Suite 1500 .

Reston, Virginia 20190-5601.

~ RE: 'Proﬁered‘Condmon Amendment Number PCA-82-C-060 and s
. Development Plan Amendment Number PCA 82-C—060
Dear Mr Looney

Enclosed you will find a copy of an Ordmanoe adopted by the Board of Supervrsors at a regu.lar _
~ meeting held on April 29, 2002, approving Proffered Condition Amendment PCA 82-C-060 and
Development Plan Amendment PCA 82-C-060 in the name of Summit Properties Partnership, LP., to
amend the proffers and Development Plan for RZ 82-C-060 previously approved for resrdentral '
development at a density .of 19.9 du/ac to permit residential redevelopment at a density of 30.28
dwelling units per acre (du/ac); located at the northeast quadrant of the intersection of Reston-
Parkway and Temporary Road, Tax Map 17-2 ((1)) 23, 24, and 24A, subject to the proffers dated
- April 29, 2002 and DPA conditions dated April 26, 2002 eonsrstmg of approxnnately 22. 99 acres
located in Hunter Mill Dlsmct.

The Board also'

e -Modified the mtenor parking lot landscapmg requirement for the top deek of the
= parkmg garage in l‘avor of the plan i\lustrated on sheet 10 ol' the Development
P‘all. teo .

.. Modlﬁed the transrtional screening reqmrement along the northern property llne
.. inTavor of the existing vegetation.




PCA/DPA 82-C-060

June §

Sincerels',

12002

-2-

\_Va_ived,' the b:_:frier requirement a]bng the northern property line,

Ve

Nancy Vthrs : '
Clerk to the Board of Supervxsors : |

NV/ins

cc:

Chairman Katherine K. Hanley
Supervisor Hunter Mill District

Janet Coldsmith, Director, Real Estate Div. Dept. of Tax Admlmstratlon
Michae] R. Congleton, Deputy Zoning Adxmmstrator

~ Barbara A. Byron, Director, Zoning Evaluation Div., DPZ

Thomas Conry, Dept. Mgr. - GIS - Mappmg/Overlay :

Angela K. Rodeheaver, Section Chief, Tmsprt'n. Planning Div..

Charles Strunk, Project Planning Section, Dept. of Transportanon

Michelle Brickner, Deputy Director, DPWES

Kenny King, Proffer Administrator, Plans & Document Control, OSDS, DPWBS
Frank Edwards, Department of Highways - VDOT

Land Acqu. & Planning Div., Park Authority

District Planning Comnussxoner

James Patteson, D1rector, Facxlmes Mgmt. Div., DPWES



L @

At a regular meeting of the Board of Supervisors of Fairfax County, Virginia, held | '
the Board Auditorium in the Government Center at Fairfax, Virginia, on the 29th day of -
ml 2002 the followmg ordinance was adopted

AN ORDINANCE Ai\mﬁbme THE ZONING ORDINANCE
PROFFERED CONDITION AMENDMENT PCA §2-C-060 AND
DEVELOPMENT PLAN AMENDMENT PCA 82-C-060

* WHEREAS, Summit Properties Partnership, L. P., filed in the proper form '
pplications to amend the proffers and gelopment plan for RZ 82-C-060-hercinafier

escribed, by amending conditions proffercd’ and accepted pursuant to Virginia Code Ann.
15.2-2303(a), and

I o
WHEREAS, at a duly called public heanng the Planning Commxsswn consxdered

he application and the propriety of aménding the Zoning Ordinance in accordance
herewnh, and thereafier did submit to this 13bard it recommendation, and

WHEREAS, this Board has today held a duly called public hearing and afier due
consideration of the reports, recommendanon, testimony and facts pertinent to the ’
proposed amendment, the Board is of the opinion that the Ordinance should be amended, -

NOW, THEREFORE, BE IT ORDAINED, that that certain parcel of land situated

in the Hunter Mill District, and more particularly described as follows (see attached legal
descnpnon)

Be, and hereby is further restricted by the amended conditions proffefeﬂ and accepted

pursuant to Virginia Code Ann., § 15.2-2303(a), Wthh conditions are mcorporated into the
Zomng Ordinance as it affects sald parcel and

BE IT FURTHER ENACTED that the boundaries of the Zoning Map heretofore

adopted as a part of the Zoning Ordinance be, and they hereby are, amended in accordance

with this enactment, and that said.zoning map shall annotate and incorporate by reference - -
the additional conditions govermng said parcels. :

GIVEN under my hand this 29th day of Apnl 2002

m%/w _

Clerk to the Board of Supemsors




PROFFER STATEMENT A
SUMMIT PROPERTIES PARTNERSHIP, LP.
PCA 82-C-060

DPA 82-C-060
April 29, 2002

‘Pursuant to Section 15.2-2303 (A), Code of Vlrglma (1950 as amended) and Section 18-

204 of the Zoning Ordinance of Fairfax. County (1978, as amended), the property owners and
applicants for themselves and their successors or assigns (hereinafier collectively referred to as
_ the “Applicant”) in this Proffer Condition Amendment (“PCA™) and Development Plan
Amendment (“DPA”) proffer that the development of the parcels under consideration and shown
on the Fairfax County Tax Maps as Tax Map references 17-2-((1)), Parcels 23, 24 and 24A (the_
“Property™) will be in accordance with the following conditions if, and only if, Proffer Condition
Amendment application PCA 82-C-060 and DPA 82-C-060 are granted. In the event that this
PCA and DPA are denied, these proffers will : nmmedlately be null and void and of no further

force and effect, and the proffers accepted with RZ 82-C-060 for the Property will remain in
effect. These proffered conditions, if accept

supersede all proffers existing on the Property.
The proffered conditions are: i . c .
- GENERAL
1.

Development Plan. The Property shall be developed in substantial conformance
with the Development Plan Amendment/Proffered Condition Amendment (“DPA/PCA™) Plat .

dated February 5, 2001, and revised through April 22, 2002, prepared by Urban Engineering and
. Associates, Inc. (collectively, the “Deve]opment Plan”). -

2. Minor Modifications. Minor- modifications to the Development Plan may be
permitted when necessitated by sound engineering or that may become necessary as part of final
site engineering, pursuant to Section 16-203(13) of the Zoning Ordinance, as determined by the
Zoning Administrator. Building footprints may be decreased and the number of units in each
building may.be reduced, so long as the minimum open space tabulation prowded on Sheet 2 of

. the Development Plan is not reduced. Building setbacks shall be prov:ded in accordance with . . -
. the dlmensnons shown on the Development Plan.

DE! ELOEMEH:] PLAN

3. Maximum Number of Resndegual Units. The Property shall be developed asa
combination of garden-style and mid-rise residential buildings with a maximum number of .
dwelling units not to exceed 696 units, including 336 garden-style units and 360 mid-rise units.
The Applicant reserves the right to develop fewer dwelling units than the number represented
herein and on the Development Plan, and to correspondingly reduce the number of parking

spaces; provided the ratio of parking spaces per residential unit within the proposed :md-nse '
residential building is mamtamed ‘

4. Maximum Bglldmg Height. The maximum building hexght of t.he proposed mid-
rise residential building and/or parking structure shall not exceed seventy-five feet (75°), as
shown on the Development Plan; provided, however, that up to three (3) architectural features or

4



accents may_b;a constructed on the fnid-rise residential building to vary the building’s roofline
and may exceed the maximum building height by no more than ten feet (10)..

5..  Number of Stories Per Residential Building. The maximum number of floors for
the proposed mid-rise residential building shall not exceed seven (7) floors, inclusive of. any
terrace or below-grade units, except that the parking structure for the mid-rise residential
building may be constructed to a maximum of nine (9) floors, provided (a) the height of the
parking structure does not exceed the top of the roofline of the proposed mid-rise residential
building and (b) no vehicles on the top level of the parking structure are visible- above: the

“building’s roofline when viewed from Reston Parkway directly in front of the mid-rise building. -
Any building constructed within 75° of Wainwright Drive will not exceed three (3) stories in

height exposed to view from Wainwright Drive. All other residential buildings- constructed on

the Property (including the existing residential buildings) shall not exceed four-(4) stories in
height. : | ~ Lo

6. - - Stormwater Managem’ent and BL'?. Stormwater manég"ement for the -ﬁroposed

development shall be provided on the Property using the existing dry ponds, subject to approval.
of the Fairfax County Department of Public Works and Environmental Services (‘DPW&ES”) at
the time of site plan approval for the portion of the Property to be redeveloped. Best

Management Practices (“BMP”) shall be provided in accordance with the Fairfax County Public '
Facilities Manual (“PFM”) and as part of site plan approval. Any modifications to the existing -

stormwater management and/or BMP facilities necessary to accommodate the proposed .
redevelopment shall not reduce the amount of open space provided on the Property and shown . -
on the Development Plan. o ‘

7. Pathways, Plazas. The Applicant shall construct pathways, sidewalks, landscaped
internal access drives and plazas generally consistent with Sheet 6 of the Development Plan.

