APPLICATION ACCEPTED: April 26, 2011
PLANNING COMMISSION: March 14, 2012
BOARD OF SUPERVISORS: Not yet scheduled

County of Fairfax, Virginia

March 7, 2012
STAFF REPORT
APPLICATION PRC 77-C-076

HUNTER MILL DISTRICT

APPLICANT: RTC Partnership, LLC

ZONING: PRC

PARCEL: 17-1 ((1)) 2C

ACREAGE: 2.36 acres

FLOOR AREA RATIO: 4.08

OPEN SPACE: 47%

PLAN MAP: Planned Residential Community
PROPOSAL.: The applicant seeks PRC Plan approval to

redevelop an existing 5-story office building with a
23-story mixed-use office building with an FAR of
4.08.

STAFF RECOMMENDATIONS:

Staff recommends denial of PRC 77-C-076. However, if it is the intent of the Board
of Supervisors to approve PRC 77-C-076, staff recommends that the approval be made
subject to the proposed development conditions contained in Appendix 1.

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
standard.

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.

St.Clair Williams

Department of Planning and Zoning
Zoning Evaluation Division
12055 Government Center Parkway, Suite 801 ;

Fairfax, Virginia 22035-5509  ,.oanrmens oF
Excellence * Innovation * Stewardship Phone 703-324-1290 FAX 703-324-3924 %Ei&‘%
Integrity * Teamwork * Public Service www.fairfaxcounty.gov/dpz/




The approval of this application does not interfere with, abrogate or annul any
easements, 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.

ONSWILLIRZ\PRC 77-C-076 RTC Partnership LLC\Staff Report\Final Staff Report.doc

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 48 hours advance
é\_ notice. For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center).




RTC PARTNERSHIP, LLC

ential Con
7-C-076

wnit

\‘;,7

Applicant:
Accepted:
Proposed:

04/26/2011

WITH DPA 77-C-076

2,36 AC OF LAND;
DISTRICT - HUNTER MILL

1760 RESTON PARKWAY

PRC

Plan Area: 3

Map Ref Num:  017-1- 0002C
Staff Coord. St. Clair Williams

Area;

Located:

Zoning:

Statfing: 6/30/2011

TOAPPROVE THE PRC PLAN ASSOCIATED

- ;
T - g g
ey 7 o § 3 .
~ Pre-staffing: 5232011
§ gy IEL0T
PC Hearing: 10/6:2011
e i
¥
/,- CEORCETOWY PINE
.
/‘ _:.
4 g
p =
B
7
£ -
ot z
# B o
pa = %
F P S L
2 7 e &
= i =
T / g £
= g & z >
P E <
s 7
Q L 4
Kol RO S CriAPZL
<
& &
< %
g £ st
3 =
{,, =
A o
" - o
2 - e
/ i 1, 1 = R
# i, % = A0
S ~ i ¥
/ % J
3
£ ¥
Ny 7 =
kS 7/ z
=) / b
R / =
{ o,
Ky, j £
~ Ve .
- B 4 ; 20
& T s < sCCrse SUNSET o SUNSETHILLS z
. T isygroy - DELE el W 3
o ; 7o,
o e %,
& A (ALLEY
& 5& P “ — 2oy, 8
=2 5 t = o e
S\-*\\ 2 & <L~\=i‘ Wiy ®
i, HATT OWT Ot US.G.S. < i
;\'.‘
Y, z ot
“ $ 52
. <
Suvg o
# RESTOM Resg yx>
fr, 2
2, =
STATION ROsn
&
<
~
&
2
" A ;g ROAD
S ‘_\\\'\t
i
* &
& = S i
B & Sl ;
<& % 18 TO00 3409 4600 Feet |7
& ¥ =




Planned Resid

ential Community

PRC 77-C-076

Applicant:
Accepted:
Proposed:;

Area:

Located:
Zoning:

Plan Area:
Map Ref Num
Staff Coord.
Pre-staffing:
PC Hearing:

RTC PARTNERSHIP. LLC

04/26/2011
TO APPROVE THE PRC PLAN ASSOCIATED
WITH DPA 77-C-076

2.36 AC OF LAND:;
DISTRICT - HUNTER MILL

1760 RESTON PARKWAY
PRC

3
017-1- 1" '0002C

St. Clair Williams

5/23/2011 Staffing: 6/30/2011
10/6:2011

New Domin

Fountain o

I
!
I
!