8. Parking. The Applicant shall comply with the parking requirements of Article 11
of the Fairfax County Zoning Ordinance as determined by the. DPW&ES. The Applicant
reserves the right to include more parking than required by the Zoning Ordinance and shall
provide a minithuan of 1,75 parking” spaces per residential unit for the mid-rise residential -
- building (which calculation may include some or all of the surface parking spaces shown within

the “limits of disturbance” on Sheet 6 of the DPA/PCA Plat). The Applicant also reserves the
right to place surface parking in the areas designated for structured parking and building,

provided the ratio of parking spaces per residential unit for the mid-rise residential building is
maintained. _ o ‘ SRR

9. Lighting. Parking lot or exterior building lighting located on the Property shall be
directed inward and/or downward and designed with fully shielded fixtures in order to minimize

glare onto adjacent properties. The maximum height of any freestanding light poles shall be
eighteen feet (18”) above grade. . o -

10.  Recreational i’aciliiiés. The Applicant shall construct recreational uses for -
ygsidents of the Property selected from among the following: -

(a) Skvimming poo](s), including required fencing;



(b) A recreation/community center that may include exercise facilities, a
business center, meeting room, media room and other facilities‘as selected
by the Applicant; and

()  Passive recreation area(s) to be utilized for recreatlonal activities, such as

seating areas, formal gardens/patios, plcmc areas and other facrlmes as
_ selected by the Applicant.

11. Sl age. The Applicant may relocate the existing sign currently ]ocated west of
the Temporary Road entrance to a new location in the same general area west of the Temporary
- Road entrance to accommodate modifications to that site entrance resulting from the proposed

redevelopment. The Applicant also reserves the right to renovate and/or replace all existing
signage .on the Property, subject to review and approval by the Reston Association Design

Review Board (“RADRB”). All signage on the Property shall conform to the reqmrements of |
Artwle 12 of the Zoning Ordinance.

Matérials. The Applicant shall construct the :

ance with the building design and elevations .
shown on Sheets 7-9 of the Development Plan and shall utilize exterior materials and designs

- selected from among the following: brick, EiFs (Exterior Insulation Finish Systemi), wood,
- vinylV Hardi panels, vinyl or similar 51d1ng, spht-face block and pre-cast panels.. Fences and/or
retaining walls constructed to enclose the swimming pool shown on the Development Plan shall
be constructed using brick and/or decorative metal, subject to approval by the RADRB. The
Applicant also may make other such modifications to the mid-rise building’s architecture,.
building materials and design as may be permitted by the Zoning Administrator pursuant to
- Proffer #2 above. In the event the Zoning Administrator determines that any modifications to the
mid-rise- bmldmg s architecture, building materials and design that are required by the RADRB
~ are not in accordance with the elevations. included with the Development Plan, the Apphcant

may submit such modifications to the P]anmng Commission for admxmstrwve review and
approval

13. Resgdn Association Design Review Board. All architectural “drawings of
. -buildings;-structures, landscaping; lighting, materials, color-and signage for the Property shall be

. subrnitted- to the Reston Association Design Review Board for review and approval in
- accordance with the Reston Residential Covenants.

TREE SAVE AREAS AND LANDSCAPING

14. Treg Survey and Ereservgtlon Plan

A.  Preservation of Ex1stmg Trees. In preparation for the ﬁlmg and
processing of this DPA/PCA application, the Applicant' employed a certified
arborist to develop a survey and tree condition analysis (the “Tree Survey™) for all
existing specimen trees and all trees 12” in diameter and larger located on the .
‘Property. Using the Tree Survey as a tool, the Applicant’s design engineer shall
“consult with the Applicant’s certified arborist to identify which trees to propose
for preservation and which trees to propose for removal, including those trees
shown on the Development Plan as “Existing Tree To Be Saved” and “ Existing



15.

‘Tree to save if possible” (the “Tree Preservation Plan”). The placement of all
new public and/or private utilities and the relocation of existing public and/or

. private utilities shall be considered as part of this Tree Preservation Plan. As part-

of the Tree Preservation Plan, the Applicant shall list tree preservation and .
maintenance activities designed to maximize the survivability of each tree

: des1gnated for preservatlon, including, but not limited to, pre-construction root

pruning and crown pruning, vertical and horizontal mulching and fertilization.
The Applicant shall .submit the Tree Preservation Plan to the Urban Forestry
Division of the DPW&ES for review and approval as part of site plan submissions
for the portion of the Property to be redeveloped. The Applicant shall save those
trees identified in the Tree Preservation Plan as intended to be saved (including
the trees identified on the Development Plan targeted to be saved and included in
the Tree Preservation Plan) or as otherwise determined in conjunction with the
Urban Forestry Division. A‘l |trees shown to be preserved on the Tree

Preservation Plan and site pl shall be protected by 14-gauge welded wire
fencing, a minimum of four (4)

feet in height, attached to steel posts spaced no
farther than ten (1 0) feet apart. ‘k'he fencing shall be erected at the proposed limits
of disturbance prior to commencement of any clearing or grading on the relevant
portion(s) of the sne, and shall be made c]early vnslble to construction personnel
I
B. Tree Removal and Re lacement. Dunng the site plan review for
the portion of the Property to be redeveloped, if it is determined necessary by
DPW&ES to remove any trees previously designated to be preserved on the Tree -

~ ‘Preservation Plan as part of any. dedication for future road widening(s), or in order

to locate additional utility lines, trails, etc., the Applicant shall replace such trees
at another Jocation on the: Property according to the directions of the Urban ‘
Forestry Division of DPW&ES and consistent with the requirements of the PFM.
Subject to mutual agreement between the Applicant and the Board of Directors of
the property owners association for the Bowman Green office condominium
community (“BGPOA”™), the Applicant may remove and replace existing trees
" Jocated on or near the common boundary line with the Bowman Green office -
. —community-that(a)-are-dead; dying or diseaséd, (b) pose or create a hazard for the’
- BGPOA, or (c) negatively impact the viability and survivability of existing trees
‘Jocated on property owned or maintained by the BGPOA. The Applicant also
shall coordinate with the BGPOA concerning the repair and/or replacement of the - -

existing fence located along the common boundary with Bowman Green of the
portion of the Property to be redeveloped.

Limits of Disturbance. The Applicant shall adhere to the Limits of Disturbance

(“LOD”) as noted on the Development Plan. Minor adjustment of the LOD at time of final

design and engineering and the location of proposed utilities may be permltted pursuant to .
Sectlon 16-203 and Section 18-204 of the Zoning Ordinance.

16.

Landscape Plan. The Applicant’s Development Plan mcludes a conceptual

]andscape plan for the portion of the Property to be redeveloped (Sheet 10). As part of its site
plan submission, the Applicant shall submit to the Urban Forestry Division of DPW&ES for
review and approval a detailed Landscape Plan for the poruon of the Property to be redcveloped,



- ! '

including the removal and replacement of any trees located along the common boundary with the
Bowman Green office community as outlined in Proffer #14 above. Such Landscape Plan shall
be consistent with the quality and quantity of plantings and materials shown on Sheet 10 of the -

. Development Plan and shall include a 50° landscape buffer along the Property’s frontage on
Reston Parkway in the area adjacent to the proposed new residential building as shown on- the o
Development Plan. No portion of the footprint of any residential building may extend into the
landscape buffer areas. Such Landscape Plan shall include preservation of existing trees and
new plantings, including deciduous trees, evergreen trees, shrubs, bushes and similar
underplantings, to replace or supplement any trees that are excluded from the Tree Preservation

- Plan or that are removed as part of clearing and grading the portion of the Property to be
redeveloped. New plantings along the Property’s frontage of Reston Parkway shall consist
primarily of shrubs, bushes and native deciduous tree species, including a complemem of 6-8 -
three-inch (3”) caliper trees, planted in mulched beds designed to encourage the generation of
associated plant communities. The placement oi‘ all new public and/or private utilities and the
‘relocation of ex1stmg public and/or private utilities shall be considered as part of this Landscape
Plan. The existing landscape area along the Property’s frontage on Wainwright Drive that was -
proﬁ‘ered as part of the Property’s initial developEnent which averages approximately 40’ to 50° -
in wxdt.h exclusive of the ingress/egress dnveway.along Wamwnght Drive, shall be mamtamed

17. Stmctm-ed Parking - Mod:ﬁcandn of Interior Parking Lot Landscaping. The
Apphcant requests modification of the interior parking lot Jandscaping on the top deck of the
internal structured parking facility. The Applicant shall provide planters for shrubs and flowers
on the top deck of the proposed parkmg structure, as generally shown on Sheet 10 of the. -
Development Plan. Subject to review and approval of the Urban Forestry Division and the
DPW&ES, the Applicant reserves the right to modify the design and schedule of landscaping to
be provided on the parking structure rooftop to ensure the viability and care of such landscaping
in view of its proposed location above a concrete parking structure. Any such modifications
shall provide, at a minimum; the quality and quantity of planting deplcted on the Development '
Plan.

18. Hardscap_g Areas

The Applicant shall design and construct the proposed
~~hardscape dre

eas adjacent 1o the Bowman "Green office condominium community and along the
: .Property s frontage of Temporary Road consistent with the quality and quantity of plantings and
amenities depicted on Sheet 10 of the Development Plan. Among the features the Applicant may
include in the hardscape areas are brick pavers, trees, shrubs, benches, barbeque facilities and

similar amenities for residents of the Summit Reston community. Any hghtmg prov:ded in the
hardscape areas shall be in conformance with Proffer #9 above. -

19.  Open Space. The overall minimum open space for the Property shall be 40%
TRAE SPORTA TION ]MPROVEMENTS
20.

Temporary Road ]mprovemem s. The Applicant shall dedicate in fee simple to the '
Board of Supervisors additional right-of-way, consistent with areas depicted on the Development.
Plan, along the Property’s frontage on Temporary Road for the construction of a dedicated right
turn lane from westbound Temporary Road to northbound Reston Parkway. Such dedication
shall occur at the time of site plan approval for the portion of the Property to be redeveloped or



upon demand by either Fairfax County or the Virginia Department of Transportation (“VDOT™),
whichever occurs first. Pursuant to Zoning Ordinance Section 17-200, the -Applicant shall
construct frontage improvements to Temporary Road along the Property as generally shown on -
-the Development Plan. Actual lane designations and/or striping shall be done in consultation
with the Fairfax County Department of Transportation (“FCDOT™) and VDOT as part of site

plan approval (See Proffer #22). These improvements shall be constructed within the ex:stmgl
right-of-way on the south side of Temporary Road to include:

(a)
®)
()

@

(e)

‘a dedicated ri ght turn Jane from westbound Temporary Road to.
northbound Reston Parkway;

at least one dedlcated through-only lane from westbound Temporary Road |

to westbound New Dominion Parkway; and

dual left tumn lanes from Westbound Temporary Road to southb'ound ,
Reston Parkway; ] ' - S

a smgle 1hrough lane eastbound along Temporary Road ‘and

subject to FCDOT and VDOT approval as part of site plan approval a
single, dedicated left tum lane on eastbound Temporary Road into the

subject Property, adjacent to the intersection of Temporary Road and Old
Reston Avenue. .

These i 1mprovements shall be constructed and placed in service prior to the i issuance of the 180th-
residential use permit for the new residential units to be constructed on the Property. Any
modifications to the timing of traffic signals along Temporary Road and/or New Dominion
Parkway necessary to accommodate these improvements shall be the responsibility of the . .
Applicant, and shall be completed in consultation with VDOT. No addmonal off-site dedication

will be required..
21,

S Tempgm Road Entrance The Applicant shall construct no more than one (l) .
- access’ ‘point from its development to/from Temporary Road, as generally reflected on the

. Development Plan across from Old Reston Avenue. Such entrance shall be desngned to provxde
two inbound and two outbound lanes.

22, Traffic Signal at Old Reston 'venue' and Tem

vy Road. Pnar to site plan

approval for the portion of the Property to be redeveloped, the Applicant shall conduct a warrant
study. to determine the necessity for the installation of a traffic signal at the intersection of Old
Reston Avenue and Temporary Road adjacent to the entrance to the Property. The Applicant
shall include in the warrant study the number of residential units to be developed on the Property

as submitted on the site plan for the proposed mid-rise residential building (including the existing -
units that are to remain) and shall submit the results of the warrant study to VDOT for review. In'
the event VDQT. determines that a traffic signal is warranted at that location upon the completion -
of construction of the proposed mid-rise residential building, the Applicant shall construct such
traffic signal prior to the issuance of the 180th residential use permit for the proposed mid-rise
residential building or as directed by VDOT. The Applicant shall be permitted to use any funds
previously proffered by nearby developments for the construction of such traffic signal. As part

6.



of the warrant study, the Applicant shall analyze the existing and ant:c1pated turning movements
at the subject intersection and submit the results to VDOT to determine the appropriate lane
configurations and striping as detailed in Proffer #20 above. The Applicant shall be responsible

for any necessary modifications to signal timing to the Reston Parkway/Temporary Road/New e
Dominion Parkway traffic signal as a result of constructing this.additional traffic signal.

23.  Wainwright Drive Entrance. Only one point of ingress/egress shall be provided

on Wainwright Drive. The drive will be located directly across from the Governours Square
Cluster, as shown on the Development Plan.

24, - Reston Parkway Widening. The Applicant reserves the right to request a waiver
of Section 17-201 of the Zoning Ordinance related to the construction of frontage improvements:
to northbound Reston Parkway along the Property’s frontage between Temporary Road and the
southern boundary line with the Bowman Green|office condominium community. In the event
~ such a waiver is granted and in lieu of such construction, the Applicant shall establish an escrow

fund with the Fairfax County Department of Public Works and Environmental Services and
contribute to such fund $125,000 to be used for the construction of improvements to widen
northbound Reston Parkway along the Property’s frontage between Temporary Road and the
southern boundary line with the Bowman Green office condominium community. The escrow
fund for Reston Parkway shall be established and such contribution made (a) prior to the
issuance of the first building permit for the proposed mid-rise residential building to be
constructed as part of the Property s redevelopment or (b) in the event VDOT approves plans to

widen Reston Parkway prior to the issuance of a building permit for the proposed mid-rise
.bmldmg, upon demand by either VDOT or Fairfax County.

25. No Reston Parkway Emrancg
directly to/from Reston Parkway.

26. VDOT Standards. The design and construction of these road improvements shall
be completed according to VDOT standards, as determined by DPW&ES and VDOT, and the

Apphcant reserves the right to request modlﬁcatlons regardmg lane widths as necessary based on
final engmeenng and desxgn

No entrance to the Property shall be provided

Reston Parkway Right-of-Way. The Applicant shall dedicate in fee simple to the
Board of Supervisors additional right-of-way along the Property’s entire frontage of Reston
Parkway, consistent with areas depicted on the Developmem Plan, for the widening of
northbound Reston Parkway. Such dedication shall occur at the time of site plan approval for the

portion of the Property to be redeveloped or upon demand by either Fairfax County or VDOT,
whichever occurs first.

28.. Density Credit. Advanced density credit is reserved consistent with the .
provisions of the Fairfax County Zoning Ordinance for all eligible dedications described herein

or as may be required by Fairfax County or VDOT pursuant to the Public Facilities Manue]
(PFM), at the time of site plan approval for the Property.

29.  Bus Shelter. The Applicant shall, if requested by the FCDOT, construct one (1)
bus shelter (open, typical type) along the Property’s frontage on Temporary Road. The final



location of the bus shelter shall be determined in consultation with the FCDOT at the time of site
plan approval for the portion of the Property to be redeveloped, and shall be constructed prior to. .
the issuance of the first residential use permit for the proposed mid-rise residential building. The
Applicant shall install a covered trash receptacle within the bus shelter. The owner of the

Property shall be responsible for providing refuse removal and pick-up services for the bus
shelter. . _

30. Bicx'cle Rack. The Applicant shall mstall a biéycle rack within the stmctui-éd
. parking facility for the parking/storage of bicycles. Such bicycle rack shall be installed pnor to
- the issuance of the first res;dennal use permit for the new residential bmldmg

31.  Reston Parkway Tunnel. The Apphcant shall contnbute $50,000 to the Reston. .
Association to be used for the design and construction of fagade and/or lighting improvements to
the existing pedestrian tunnel located beneath|Reston Parkway and connecting the Bowman
Green office condominium community and the Spectrum retail center; provided, however, that
~ the Apphcam shall only be required to contnbul such funds upon (a) the Applicant’s reasonable -
review and approval of any improvements pru sed by the Reston Association that are to be
constructed and (b) review and approval, in wntmg, of such improvements by the Virginia
Department of Transportation. Except as othermse set forth herein, the Applicant shall not be

responsible for any costs associated with the design, construction or maintenance of any
1mprovemems to the pedestrian tunnel..

PRINCIPAL AND ACCESSORY USES

32.  Additional Uses. The principal use of the Property shall be multifam:ly dwellmgs
(either rental apartments or for-sale condommmms), however, the Applicant may establish other

ancillary and secondary uses on the Property in support of the principal resxdenual use,
follows: ' :

a) The Applicant hereby incorporates the following ancillary usesonits .

~ Development Plan: automated bank teller machines; health cluband -
swimming pool (residents-only);-private-clubs (residents only); business
center (residents only); and home occupations (residents only and subject
to the provisions of Article 10 of the Zoning Ordinance);

b) Those accessory uses as permmed by Artn:le 10 of the Zomng Ordmance,
and .

All principal secondary and accessory uses (except the sﬁnmimng pool)
will be located within the building and/or garage footprints and any such

uses will not exceed fifteen percent (15%) of the overall permmed gross -
floor area for the Property.

'RESTON COM |

33.  Contribution for Affordable Housing. The Applicant shall contribute $200,000 to
be used in support of access to affordable housing opportunities, particularly in the Reston
community. The Applicant shall contribute such funds to the Affordable Housing Trust Fund



prior to the issuance of the first bm]dmg permit for the proposed mid-rise resndentml bmldmg on
the portlon of the Property to be redeveloped.

34, Notice of Lease Termination to Exxstm& Sumrmt Reston Residents. The
Apphcant shall comply with the requirements of Virginia Code § 55-222 conceming the

provision of notice of lease termination to tenants of the 82 residential units to be removed as a
result of the proposed redevelopment. For any tenant who receives notice of lease termination
pursuant to this Proffer, the Applicant shall use its best efforts to identify rental space elsewhere
on the Summit Reston Property to which the displaced tenant may relocate. To the extent
relocation is not possible due to a lack of available rental space within the Summit Reston
community, the Applicant will provide each displaced tenant with information and assistance
~ concerning available apartment rental space elsewhere in the Reston/Herndon submarket.

SEVERABILITY OF PARCELS FOR PCA |

35.  Any pomon(s) of the site may be the subject of a PCA, DPA Speclal Except:on,_
Special Use Permit, Variance, or any other zoning application without joinder and/or consent of
the other portions of the Property, provided such zoning application does not affect any other
_ portion(s) of the Property. Previously approved proffered conditions applicable to the parcel(s). .

that is not the subject of such an application shall otherwise remain in full force and effect.

SUMMIT PROPERTIES PARTNERSHIP, L.P.