ST




PRC PLAN #77-C-076

RESTON SECTION 87-1
REDEVELOPMENT

AT RESTON TOWN CENTER

HUNTER MILL DISTRICT
FAIRFAX COUNTY, VIRGINIA
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SITE _TABULATIONS

1. CURRENT ZOHE:  PRC
102,835 SF (2.36 AC) — PER FAIRFAX COUHTY TAX MAP RECORDS

2. SITE ARE

3 PROPOSED USE: OFFICE & SECONOARY USES INCLUDING RETAIL AND/OR EATIG ESTABLISHMENT

CORRESPONOING PORULATION: THIS APPLICATION DOES HOT PROPOSE RESIDENTIAL UNITS AHD THEREFORE
THERE IS 110 POPULATION INCREASE.

LOOR AREA FOR USES OTHER THAH DWELI

G5 = 418,900 GSF

IATE GROSS

413,700 SF.
2,600 SF

718,900 SF

APPROXIMATE FAR FOR USES OTHER THAM DWELLINGS:
418,900 GSF / 102,835 SF = 4.08

HOTE:
1)APPLICAHT RESERVES THE RIGHT CONVERT UP TO 50,000 SF CF OFFICE
USC TO ADDITIONAL RETAIL AND/OR RESTAURANT USE.

GENERAL NOTES

GRNLIAL NOTEo

THE PROPERTY IS IDEHTIFIED AS FAIRFAX COUNTY TAX ASSESSUENT LAP: 17-1=((21))-0002C.

2. THIS PRC PLAN IS PREPARED I ACCORDANCE ¥ATH RZ 77-C-076.

3. BOUNDARY AHD TOPOGRAPHIC SURVEY DATA HAS BEEN PROVIDED BY RESTCl LAND CORPORATION; HORIZONTAL
ORID: VIRGINIA STATE GRID NORTH; VERTICAL DATUM™ U.S.G.S, (HGVD).

4 THE EXISTING TOPGORAPHY AIID SITE FEATURES ON THE ADJACENT SPECTRUW PRCPERTY ARF BASCD G THE

PROPOSED

EROPOSED ¢ (S CURRENTLY DEVELOPED WTH Al EXISTING OFFICE BUILDING AN{ SURTACE DARy 5 LOT. VEGETATIVE COVER
DDERATELY DENSE HARDWOODS AMD PINES VTH THT ANCE OF THE SITE IN WEEDS AND SOME CRASS

CONSISTS PARTIALLY OF
AREAS.

6. THIS SITE IS SERVED BY PUBLIC SEVER AND WATER.

7. THE EXISTNG UTILTY LOCATIONS SHOWN ARE APPROXIMATE.

8. THE ARCHITECIURAL COMCEPTS AND TiPICAL BULK OF THE PROPOSED STRUCTURES SHALL GENERALLY BE COWSISTENT VITH
SiLILAR DEVELGPLENTS 11l THE AREA.
o, THE LANDSCAPE CONCEPTS, SCREENING MEASURES, AND PROPOSED TREE COVER WLl BE PROVIDED WITH THE FINAL SITE PLAN

C AMY LANDSCAPE SHEETS INCLUDED 1N

ESIGN REVIEW

[REVEY| ASPROVED)