By: SUMMIT PROPERTIES, INC., its General

132524 v3/RE
2%9803L.DOC"



PROPOSED DEVELOPMENT CONDITIONS
DPA 82-C-060

April 26, 2002

If it is the intent of the Board of Supervisors to approve DPA 82-C-060, staff |
recommends that the Board of Supervisors condition the approval by requiring -
conformance with the following development condmons

1. In addition to the two (2) landscape planters to be located on the roof Ievel of the .
parking structure, as shown on Sheet b of the Development Pian, two addmonal _
landscape planters shall be provnded fpr a total of four (4) pIanters

||
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APPENDIX 5
County of Fairfax, Virginia

MEMORANDUM

DATE: January 28, 2008

TO: Regina Coyle, Director
Zoning Evaluation Division, DPZ

FROM: Angela Kadar Rodeheaver, Chief
Site Analysis Section, DOT

FILE: 3-4 (RZ 82-C-060)

SUBJECT: PRC 82-C-060 - Athena Renaissance Reston, LLC
Land Identification Maps:  17-2 ((1)) 23, 24, 24A

This department has reviewed the subject request and has no objection to its approval
assuming all previous proffered conditions are retained.

AKR/MAD

Fairfax County Department of Transportation
12055 Government Center Parkway, Suite 1034
Fairfax, VA 22035-5500

Phone: (703) 324-1100 TTY: (703) 324-1102
Fax: (703) 324 1450

www fairfaxcounty.gov/fcdot

ﬁ_x\ for2s YMM&M':I’



APPENDIX 6

County of Fairfax, Virginia

MEMORANDUM

DATE: March 21, 2008

TO: Regina Coyle, Director
Zoning Evaluation Division, DPZ

FROM: Pamela G. Nee, Chief ?3‘-1‘(/‘/
Environment and Development Review Branch, DPZ

SUBJECT: ENVIRONMENTAL ANALYSIS: PRC 82-C-060
Athena Renaissance Reston LLC

This memorandum, prepared by Jennifer Bonnette, includes citations from the Comprehensive
Plan that list and explain environmental policies for this property. Plan citations are followed
by a discussion of concerns including a description of potential impacts that may result from
the proposed development as depicted on the PRC Plan dated October 21, 2005 as revised
through February 16, 2007. Possible solutions to remedy identified issues are suggested.

Other solutions may be acceptable, provided that they achieve the desired degree of mitigation
and are also compatible with Plan policies. ' '

COMPREHENSIVE PLAN CITATIONS

The Comprehensive Plan is the basis for the evaluation of this application. The assessment of

the proposal for conformity with the environmental recommendations of the Comprehensive
Plan is guided by the following citations from the Plan:

Fairfax County Comprehensive Plan, 2007 Edition, Policy Plan, Environment, as amended
through February 25, 2008, on pages 7-8, the Plan states:
“Objective 2: Prevent and reduce pollution of surface and groundwater resources.

Protect and restore the ecological integrity of streams in Fairfax
County.

Policy a. Maintain a best management practices (BMP) program for Fairfax County
and ensure that new development and redevelopment complies with the
County’s best management practice (BMP) requirements. . . .

Policy j. Regulate land use activities to protect surface and groundwater resources.

Department of Planning and Zoning
Planning Division

12055 Government Center Parkway, Suite730
: Fairfax, Virginia 22035-5509

Phone 703-324-1380
Excellence * Innovation * Stewardship

X Fax 703-324-3056
Integrity * Teamwork * Public Service www.fairfaxcounty.gov/dpz/



Regina Coyie
PRC 82-C-060
Page 2

Policy k. For new development and redevelopment, apply better site design and low

impact development (LID) techniques...

Development proposals should implement best management practices to reduce runoff
pollution and other impacts. Preferred practices include: those which recharge
groundwater when such recharge will not degrade groundwater quality; those which
preserve as much undisturbed open space as possible; and, those which contribute to

ecological diversity by the creation of wetlands or other habitat enhancing BMPs,
consistent with State guidelines and regulations.”

Fairfax County Comprehensive Plan, 2007 Edition, Policy Plan, Environment, as amended
through February 25, 2008, on page 10, the Plan states:

“Objective 3: Protect the Potomac Estuary and the Chesapeake Bay from the
avoidable impacts of land use activities in Fairfax County.

Policy a. Ensure that new development and redevelopment complies with the
County's Chesapeake Bay Preservation Ordinance. . . .”

Fairfax County Comprehensive Plan, 2007 Edition, Policy Plan, Environment, as amended
through February 25, 2008, on page 17, the Plan states:

“Objective 10:  Conserve and restore tree cover on developed and developing sites.
Provide tree cover on sites where it is absent prior to development.

Policy a: Protect or restore the maximum amount of tree cover on developed and
developing sites consistent with planned land use and good silvicultural
practices.

Policy b: Require new tree plantings on developing sites which were not forested

prior to development and on public rights of way.”

Fairfax County Comprehensive Plan, 2007 Edition, Policy Plan, Environment, as amended
through February 25, 2008, on pages 17-19, the Plan states:

“Objective 13: Design and construct buildings and associated landscapes to use energy
and water resources efficiently and to minimize short- and long-term
negative impacts on the environment and building occupants.

0:\2008_Development_Review_Reports\PRC\PRC_82-C-060_Athena_Renaissance_Reston_env.doc



Regina Coyle
PRC 82-C-060
Page 3

Policy a.

Policy d.

Consistent with other Policy Plan objectives, encourage the application of
energy conservation, water conservation and other green building practices
in the design and construction of new development and redevelopment
projects. These practices can include, but are not limited to:

Environmentally-sensitive siting and construction of development
Application of low impact development practices, including
minimization of impervious cover (See Policy k under Objective 2 of
this section of the Policy Plan)

Optimization of energy performance of structures/energy-efficient
design

- Use of renewable energy resources

Use of energy efficient appliances, heating/cooling systems, lighting

and/or other products

Application of water conservation techniques such as water efficient

landscaping and innovative wastewater technologies

- Reuse of existing building materials for redevelopment projects
Recycling/salvage of non-hazardous construction, demolition, and

land clearing debris

- Use of recycled and rapidly renewable building materials

Use of building materials and products that originate from nearby

sources

Reduction of potential indoor air quality problems through measures

such as increased ventilation, indoor air testing and use of low-

emitting adhesives, sealants, paints/coatings, carpeting and other
building materials.

Encourage commitments to implementation of green building practices
through certification under established green building rating systems {e.g.,
the U.S. Green Building Council’s Leadership in Energy and Environmental
Design (LEED®) program or other comparable programs with third party
certification). Encourage commitments to the attainment of the ENERGY
STAR® rating where applicable and to ENERGY STAR qualification for
homes. Encourage the inclusion of professionals with green building
accreditation on development teams. Encourage commitments to the
provision of information to owners of buildings with green building/energy

efficiency measures that identifies both the benefits of these measures and

their associated maintenance needs. ..

Promote implementation of green building practices by encouraging
commitments to monetary contributions in support of the county’s
environmental initiatives, with such contributions to be refunded upon

0:\2008_Development_Review_Reports\PRC\WPRC_82-C-060_Athena_Renaissance_Reston_env.doc



Regina Coyle
PRC 82-C-060
Page 4

demonstration of attainment of certification under the applicable LEED
rating system or equivalent rating system.”

ENVIRONMENTAL ANALYSIS

This section characterizes the environmental concerns raised by an evaluation of this site and

the proposed development. Solutions are suggested to remedy the concerns that have been
identified by staff. There may be other acceptable solutions.

The applicant has submitted a PRC Plan for a project approved under a Development Plan
Amendment/Proffered Condition Amendment in 2007 to redesign a 5.13 acre portion of a
22.99 acre garden style apartment complex that had approved for redevelopment in 2002. The
redesign includes two maximum 168 foot tall residential buildings with 360 dwelling units
connected by a two-story amenity space. The redesign increases the amount of open space.

Water Quality Protection/Stormwater Management (SWM)/Best Management Practices
(BMP) The subject property is located in the Sugarland Run and Difficult Run watersheds as
well as within the County’s Chesapeake Bay Watershed. SWM is provided for this
development by three onsite dry ponds constructed in 1986. The applicant has requested a
waiver of the SWM requirement since the proposed redevelopment will not increase the
amount of impervious area on the site. The applicant has indicated that an onsite bio-retention
filter and filterra, identified on the PRC Plan, will be used to reduce phosphorus loading by 15
percent, which is above the required 10 percent reduction under the Chesapeake Bay
Preservation Ordinance. The Best Management Practices Narrative states that the applicant
reserves the right to change the specific type and quantity of the BMP/Low Impact
Development (LID) facilities at final site plan. To achieve the 15 percent reduction in
phosphorus loads, the applicant is encouraged to provide BMP/LID measures that minimize
any negative visual impact on the site. Any SWM/BMP measure or waiver of such is subject

to review and approval by the Department of Public Works and Environmental Services
(DPWES).

Vegetation The redesign of the proposed redevelopment increases the amount of landscaping.
The applicant has proffered to develop a Tree Preservation Plan to submit for review and
approval by the Urban Forest Management Division of DPWES at site plan. The applicant is

encouraged to preserve as many mature trees as possible along the Reston Parkway frontage
and adjacent to the existing office townhouse condominiums.

Green Building The applicant is encouraged to incorporate energy conservation, water
conservation and other green building practices in the design and construction of the proposed
development. A commitment to seek certification for the proposed buildings through the U.S.
Green Building Council’s Leadership in Energy and Environmental Design (LEED) program
and a commitment to attain Energy Star ratings where applicable are also encouraged. '

0:\2008_Development_Review_Reports\PRC\PRC_82-C-060_Athena_Renaissance_Reston_env.doc
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PRC 82-C-060
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COUNTYWIDE TRAILS PLAN

No trails are depicted on the Countywide Trails Plan Map adjacent to subject property.
PGN: JRB

0:\2008_Development_Review_Reports\PRCWRC_82-C-060_Athena_Renaissance_Reston_env.doc
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DEPARTMENT OF TRANSPORTATION
DAVID S. EKERN, P.E.

COMMISSIONER 14685 Avion Parkway
Chantilly, VA 20151
(703) 383-VDOT (8368)

January 23, 2008

Ms. Regina Coyle

Director of Zoning Evaluation

Department of Planning and Zoning

12055 Government Center Parkway, Suite 801
Fairfax, Virginia 22035-5511

Re: PRC 82-C-060, Reston Section 81, Blocks 1 & 2
Tax Map No.: 17-2 ((1)) 23, 24, 24A

Dear Ms. Cdyle:

We have reviewed the referenced Planned Residential Community application as
requested and offer the following comments:

A traffic impact analysis should be submitted. The intersection of Temporary Road/New
Dominion Parkway should be shown in greater detail. The proposed 11’ foot lanes along
Temporary Road are not supported by this office. Furthermore, Jonathan Way should be
restricted to right turn in/right turn out if the queuing analysis shows the need.

If you have any questions, please call me at (703) 383-2063.

Sincerely,

oo nadn
Noreen H. Maloney (
Transportation Engineer

cc: Ms. Angela Rodeheaver

VirginiaDot.org
WE KEEP VIRGINIA MOVING



APPENDIX 7
County Of Fairfax, Vlrglnla o T

MEMORANDUM

January 16, 2008

TO: Suzanne Lin, Staff Coordinator
Zoning Evaluation Division, DPZ

FROM: Hugh Whitehead, Urban Forester 11 M
Forest Conservation Branch, DPWES

SUBJECT: Forest Conservation Branch comments and recommendations

RE: Reston Section 81 Blocks 1 and 2, PRC 82-C-060

I have reviewed the above referenced PRC plan, stamped as received by Zoning Evaluation
Division on October 31, 2007. The comment below is based on this review and numerous
visits to the site during review of the DPA.

Sheet 8 of 20

1. A cross-hatched symbol indicates existing trees designated “to be saved if possible”
during redevelopment of the site. It should be noted that additional planted trees will be
required to supplement existing and proposed trees in the landscape buffer if any trees so
indicated on the plan decline or die as a result of construction impacts during
implementation of the site plan. For clarification, provide a note similar to the
following: IF TREES DESIGNATED “TO BE SAVED IF POSSIBLE” DECLINE OR DIE AS A
RESULT OF IMPACTS FROM CONSTRUCTION OR ALTERED ENVIRONMENTAL CONDITIONS
DURING REDEVELOPMENT OF THE SITE, THEY SHALL BE REPLACED WITH 2-INCH CALIPER
DECIDUOUS TREES OR 6-FOOT TALL EVERGREENS, DEPENDING ON THE TYPE OF THE TREE
BEING REPLACED. THE NUMBER OF REPLACEMENT TREES REQUIRED WILL BE BASED ON
CANOPY AREA OF THE TREE BEING REPLACED. (PFM 12-0806.3F(1)

2. The proposed landscape plan shows trees to be planted in the entrance area over a
portion of the underground garage. It is not clear how deep the soil will be in the area of
these plantings. Provide a detail that clearly shows the depth of soil in the areas where
trees are proposed over the underground garage and adequately provides for the survival
of these trees and ensures they will be an asset to the landscape. (PFM 12-0701.8)

Department of Public Works and Environmental Services

Land Development Services, Urban Forest Management Division
12055 Government Center Parkway, Suite 518

: Fairfax, Virginia 22035-5503

Phone 703-324-1770, TTY: 703-324-1877, Fax: 703-803-7769
www.fairfaxcounty.gov/dpwes
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Reston Section 81 Blocks 1 and 2

PRC 82-C-060
January 16, 2008
Page 2 of 2

If you have any questions, please contact me at 703-324-1770.

HCW/
UFMID #: 132920

cc: RA File
DPZ File

Department of Public Works and Environmental Services

Land Development Services, Urban Forest Management Division
12055 Government Center Parkway, Suite 518

Fairfax, Virginia 22035-5503

Phone 703-324-1770, TTY: 703-324-1877, Fax: 703-803-7769

www fairfaxcounty.gov/dpwes
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EVERETTE L. KLINE, JR.

Regional Forester

¥

December 18, 2007

To:

From:

COMMONWEALTH of VIRGINIA

DEPARTMENT OF FORESTRY

470 George Dean Drive
Charlottesville, Virginia 22903
(434) 977-5193
FAX (434) 296-3290

Regina Coyle, Director

Planning and Zoning Division

Department of Planning and Zoning
AN

James McGlone 3~V "\—\

Urban Forest Conser(f;t‘ionist

Virginia Department of Forestry

Subject: PRC 82-C-060

This is an interesting development concept and to the extent that it means more people living and
parking within the some foot print I applaud it. I note that some of the existing trees will be lost

in construction, but there appears to be a net increase in tree canopy, also a good thing. 1do have
some comment on species selection and planting instructions.

1.

Ash. Fraxinus amercana is white ash not green ash. More to the point, the Virginia
department of Forestry and the Fairfax County Urban Forest Management Division
recommend against planting any Fraxinus in Northern Virginia due to the presence of
emerald ash borer in Prince Georges County. Some suggestions for substitutes are:
thornless honeylocust, black gum, yoshino cherry, sweetgum v. Rotundafolia or London
planetree.

Pin oak and willow oak are very good urban hardy trees that have an unfortunate shape.
Both have lower branches that grow down toward the ground and will interfere with foot
and vehicular traffic. They should not be planted so that sidewalks, roads or driveways
are within their mature drip-lines (about 30 foot radius). White, chestnut, black, scarlet,
post and northern red oaks would be better oak choices nearer to sidewalks, streets and
driveways.

Eastern white pine is a beautiful, but not urban hardy, tree. White pines are sensitive to
sulfur dioxide, ozone and salt. American holly and southern magnolia are better
evergreen choices.

Guying. The plans call for guying only when necessary. They also <call for removal of
guys within one year. This latter specification should be highlighted in bold and included
in any site management documents and contracts. Trees strengthen their trunks by
growing reaction wood in response to swaying. Guying tends to reduce swaying leading

Mission: “We Protect and Develop Healthy, Sustainable Forest Resources for Virginians.”



to less reaction wood and weaker trunks. Guy wires left on too long will girdle the tree
and damage bark and the living cambium under the bark. '

. Back filling should be done with unamended site soil. There are likely to be soil
interface issues between the root ball and the existing site soil, amended the back fill will

cause another soil interface. Soil interfaces can cause interfere with the percolation of

water through the soil causing the root ball and/or planting hole to become a sump that

drains poorly. Newly planted trees and shrubs should not be fertilized in the first year.

. Planting depth. The International Society of Arboriculture recommends exposing the
root flare at the base of the trunk (even if this means removing soil from the root ball) and

planting trees with the root flare at ground level. Planting trees too deep leads to root

problems, particularly circling and girdling roots, which can cause the tree to fail.

. Cutting root balls. There is no evidence that cutting roots balls on shrubs or other plants

does anything but kill roots.

. Compensatory pruning. Arborists have found that reducing tree crowns in order to

compensate for lost root mass only hurts trees and have eschewed the practice. Itis
probably not good for shrubs either.
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APPENDIX 9

FAIRFAX COUNTY, VIRGINIA

MEMORANDUM

TO: Staff Coordinator

DATE:February 21, 2008
Zoning Evaluation Division, OCP

FROM: Gilbert Osei-Kwadwo (Tel: 324-5025)
System Engineering & Monitoring Divi
Office of Waste Management, DPW

SUBJECT: Sanitary Sewer Rnalysis Report

REFERENCE: Application No. PRC 82-C-060

Tax Map No._ 017-1-((01))-0001A pt.

The following information is submitted in response to your request for a
sanitary sewer analysis for the above referenced application:

1. The application property is located in the COLVIN RUN{(D2) Watershed.

It
would be sewered into the Blue Plains Treatment Plant.

2. Based upon current and committed flow, excess capacity is available at
this time. For purposes of this report, committed flow shall be deemed
as for which fees have been previously paid, building permits have been
issued, or priority reservations have been established in accordance
with the context of the Blue Plains Agreement of 1984. No commitment
can be made, however, as to the availability of treatment capacity for
the development of the subject property. Availability of treatment
capacity will depend upon the current rate of construction and the
timing for development of this site.

3. An existing 8 inch pipe line located IN EASEMENT and

ON the property is adequate for the proposed use at this
time.

4. The following table indicates the condition of all related sewer
facilities and the total effect of this application.

Existing Use Existing Use
Existing Use + Application + Application
Sewer Network + Application + Previous Rezonings + Comp Plan
Adeq. Inadeq. Adeq. Inadeq. Adeq. Inadeq.

Collector X X _Xx

Submain X X _x

Main/Trunk X X _Xx

Interceptor

Outfall

5. Other Pertinent information or comments:



Farreax COUNTY PARK AUTHORITY APPENDIX10

MEMORANDUM

114

TO: Regina M. Coyle, Director
_ Zoning Evaluation Division
Department of Planning and Zoning

FROM:  Sandy Stallman, Manager ./
Park Planning Branch A~

DATE: January 8, 2008

SUBJECT: PRC-82-C-060, Reston Section 81, Blocks 1&2 (Athena Renaissance)
Tax Map Numl_;ers: 17-2 ((1)) 23,24 & 24A

The Park Authority staff has reviewed the above referenced plan. Based on that review, staff has

determined that this application bears no adverse impact on land or resources of the Park
Authority. '

FCPA Reviewer: S. Moulton
DPZ Coordinator: J. Thompson

cc:  Cindy Walsh, Acting Director, Resource Management Division
Chron Binder

File Copy



APPENDIX 11
FAIRFAX COUNTY, VIRGINIA
MEMORANDUM
TO: Regina Coyle, Director

Zoning Evaluation Division, DPZ

FROM: Sheng-Jieh Leu “A\_/
Facilities Planning Branch, DPZ

FILE: 08.02.76 (ZTRAILS)
SUBJECT: Trail Requirements*

REFERENCE: PRC 82-C-060
Tax Map: 17-2-001-23, 24, 24A

DATE: January 7, 2008

In accordance with the Countywide Trails Plan, no trails are required. Other County agencies
may have additional trail comments or requirements.