REVISION APPROVED BY DIVISION OF DI

2
oA Bt tow, REgE A Fracecs BunoiG 10 SHALL COMPLY wTH THE PROVISIONS OF CIAPTER 12 F THE FAIRFAX COUHTY PFLL
A O e e PARKING TABULATION BELOW, PROVIDED: TIAT THE SHE PRC APPLICATION ARE FOR SCHEUATIC PURPOSES OIiL1 AND ARE SUBJECT T0 CHANGE WITH FIIAL ENGINEERING, SO LONG AS ] pmem—
TOTAL PROPOSED SQUARE FODTAGE DOES NOT EXCEED THE MAXIMUM TOTAL THE REGUIREMENTS OF CHAPTER 12 OF THE PFL ARE MET. 1 oy
SQUARE FOOTAGE OF 418,900 SF. 6 LAGELS ARE FOR IDENTFICATION PURPOSES ONLY AHD DO NOT INDICATE A SEQUEICE OF CONSTRUCTION. e E gHae
s SEQUETICE FOR THIS PROJECT IS SUBJEGT TO LARKET DEMAND. ddd
7. PROPOSED HEIGHT: 295' 4+ PENTHOUSE (23 LEVELS + PEHTHOUSE) EHIECE PROJECT 15 SUBJECT TOEHAND) g|=e=s
ISTIHG MAS ODPLA |E SUBJECT SITE. NO FLOGDPLAN STUDY IS REQUIRED. NO DRAINAGE STUD g "
5 BRI 1 HERE 15 10 EXIS G WAPPED FLODDPLAIN Oli THE SUBJECT SITE. NO FLOODPLAIN STUDY IS REQUIRED Y Y 18 “
REGUIRED OPEN SPACE: 1O REQUIREMENT mw g o
12 THERE 1S 110 CLASS A PROBLEM SOL OU THIS SITE, THEREFORE NO SOLS REFORT WLL BE REQURED FOR SITE PLAN GAZHE ¢
PROPOSED OPEN SPACE: GROUIID LEVEL: 16550 s R IF A SOILS REPORT IS REQUIRED FOR ANY GIHER PERMIT FOR THIS SITE, IT SHALL BE PROVIDED. mmwmmm A
A7A LEVEL: 3131 S 355385 2
To1AL 48,261 SF (477) 15, EASEMENTS AND/OR LETIERS OF PERMISSICH FOR ANY OFFSITE CONSTRUCTION WiLL BE PROVIOED VTH FINAL SITE PLA m.m.m_mm.wm B
REQUIRED. 2E5uE
OPEN SPACE EXHIBIT IS PROVIDED ON SHEET 10 e e ERsEdE g
1. NECESSARY GH-SITE EASEMENTS 1LL BE FROVIOED vATH THE FINAL SITE TLAN, SUBJECT TO FINAL PESICH. =
9. TREE COVER CALCULATION TYPICAL EXISTING CONDITIONS SECTION |5, ACCESS T0 THE SITE IS PROVIDED OFF OF BOWMAN TOWN ORIVE (RTE 6337) AND RESTOM PARKWAY (RTE 4602). AT T s
T SQUIRED TREE. CAMOPY VAL BE PROVIDED Il ACCORDANZE VITH HE BOWMAN_ TOWNE DRIVE IoiE. \ie ARE 1107 AWARE GF FURTHER PUBLIC ROAD IPROVEMENTS THAT ARE REQUIRED. o
HOREAR GOUNTY PRI AT TWIE OF FIAL SITE PLAH. PRELIMINARY LAIDSCAPE PLAN IS y RIVIL g
RROVIDED O SHEEE 02 HOT 10 SCALE 16, FOUNTAI DRIVE, AS SHOWI ON THESE PLANS REFLECTS THE IMPROVEMENTS DEUNEATFD ON FAIRFAX COUNTY PLAN m
- HUMBERS 7842-SP—02 & 7842-PSP-04. g
: 3
_EX. 7' GRASS STRIP THE RECREATIONAL FACILITIES INCLUDE THE FOLLO HIKIUG, FITHESS WALKING, AHD BIKING TRALS m
OFFICE: 2.6 SPACES/I000 GSF * 413,700 GSF = 1,076 SPACES > HGE L SITE DESIGH VIDUAL UTILITY PLANS g
e 35 SPACES/1000 GSF * 2,600 GSF = 12 SPACES (RETAIL LSE WILL QUAUIFY AS SHOPPING CENTER USE) 18, PROPOSED UTILITY LAYOUTS AR SCHEMATIC AND SUBIECT 10 21 £ WTH FINAL SITE DESIGN.  INDIVIDUAL UTLITY :