SJL

cc: Pam Nee, Environment and Development Review Branch, PD, DPZ

* Other County agencies may have additional requirements or comments. These Trail
Plan requirements in no way limit or exclude this plat from the requirements of the
County Sidewalk Policy and the School Sidewalk Program, which should be fully

implemented as it applies to this subdivision in locations not already accounted for by
Trails Plan requirements.
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APPENDIX 12

Department of Facilities and Transportation Services

FAIRFAX COUNTY
PUBLIC SCHOOLS

Zoning Evaluation Division

Office of Design and Construction Services
City Square Building, Suite 400

10640 Page Avenue

Fairfax, Virginia 22030

January 03, 2008

Fairfax County Department of Planning and Zoning

12055 Government Center Parkway, Suite 800
Fairfax, Virginia 22035

Gentlemen:

Re:

Below Listed Recently Filed Development Plan Analysis

PRC 82-C-060

This office has reviewed the subject Plan Residential Community Application, and has no

comments with respect to school acquisition.

WS/vm

ccC:

<

Facilities Planning Services, FCPS, (w/attach.)

File
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APPENDIX 13

Fairfax VVater

FAIRFAX COUNTY WATER AUTHORITY
8560 Arlington Boulevard, Fairfax, Virginia 22031

www._fairfaxwater.org
PLANNING AND ENGINEERING
DIVISION
JAMIE BAIN HEDGES, P.E.
DIRECTOR

(703) 289-6325
Fax (703) 289-6398

December 20, 2007

Ms. Regina Coyle, Director

Fairfax County Department of Planning and Zoning
12055 Government Center Parkway, Suite 801
Fairfax, Virginia 22035-5505

Re: PRC 82-C-060
Reston Section 81

Dear Ms. Coyle:

The following information is submitted in response to your request for a water service
analysis for the above application:

1. The property is served by Fairfax Water.

2. Adequate domestic water service is available at the site from existing 12-inch, 8-inch and
6-inch water mains located at the property. See the enclosed water system map. The
Generalized Development Plan has been forwarded to Plan Control for distribution to the
Engineering Firm, with comments pertaining to the proposed water system layout.

3. Depending upon the configuration of the on-site water mains, additional water main

extensions may be necessary to satisfy fire flow requirements and accommodate water
quality concerns.

If you have any questions regarding this information please contact Samantha Keamey at
(703) 289-6313.

Sincerely,

Yroml Jgvedbery
Traci K. Goldberg, P.E.

Manager, Planning Department
Enclosure
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APPENDIX 14
Lin, Suzanne W.

From: Khan, Qayyum M.

Sent:  Wednesday, February 20, 2008 11:03 AM
To: Lin, Suzanne W.

Cc: Stonefield, Jerry

Subject: RE: PRC 82-C-060 Athena/ParcReston

I have reviewed the subject plan and found no major SWM issues. However, | would like to know the location
(s) of Filterra unit(s), if they are being proposed (see sheet 17A of 20 of the plan). Some of the existing ponds
in Reston were not designed for BMP purposes.Will the applicant proffer to meet the water quality control
measures for this project, based on BMP narrative on plan sheet 2 of 20.

Qayyum M.Khan

Chief Stormwater Engineer

Environmental and Site Review Division

Land Development Services

Department of Public Works and Environmental Services
Tele. 703 324 1720

Fax. 703 324 8359

From: Lin, Suzanne W.

Sent: Wednesday, February 20, 2008 7:58 AM
To: Stonefield, Jerry; Khan, Qayyum M,
Subject: RE: PRC 82-C-060 Athena/ParcReston

This was sent down (after acceptance) on December 14, 2007--we haven't received a resubmittal so | haven't brought
anything else down. According to the routing sheet, 3 copies were sent (1 guess like usual) to Ken Williams in Plan Control.

thanks for looking into this.

Suzanne

SUZANNE LIN

Planner i

Department of Zoning and Planning,

Zoning Evaluation Division

12055 Government Center Parkway, Suite 801
Fairfax, VA 22035

703.324.1290

From: Stonefield, Jerry

Sent: Wednesday, February 20, 2008 7:55 AM
To: Lin, Suzanne W.; Khan, Qayyum M.
Subject: RE: PRC 82-C-060 Athena/ParcReston

3/24/2008
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| can't see that we have a pending review for this case. Do you remember about when you sent it down?

Qayyum, do you have something that is not logged in?

From: Lin, Suzanne W.

Sent: Wednesday, February 20, 2008 7:43 AM
To: Stonefield, Jerry

Subject: RE: PRC 82-C-060 Athena/ParcReston

They received approval of their DPA/PCA, now they are in for their PRC plan approval. | am hoping there won't be too
many changes, but there are some issues that have come up in the meantime.

Suzanne

SUZANNE LIN

Planner I

Department of Zoning and Planning,

Zoning Evaluation Division

12055 Government Center Parkway, Suite 801
Fairfax, VA 22035

703.324.1290

From: Stonefield, Jerry

Sent: Wednesday, February 20, 2008 7:42 AM
To: Lin, Suzanne W. ‘

Subject: RE: PRC 82-C-060 Athena/ParcReston

If they have received the approval in 2007, why are you meeting with them?

Jerry

From: Lin, Suzanne W,

Sent: Wednesday, February 20, 2008 7:37 AM
To: Stonefield, Jerry; Tucker, Valerie
Subject: PRC 82-C-060 Athena/ParcReston

Good morning,

| am not sure whether there are any comments for this PRC plan, but 1 am having a meeting with the applicant today and

wanted to check to see. They did receive their DPA/PCA approval in 2007, so the plans were recently reviewed by
everyone.

Thanks,
Suzanne

SUZANNE LIN
Planner [}
Department of Zoning and Planning,

3/24/2008



Page 3 of 3

Zoning Evaluation Division

12055 Government Center Parkway, Suite 801
Fairfax, VA 22035

703.324.1290

3/24/2008



PART 1

16-101

16-102

APPENDIX 15

ARTICLE 16

DEVELOPMENT PLANS

16-100 STANDARDS FOR ALL PLANNED DEVELOPMENTS

General Standards

A rezoning application or development plan amendment application may only be approved fora
planned development under the provisions of Article 6 if the planned development satisfies the
following general standards:

1.

The planned development shall substantially conform to the adopted comprehensive plan
with respect to type, character, intensity of use and public facilities. Planned
developments shall not exceed the density or intensity permitted by the adopted
comprehensive plan, except as expressly permitted under the applicable density or
intensity bonus provisions.

The planned development shall be of such design that it will result in a development
achieving the stated purpose and intent of the planned development district more than
would development under a conventional zoning district.

The planned development shall efficiently utilize the available land, and shall protect and
preserve to the extent possible all scenic assets and natural features such as trees, streams
and topographic features.

The planned development shall be designed to prevent substantial injury to the use and
value of existing surrounding development, and shall not hinder, deter or impede
development of surrounding undeveloped properties in accordance with the adopted
comprehensive plan.

The planned development shall be located in an area in which transportation, police and
fire protection, other public facilities and public utilities, including sewerage, are or will
be available and adequate for the uses proposed; provided, however, that the applicant
may make provision for such facilities or utilities which are not presently available.

The planned development shall provide coordinated linkages among internal facilities
and services as well as connections to major external facilities and services at a scale
appropriate to the development.

Design Standards

Whereas it is the intent to allow flexibility in the design of all planned developments, it is
deemed necessary to establish design standards by which to review rezoning applications,
development plans, conceptual development plans, final development plans, PRC plans, site
plans and subdivision plats. Therefore, the following design standards shall apply:

1.

In order to complement development on adjacent properties, at all peripheral boundaries
of the planned development district, the bulk regulations and landscaping and screening

16-3



FAIRFAX COUNTY ZONING ORDINANCE

provisions shall generally conform to the provisions of that conventional zoning district
which most closely characterizes the particular type of development under consideration.

Other than those regulations specifically set forth in Article 6 for a particular P district,
the open space, off-street parking, loading, sign and all other similar regulations set forth
in this Ordinance shall have general application in all planned developments.

Streets and driveways shall be designed to generally conform to the provisions set forth
in this Ordinance and all other County ordinances and regulations controlling same, and
where applicable, street systems shall be designed to afford convenient access to mass
transportation facilities. In addition, a network of trails and sidewalks shall be
coordinated to provide access to recreational amenities, open space, public facilities,
vehicular access routes, and mass transportation facilities.



PART 3

6-301

6-302

PLANNED DEVELOPMENT DISTRICT REGULATIONS

6-300 PRC PLANNED RESIDENTIAL COMMUNITY DISTRICT

Purpose and Intent

The PRC District is established to permit the development of planned communities on a
minimum of 750 contiguous acres of land, which at the time of the initial rezoning to establish a
PRC District is owned and/or controlled by a single individual or entity. Such planned
communities shall be permitted only in accordance with a comprehensive plan, which plan,
when approved, shall constitute a part of the adopted comprehensive plan of the County and
shall be subject to review and revision from time to time.

The PRC District regulations are designed to permit a greater amount of flexibility to a
developer of a planned community by removing many of the restrictions of conventional
zoning. This flexibility is intended to provide an opportunity and incentive to the developer to
achieve excellence in physical, social and economic planning. To be granted this zoning
district, the developer must demonstrate the achievement of the following specific objectives
throughout all of his planning, design and development.

1. A variety of housing types, employment opportunities and commercial services to
achieve a balanced community for families of all ages, sizes and levels of income.

2. An orderly and creative arrangement of all land uses with respect to each other and to the
entire community.

3. A planned and integrated comprehensive transportation system providing for a separation
of pedestrian and vehicular traffic, to include facilities such as mass transportation,
roadways, bicycle or equestrian paths and pedestrian walkways.

4. The provision of cultural, educational, medical, and recreational facilities for all
segments of the community.

5. The location of structures to take maximum advantage of the natural and manmade
environment.
6. The provision of adequate and well-designed open space for the use of all residents.

7. The staging of development in a manner which can be accommodated by the timely
provision of public utilities, facilities and services.

To these ends, rezoning to and development under this district will be permitted only in
accordance with a comprehensive plan and development plan prepared and approved in
accordance with the provisions of Article 16.

Permitted Uses

Subject to the use limitations set forth in Sect. 305 below and the exceptions permitted by
Sections 303 and 304 below, the following and similar uses as may be approved shall be
permitted only in those locations respectively designated Residential, Neighborhood
Convenience Center, Village Center, Town Center and Convention/Conference Center on an

6-23



APPENDIX 16

GLOSSARY
This Glossary is provided to assist the public in understanding
the staff evaluation and analysis of development proposals.
It should not be construed as representing legal definitions.
Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan
or Public Facilities Manual for additional information.

ABANDONMENT: Refers to road or street abandonment, an action taken by the Board of Supervisors, usually through the public hearing
process, to abolish the public's right-of-passage over a road or road right-of way. Upon abandonment, the right-of-way automatically
reverts to the underlying fee owners. If the fee to the owner is unknown, Virginia law presumes that fee to the roadbed rests with the
adjacent property owners if there is no evidence to the contrary.

ACCESSORY DWELLING UNIT (OR APARTMENT): A secondary dwelling unit established in conjunction with and clearly subordinate to
a single family detached dwelling unit. An accessory dwelling unit may be allowed if a special permit is granted by the Board of Zoning
Appeals (BZA). Refer to Sect. 8-918 of the Zoning Ordinance.

AFFORDABLE DWELLING UNIT (ADU) DEVELOPMENT: Residential development to assist in the provision of affordable housing for
persons of low and moderate income in accordance with the affordable dwelling unit program and in accordance with Zoning Ordinance
regulations. Residential development which provides affordable dwelling units may result in a density bonus (see below) permitting the
construction of additional housing units. See Part 8 of Article 2 of the Zoning Ordinance.

AGRICULTURAL AND FORESTAL DISTRICTS: A land use classification created under Chapter 114 or 115 of the Fairfax County Code
for the purpose of qualifying landowners who wish to retain their property for agricultural or forestal use for use/value taxation pursuant to
Chapter 58 of the Fairfax County Code.

BARRIER: A wall, fence, earthen berm, or plant materials which may be used to provide a physical separation between land uses. Refer
to Article 13 of the Zoning Ordinance for specific barrier requirements.

BEST MANAGEMENT PRACTICES (BMPs): Stormwater management techniques or land use practices that are determined to be the
most effective, practicable means of preventing and/or reducing the amount of pollution generated by nonpoint sources in order to improve
water quality.

BUFFER: Graduated mix of land uses, building heights or intensities designed to mitigate potential conflicts between different types or
intensities of land uses; may also provide for a transition between uses. A landscaped buffer may be an area of open, undeveloped land
and may include a combination of fences, walls, berms, open space and/or landscape plantings. A buffer is not necessarily coincident
with transitional screening.

CHESAPEAKE BAY PRESERVATION ORDINANCE: Regulations which the State has mandated must be adopted to protect the
Chesapeake Bay and its tributaries. These regulations must be incorporated into the comprehensive plans, zoning ordinances and
subdivision ordinances of the affected localities. Refer to Chesapeake Bay Preservation Act, Va. Code Section 10.1-2100 et seq and VR
173-02-01, Chesapeake Bay Preservation Area Designation and Management Regulations.

CLUSTER DEVELOPMENT: Residential development in which the lots are clustered on a portion of a site so that significant
environmental/historical/cultural resources may be preserved or recreational amenities provided. While smaller lot sizes are permitted in a
cluster subdivision to preserve open space, the overall density cannot exceed that permitted by the applicable zoning district. See

Sect. 2-421 and Sect. 9-615 of the Zoning Ordinance.

COUNTY 2232 REVIEW PROCESS: A public hearing process pursuant to Sect. 15.2-2232 (Formerly Sect. 15.1-456) of the Virginia Code
which is used to determine if a proposed public facility not shown on the adopted Comprehensive Plan is in substantial accord with the
plan. Specifically, this process is used to determine if the general or approximate location, character and extent of a proposed facility is in
substantial accord with the Plan.

dBA: The momentary magnitude of sound weighted to approximate the sensitivity of the human ear to certain frequencies; the dBA value
describes a sound at a given instant, a maximum sound level or a steady state value. See also Ldn.

DENSITY: Number of dwelling units (du) divided by the gross acreage (ac) of a site being developed in residential use; or, the number of
dwelling units per acre (du/ac) except in the PRC District when density refers to the number of persons per acre.

DENSITY BONUS: An increase in the density otherwise allowed in a given zoning district which may be granted under specific provisions
of the Zoning Ordinance when a developer provides excess open space, recreation facilities, or affordable dwelling units (ADUs), etc.

DEVELOPMENT CONDITIONS: Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of
Zoning Appeals (BZA) in connection with approval of a special exception, special permit or variance application or rezoning application in
a "P" district. Conditions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with
the Zoning Ordinance and/or conformance with the Comprehensive Plan. For example, development conditions may regulate hours of
operation, number of employees, height of buildings, and intensity of development.



DEVELOPMENT PLAN: A graphic representation which depicts the nature and character of the development proposed for a specific land
area: information such as topography, location and size of proposed structures, location of streets trails, utilities, and storm drainage are
generally included on a development plan. A development plan is s submission requirement for rezoning to the PRC District. A
GENERALIZED DEVELOPMENT PLAN (GDP) is a submission requirement for a rezoning application for all conventional zoning districts
other than a P District. A development plan submitted in connection with a special exception (SE) or special permit (SP) is generally
referred to as an SE or SP plat. A CONCEPTUAL DEVELOPMENT PLAN (CDP) is a submission requirement when filing a rezoning
application for a P District other than the PRC District; a CDP characterizes in a general way the planned development of the site. A
FINAL DEVELOPMENT PLAN (FDP) is a submission requirement following the approval of a conceptual development plan and rezoning
application for a P District other than the PRC District; an FDP further details the planned development of the site. See Article 16 of the
Zoning Ordinance.

EASEMENT: A right to or interest in property owned by another for a specific and limited purpose. Examples: access easement, utility
easement, construction easement, etc. Easements may be for public or private purposes.

ENVIRONMENTAL QUALITY CORRIDORS (EQCs): An open space system designed to link and preserve natural resource areas,
provide passive recreation and protect wildlife habitat. The system includes stream valleys, steep slopes and wetlands. For a complete
definition of EQCs, refer to the Environmental section of the Policy Plan for Fairfax County contained in Vol. 1 of the Comprehensive Plan.

ERODIBLE SOILS: Soils that wash away easily, especially under conditions where stormwater runoff is inadequately controlled. Silt and
sediment are washed into nearby streams, thereby degrading water quality.

FLOODPLAIN: Those land areas in and adjacent to streams and watercourses subject to periodic flooding; usually associated with
environmental quality corridors. The 100 year floodplain drains 70 acres or more of land and has a one percent chance of flood
occurrence in any given year.

FLOOR AREA RATIO (FAR): An expression of the amount of development intensity (typically, non-residential uses) on a specific parcel
of land. FAR is determined by dividing the total square footage of gross floor area of buildings on a site by the total square footage of the
site itself. '

FUNCTIONAL CLASSIFICATION: A system for classifying roads in terms of the character of service that individual facilities are providing
or are intended to provide, ranging from travel mobility to land access. Roadway system functional classification elements include
Freeways or Expressways which are limited access highways, Other Principal (or Major) Arterials, Minor Arterials, Collector Streets, and
Local Streets. Principal arterials are designed to accommodate travel; access to adjacent properties is discouraged. Minor arterials are
designed to serve both through traffic and local trips. Collector roads and streets link local streets and properties with the arterial network.
Local streets provide access to adjacent properties.

GEOTECHNICAL REVIEW: An engineering study of the geology and soils of a site which is submitted to determine the suitability of a site
for development and recommends construction techniques designed to overcome development on problem soils, e.g., marine clay soils.

HYDROCARBON RUNOFF: Petroleum products, such as motor oil, gasoline or transmission fluid deposited by motor vehicles which are
carried into the local storm sewer system with the stormwater runoff, and ultimately, into receiving streams; a major source of non-point
source pollution. An oil-grit separator is a common hydrocarbon runoff reduction method.

IMPERVIOUS SURFACE: Any land area covered by buildings or paved with a hard surface such that water cannot seep through the
surface into the ground.

INFILL: Development on vacant or underutilized sites within an area which is already mostly developed in an established development
pattern or neighborhood.

INTENSITY: The magnitude of development usually measured in such terms as density, floor area ratio, building height, percentage of
impervious surface, traffic generation, etc. Intensity is also based on a comparison of the development proposal against environmental
constraints or other conditions which determine the carrying capacity of a specific land area to accommodate development without
adverse impacts.