B e | SbACE/4 SEATS © 26 SEATS LD PROFILES WiLL BE SUBLUTIED WITH THE SITE PLAN(S) FOR CONSTRUCTION PURPOSES. i
41 SPACE/2 COUNTER SEATS * 10 SEATS To. 10 THE BEST OF OUR KUOWLEDGE, THERE ARE HO KNOVM GRAVES, OR OBJECTS OR STRUCTURES IARKING A BUTIAL SITE SITE g
1 SPACE/2 EMPLOYEES * 10 ELPLOYEES = 17 SPACES Olf THE SUBJCCT SITE. =
20 A “MAJOR PAVED TRALL® 1S REQUIRED ALONG THE RESTON PARKVAY FRONTAGE OF THE SITE PER THE COUNTIOE TRAILWAYS PLAN. |
TOTAL REQUIRED: 1105 SPACES
. 21, 17 1S REASOIABLE TO CONCLUDE AT THIS IHE THAT NO HAZARDOUS OR TOXIC SUBSTAIICES, HAZARDOUS WASTES OR
PARKING PROVIDED: 1,084 STRUCTURED SPACES + 21 SURFACE SPACES = LINS SPACES 2 ROLEUIA PRODUCTS ARE TO BE GEWERATED, UTLIZED, STORED, TREATED AUD/OR DISFOSED OF OM WIS SITE, THERE ARE HO
8 ORAGE FACILITES FOR SUCH PRODUC THis SnE. IF MICES ARE FOUND, THE LETHODS Pas
uwmmc_m.wn,mmwu PARKIIG REQUIRED (20/ 1ST 1,000 SPACES + 1/100 SPACES FROVIDED): = 22 SPACES (NCLUDING 4 VAN D e e an | ERoRET b HBIS A SUBSTAUCES ARE FOUND, (THE METHODS FOR DISPOSAL
25, EXCEPT AS SHOYN HEREOI, THERE ARE HO KNOUM SCENIC ASSETS OR NATURAL FEATURES ON THE SUBJECT SITE wcH
VUL DESERVE PROTECTION OR PRESERVATION.
— 23, STOR. ANAGEUENT AND BEST MANAGEMENT PRACTICES FOR THESE PARCELS IS PROVIDED BY THE "RESTON T
(1 SPACE/IST 10,000 GSF B YOt VIATER MAUAGEMENT PACILITY (STE PLAN NUWDER 5978-PI-0i). VIICH IS CONSISTENT AT THE SO
1 SPACE/EACH ADDITIOHAL 20,000 GSF) * 413,700 GSF = 22 SPACES SO o e 07 IME RESTON TOWI CENTER. WAIVER TO USE OFF=SITE Sl AND B WLL. BE SUBMITIED AT THHE Se's ey,
(1 SPACE/IST 10,000 GSF - OF SIE PLANL & ,J/mu o
RTINS " 1 SPACE/EACH ADDITIOHAL 15,000 GSF) * 2600 CSF = 1 SPACE 24, THE DISTURBAICE ASSOCIATED WiTH THE PROPOSED IMPROVEMENTS DOES HOT ENCROACH Olf AvY FAIRFAX COUNTY LAPPED T {EE m, %
ING EST/ m:m:_ u?,nw\nmnwn.mhw,q _c.mrusm.mwm_u T e TYPICAL EXISTING CONDITIONS SECTION 2 AURGE PROTECTION AREA, THERE IS HO RPA O THE SUBJECT SITE, PER IHE FARFAX COUNTY LAPS. 2 22X E
300 GSF) * 2,600 GSF = 1 3 il §5 qufy 53
RESTON PARKWAY 25, THE EXTERHAL AND IMTERNAL PEDESTRIAI CIRCULATION SYSTEL (INCLUDING TRALS AHD SIDEWALKS) SHALL BE PROVIDED AS k) /,_A A
TOTAL 5 SPACES (MAX REQUIRED PER Z.0. SECTION 11-202.15) B0 SEME 2EHERALLY SIOMWI Grl THIS PRC PLAN, SUBJECT TO'FINAL DESIG LS ﬂo%m.m.
’ ARG
LOANIIG SPACE: 5 26 ALL ARCHITECTURAL FEATURES (LE. THE BUILDING SECTIONS AND FLOOR PLANS) PROVIDED IN THIS PRC PLAI ARE SUBJECT TO % W
BN SPABES FROVBLS SISRACES PSOIFIGATION OR REWSION AS PART OF FINAL ENGINEERING AND SNE PLAN APPROVAL. (LT