Ldn: Day night average sound level. It is the twenty-four hour average sound level expressed in A-weighted decibels; the measurement
assigns a "penalty” to night time noise to account for night time sensitivity. Ldn represents the total noise environment which varies over
time and correlates with the effects of noise on the public health, safety and welfare.

LEVEL OF SERVICE (LOS): An estimate of the effectiveness of a roadway to carry traffic, usually under anticipated peak traffic
conditions. Level of Service efficiency is generally characterized by the letters A through F, with LOS-A describing free flow traffic
conditions and LOS-F describing jammed or grid-lock conditions.

MARINE CLAY SOILS: Soils that occur in widespread areas of the County generally east of Interstate 95. Because of the abundance of
shrink-swell clays in these soils, they tend to be highly unstable. Many areas of slope failure are evident on natural slopes. Construction
on these soils may initiate or accelerate slope movement or slope failure. The shrink-swell soils can cause movement in structures, even
in areas of flat topography, from dry to wet seasons resulting in cracked foundations, etc. Also known as slippage soils.



OPEN SPACE: That portion of a site which generally is not covered by buildings, streets, or parking areas. Open space is intended to
provide light and air; open space may be function as a buffer between land uses or for scenic, environmental, or recreational purposes.

OPEN SPACE EASEMENT: An easement usually granted to the Board of Supervisors which preserves a tract of land in open space for
some public benefit in perpetuity or for a specified period of time. Open space easements may be accepted by the Board of Supervisors,
upon request of the land owner, after evaluation under criteria established by the Board. See Open Space Land Act, Code of Virginia,
Sections 10.1-1700, et seq. :

P DISTRICT: A "P" district refers to land that is planned and/or developed as a Planned Development Housing (PDH) District, a Planned
Development Commercial (PDC) District or a Planned Residential Community (PRC) District. The PDH, PDC and PRC Zoning Districts
are established to encourage innovative and creative design for land development; to provide ample and efficient use of open space; to
promote a balance in the mix of land uses, housing types, and intensity of development; and to allow maximum flexibility in order to
achieve excellence in physical, social and economic planning and development of a site. Refer to Articles 6 and 16 of the Zoning
Ordinance.

PROFFER: A written condition, which, when offered voluntarily by a property owner and accepted by the Board of Supervisors in a
rezoning action, becomes a legally binding condition which is in addition to the zoning district regulations applicable to a specific property.
Proffers are submitted and signed by an owner prior to the Board of Supervisors public hearing on a rezoning application and run with the
land. Once accepted by the Board, proffers may be modified only by a proffered condition amendment (PCA) application or other zoning
action of the Board and the hearing process required for a rezoning application applies. See Sect. 15.2-2303 (formerly 15.1-491) of the
Code of Virginia.

PUBLIC FACILITIES MANUAL (PFM): A technical text approved by the Board of Supervisors containing guidelines and standards which
govern the design and construction of site improvements incorporating applicable Federal, State and County Codes, specific standards of
the Virginia Department of Transportation and the County’s Department of Public Works and Environmental Services.

RESOURCE MANAGEMENT AREA (RMA): That component of the Chesapeake Bay Preservation Area comprised of lands that, if
improperly used or developed, have a potential for causing significant water quality degradation or for diminishing the functional value of
the Resource Protection Area. See Fairfax County Code, Ch. 118, Chesapeake Bay Preservation Ordinance.

RESOURCE PROTECTION AREA (RPA): That component of the Chesapeake Bay Preservation Area comprised of lands at or near the
shoreline or water's edge that have an intrinsic water quality value due to the ecological and biological processes they perform or are
sensitive to impacts which may result in significant degradation of the quality of state waters. In their natural condition, these lands
provide for the removal, reduction or assimilation of sediments from runoff entering the Bay and its tributaries, and minimize the adverse
effects of human activities on state waters and aquatic resources. New development is generally discouraged in an RPA. See Fairfax
County Code, Ch. 118, Chesapeake Bay Preservation Ordinance.

SITE PLAN: A detailed engineering plan, to scale, depicting the development of a parcel of land and containing all information required
by Article 17 of the Zoning Ordinance. Generally, submission of a site plan to DPWES for review and approval is required for all
residential, commercial and industrial development except for development of single family detached dwellings. The site plan is required
to assure that development complies with the Zoning Ordinance.

SPECIAL EXCEPTION (SE) / SPECIAL PERMIT (SP): Uses, which by their nature, can have an undue impact upon or can be
incompatible with other land uses and therefore need a site specific review. After review, such uses may be allowed to locate within given
designated zoning districts if appropriate and only under special controls, limitations, and regulations. A special exception is subject to
public hearings by the Planning Commission and Board of Supervisors with approval by the Board of Supervisors; a special permit
requires a public hearing and approval by the Board of Zoning Appeals. Unlike proffers which are voluntary, the Board of Supervisors or
BZA may impose reasonable conditions to assure, for example, compatibility and safety. See Article 8, Special Permits and Article 9,
Special Exceptions, of the Zoning Ordinance.

STORMWATER MANAGEMENT: Engineering practices that are incorporated into the design of a development in order to mitigate or
abate adverse water quantity and water quality impacts resulting from development. Stormwater management systems are designed to
slow down or retain runoff to re-create, as nearly as possible, the pre-development flow conditions.

SUBDIVISION PLAT: The engineering plan for a subdivision of land submitted to DPWES for review and approved pursuant to Chapter
101 of the County Code.

TRANSPORTATION DEMAND MANAGEMENT (TDM): Actions taken to reduce single occupant vehicle automobile trips or actions taken
to manage or reduce overall transportation demand in a particular area.

TRANSPORTATION SYSTEM MANAGEMENT (TSM) PROGRAMS: This term is used to describe a full spectrum of actions that may be
applied to improve the overall efficiency of the transportation network. TSM programs usually consist of low-cost alternatives to major
capital expenditures, and may include parking management measures, ridesharing programs, flexible or staggared work hours, transit
promotion or operational improvements to the existing roadway system. TSM includes Transportation Demand Management (TDM)
measures as well as H.O.V. use and other strategies associated with the operation of the street and transit systems.



URBAN DESIGN: An aspect of urban or suburban planning that focuses on creating a desirable environment in which to live, work and
play. A well-designed urban or suburban environment demonstrates the four generally accepted principles of design: clearly identifiable
function for the area; easily understood order; distinctive identity; and visual appeal.

VACATION: Refers to vacation of street or road as an action taken by the Board of Supervisors in order to abolish the public's
right-of-passage over a road or road right-of-way dedicated by a plat of subdivision. Upon vacation, title to the road right-of-way transfers
by operation of law to the owner(s) of the adjacent properties within the subdivision from whence the road/road right-of-way originated.

VARIANCE: An application to the Board of Zoning Appeals which seeks relief from a specific zoning regulation such as lot width, building
height, or minimum yard requirements, among others. A variance may only be granted by the Board of Zoning Appeals through the public
hearing process and upon a finding by the BZA that the variance application meets the required Standards for a Variance set forth in Sect.
18-404 of the Zoning Ordinance.

WETLANDS: Land characterized by wetness for a portion of the growing season. Wetlands are generally delineated on the basis of
physical characteristics such as soif properties indicative of wetness, the presence of vegetation with an affinity for water, and the
presence or evidence of surface wetness or soil saturation. Wetland environments provide water quality improvement benefits and are
ecologically valuable. Development activity in wetlands is subject to permitting processes administered by the U.S. Army Corps of
Engineers

TIDAL WETLANDS: Vegetated and nonvegetated wetlands as defined in Chapter 116 Wetlands Ordinance of the Fairfax County Code:

includes tidal shores and tidally influenced embayments, creeks, and tributaries to the Occoquan and Potomac Rivers. Development
activity in tidal wetlands may require approval from the Fairfax County Wetlands Board.

Abbreviations Commonly Used in Staff Reports

A&F Agricultural & Forestal District PDH Planned Development Housing

ADU Affordable Dwelling Unit PFM Public Facilities Manual

ARB Architectural Review Board PRC Pianned Residential Community

BMP Best Management Practices RC Residential-Conservation

BOS Board of Supervisors RE Residential Estate

BZA - Board of Zoning Appeais RMA Resource Management Area

COG Council of Governments RPA Resource Protection Area

CBC Community Business Center RUP Residential Use Permit

chP Conceptual Development Plan RZ Rezoning

CRD Commercial Revitalization District SE Special Exception

DOT Department of Transportation SEA Special Exception Amendment

DP Development Plan SP Special Permit

DPWES Department of Public Works and Environmental Services TOM Transportation Demand Management
DPZ Department of Planning and Zoning TMA Transportation Management Association
DU/AC Dwelling Units Per Acre TSA Transit Station Area

EQC Environmental Quality Corridor TSM Transportation System Management
FAR " Floor Area Ratio UP & DD Utilities Planning and Design Division, DPWES
FDP Final Development Plan VC Variance

GDP Generalized Development Plan VDOT Virginia Dept. of Transportation

GFA Gross Floor Area VPD Vehicles Per Day

HC Highway Corridor Overlay District VPH Vehicles per Hour

HCD Housing and Community Development WMATA Washington Metropolitan Area Transit Authority
LOS Level of Service WS Water Supply Protection Overlay District
Non-RUP  Non-Residential Use Permit ZAD Zoning Administration Division, DPZ
0OSDS Office of Site Development Services, DPWES ZED Zoning Evaluation Division, DPZ

PCA Proffered Condition Amendment ZPRB Zoning Permit Review Branch

PD Planning Division

PDC Planned Development Commercial
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