—EX. RIGHT TURN LANE 27, I ACCORDANCE YATH PARAGRAPH 2 OF SECTION 16=204 CF THE ZONNG ORDINANCE, LIOH JAODIFICATIONS T0 THE SIZE,
\OTE: PARIIG SPACES VILL BE PROVIDED GEIERALLY AS SHOUN HEREOH. £PPLICAT GRASS STRIP EX. GRASS STRIP DIENSIONS, FODIPRITS, AUD LOGATIOH OF BULDINGS, PARIIG CPACES, GARAGES, RETAMING WALLS ANMD SIDEWALKS HAY DECUR -
RESERVES THE RIGHT TO ADJUST THE QUANTITY AND/OR LOCATION OF THE FARKING e ¥ITH FIIAL ENIGIEERIIG AND DESIGN. g
SPACES AT THIE OF FINAL SITE PLAN, AS L HUMBER OF SPACES E = 26, SLTATION CONTROL DEVICES AHID PRACTICES, AS VELL AS CLEARING AND GRADING LTS WLL BE CLEARLY DERCICD ON THE SITE :
FOR THE FINAL OF USES IS PROVIDED = S PLAN(S) TO BE SUBMITIED FOR APPROVAL PRIOR 10 THE START OF CONSTRUCTION, THE LIMITS OF CLEARIHG ANOD CRADING DEPICTED W
FARFAK COUNTY Z0LING ORDINANCE OR AHY SUBSEQUENT PAR o i = ) TaC FLAI IS APPROXIATE AND IS SUBJECT 10 CHANGE WITH FINAL ENGINEERING. 2
LICANT MAY SEEK. i =
% | & 25, ALL PUBLIC STREETS SHALL CONFORIY TO FAIRFAX COUTY AND/OR VIRGIIA PEPARTUENT OF TRAHSPORTATION (VDOT) B
] i e R STLCICATIONS UNLESS HOUFIED, PRIVATE STREETS SHALL CONFORIA T STANDARDS SET BY THE FAIRFAX. COUNTY @l <
i ] BUBLIC FACILITIES MANUAL SECIION 7 UHLESS MODIFIED. m r a
| 30, SGHAGE VILL BF PROVIDED 1N ACCORDAICE 1TH ARTICLE 12 OF THE Z0MING ORDINANCE AUD If COMPLIANCE ¥ATH THE =|co m g
s T - R A ol DESIGH GUDELINES.  FINAL LOCATIONS OF SIGNAGE WL DE DEVELOPED AT A LAIER DATE. iz &
LOCATIONS OF WECHANICAL EQUIPLENT (CLUDING TRAHSTORMERS AHD GEHERATORS) Ol SITE 10 BE FROVIDED VITH THE A .mn.w
AL S PLAN. Q =
25
. - 32, AVALABLE FIRE FLOW WILL BE DETERMINED 8Y FAIRFAX WATER PRIOR 10 FINAL SITE PLAN. n (2 a5
3. T 1S ANTICIPATED THAT SOLID WASTE WILL BE COLLECTED ONSITE BY A PRIVATE CONIRACTOR TWICE A WEEK: THE TYPE AHD ol Qak
SIZE OF CONTAINERS VAL DE PROVIDED VATH FillAL SITE PLAN. W.._ m = & £
=l
34 {EVTS SHOVM OH THIS PRC PLAN ARE APPROXIMATE. m HS W mc 3
Z ]
LEGEND m o) Mmk
TAPCA, PARKING SPACE DIMENSIONS o = mm
e PP, SPOT ELEVANCH s} M [P
i LOANG SPACE DESKHATOR jralfia)
PRGPOSED STOMI DRAN ® Ol
a
PGS HE CORITR PROPOSID TRAISFLRACR g
ST STORN DRAN APPOL LIS OF )
CLEARRI #10 GRADHG & N - . 2
R0 s HRG FLAL EXSTHG TREE DUSTIG OVETICAD WACS. <
O£ SITARY SEHER g
B PROPOSED CURD e .Qn USING AR O 0T 5
PRCP, EDCE (F PAEUENT 5 g
DHSTHG SANTARY SEWTR ) PRy £X, PORER POLE v DXSTUG TRATIC SEIAL PUE
DAISTNG EDGE OF PAVEMENT ®
o X WATER VALVE . . pramrit BX. POAER POLE ¥/ & DSTHG GAS VALE
1E-—Cr T BRRE ORI HE g, Coweas i i
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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

The applicant, RTC Partnership, LLC, seeks approval of a PRC Plan for a portion of the site
associated with rezoning application RZ 77-C-076. The applicant proposes to demolish an
existing five-story office building in order to construct a 23-story, 418,900 square foot (SF)
mixed-use office building, to include office (413,700 SF), retail uses (2,600 SF) and/or an
eating establishment (2,600 SF). The PRC Plan also proposes a total of 1,105 parking spaces
(1,084-structured parking spaces and 21 surface spaces) and approximately 1.1 acres (47%)
of open space.

The applicant’s statement of justification is contained in Appendix 2.

LOCATION AND CHARACTER

The site is located in the northwest quadrant of the intersection of Reston Parkway and
Bowman Towne Drive. The site consists of 2.36 acres zoned PRC and is developed with a 5-
story, 61,000 SF office building constructed in 1979, and associated surface parking. The
property is immediately surrounded to the north, west and south by an existing shopping
center containing retail, restaurant and low-rise office uses. The shopping center consists of
twenty-five buildings totaling 275,000 SF, with a floor area ratio of 0.26. These buildings range
in height from 40 to 47 feet. This area is proposed to be redeveloped with a higher intensity
mixed-use development pursuant to a pending PRC application (PRC 86-121-04). The tallest
building within that proposed redevelopment is 165’.The existing development to the east
(across Reston Parkway) consists of garden-style apartment and townhouse development. A
high-rise multi-family residential building at a height of 168’ is approved to replace a portion of
the garden-style units on the northeast corner of Reston Parkway and Temporary Road. The
area surrounding the subject property is zoned PRC and planned as a Residential Planning
Community.

=" North: Shopping Center
. (PRC) Plan: Residential
v Planned Community

¥ West: Shopping Center
. (PRC)

) Plan: Residential Planned
#l Community

East: Residential;

s Multifamily & Single-family

. attached (PRC)

: Plan: Residential Planned
. Community

South: Shopping Center
(PRC)

Plan: Residential Planned
Community




PRC 77-C-076 (RTC Partnership, L.L.C.) Page 2

BACKGROUND

Site History

On January 30, 1978, the Board of Supervisors approved RZ 77-C-076, to
rezone 163.63 acres from the R-E1 AND R-E2 Districts to the PRC District
without proffers. The approved Development Plan (DP) showed the application
site designated as “Town Center”.

On January 5, 1981, the Board of Supervisors approved DPA 77-C-076, which
changed the residential unit type designations shown on the previously approved
development plan to reflect the unit type designations of the Zoning Ordinance.
The application property was not affected by DPA 77-C-076.

On February 12, 1996, the Board of Supervisors approved DPA 77-C-076-02, to
amend the development plan approved pursuant to RZ 77-C-076 to permit a
change in the designation of Tax Map 27-1 ((7)) 3 from 230 high-rise residential
units to 41 medium density residential units, to change the unit type to
townhouses, and to reduce the density. The application property was not
affected by DPA 77-C-076-02.

Reston Town Center Rezoning Applications

On March 9, 1987, the Board of Supervisors approved four rezoning applications
(RZ 85-C-088, RZ 86-C-118; RZ 86-C-121; RZ 86-C-119) the “Reston Town
Center rezonings,” rezoning approximately 449 acres to the PRC District. These
rezonings established the Town Center's Urban Core and designated the parcels
immediately surrounding the application property as Town Center with height
and intensity limits. The application property was not included the in the land
area subject to the Reston Town Center rezonings as no change was
contemplated to the then recently developed office building.

ANALYSIS
PRC Plan ~ (Copy at front of staff report)
Title of PRC Plan: Reston Section 87-1 Redevelopment
Prepared By: Urban, Ltd.

Original and Revision Dates: November 2010 and revised through
February 17, 2012
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L.L.C.)

Below are excerpts and discussion of the proposed PRC Plan.
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Site Design
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* SOUTHWES ] VIEW

The PRC Plan depicts a 23-story, 418,900 SF building at the northwest corner
of the intersection of Bowman Towne Drive and Reston Parkway. The
proposed building is shown to be a maximum of 295 feet in height, not including
the proposed penthouse. The resulting FAR proposed for the site is 4.08.

The first two levels of the proposed building would consist of both retail space and
structured parking, levels three through five would consist of structured parking, and
the remaining 18 levels would consist of office use. The ground level retail space
would be located along the Bowman Towne Drive and Reston Parkway frontages .of
the site and may include a high-end restaurant with outdoor seating and valet
parking.

Access to the site is proposed via two existing entrances on Bowman Towne Drive,
and one entrance along Reston Parkway; the entrance along Reston Parkway is
proposed to be closed permanently, when a planned private street “Street 1” along
the northern boundary of the site to be constructed by others (Reston Spectrum
development) is completed. At that time access to the site will be provided from the
new private street, and the two entrances along Bowman Towne Drive.

Open Space

Forty seven percent of the site is proposed to be public open space. Open space
amenities proposed include an entry plaza as a focal point on the ground level
(16%) and a rooftop park and plaza (31%) on top of the parking structure, which will
consist of a “green roof”.
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Parking

The application proposes a total of 1,105 parking spaces, 1,084 of which would be
located in the structured parking garage; 21 surface parking spaces would be
located along the Reston Parkway frontage of the site. Architectural screening is
proposed along the Reston Parkway frontage of the building to screen the view of
the parking structure.

1760 RESTON PARKWAY
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PRC 77-C-076 (RTC Partnership, L.L.C.) Page 6
Stormwater Management (SWM)/Best Management Practices (BMP)

SWM and BMP for the subject site are currently provided and are proposed to be
provided by offsite stormwater management facilities (Town Center Parkway
pond and Reston Section 43 pond). A waiver to utilize the offsite facilities will be
submitted by the applicant at final site plan review. An onsite undergound SWM
vault is proposed under the parking structure to provide post-development runoff
that is equal to or less than the pre-development runoff from the site in the event
the requested waiver is not approved by DPWES.

COMPREHENSIVE PLAN PROVISIONS (Appendix 5)

In the Fairfax County Comprehensive Plan, 2011 Edition, Upper Potomac Planning District,
Reston-Herndon Suburban and Transit Station Areas, as amended through July 7, 2010, the
Plan States:

Sub-unit D-1

Sub-unit D-1 is mostly developed with a diversity of uses including housing, retail,
institutional facilities such as a county government center, police station, medical-
oriented facilities, regional library and social services. It is planned and approved for a
mix of uses including office, retail, residential, institutional and community-serving uses
at intensities between .50 and .70 FAR. Within this sub-unit is the Reston Hospital
Center and associated medical office buildings, the North County Government
Complex, and a regional library, which are all excluded from the total 8.4 million square
feet planned in the Reston Town Center.

Fairfax County Comprehensive Plan, 2011 Edition, Area lll, Upper Potomac Planning
District, as amended through July 27, 2010, UP5-Reston Community Planning Sector,
pages 145-150, the Plan states:

“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. . . .”

Fairfax County Comprehensive Plan, 2011 Edition, Area Ill, Upper Potomac Planning
District, as amended through July 27, 2010, UP5-Reston Community Planning
Sector, Urban Design Guidelines for Transit Station Areas, pages 74-78:
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Note: The subject property is not located in a transit station area. However, the Plan
states: “In addition, these guidelines apply generally to the areas within the Reston-
Herndon Suburban Center that are located outside of the Transit Station Areas to
encourage continuity in design between the Transit Station Areas and adjacent areas
in the Suburban Center.”

PRC Analysis
Issue: Compatibility

The subject site is located on the north side of Bowman Towne Drive, outside of the
Reston Town Center Urban Core, which was established with the approval of the four
“Town Center rezonings” in 1987. The Comprehensive Plan text for Reston encourages
stepping down in height and intensity outside of the Town Center Urban Core. The
subject site is also outside of the Reston Transit Station Area. PRC 77-C-076 proposes
a development that is significantly greater in scale and mass than the surrounding
existing and planned development. The applicant proposes a building 295 feet in
height plus a penthouse. In contrast, the existing development to the north, west, and
south is comprised predominantly of one-story commercial buildings. This
approximately 24-acre area is proposed to be redeveloped with a mix of uses; the
associated pending development plan for PRC 86-C-121-04 dated September 14,
2011, depicts 774,879 square feet of non-residential development at .66 FAR and
1,422 multi-family units. The pending application (see below) depicts buildings ranging
in height from 95 feet to 165 feet.
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Existing development to the east (across Reston Parkway) consists of residential,
garden-style apartments. As far as planned development to the east, one-high rise
multifamily building was approved with PCA 82-C-060-02 (ParcReston development),
which has a maximum height of 168 feet (or 14 stories). That building is shown on the
approved development plan to be located along the periphery of the site abutting
Reston Parkway. The approved site layout for PCA 82-C-060-02 retains the existing
garden-style apartments as it moves further into the existing Lake Anne neighborhood.
The applicant proposes a building that is much greater in height, scale and mass than
the surrounding existing or planned developments.
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- The proposed building would be more than 125 feet taller than any of the proposed
surrounding buildings and taller than any of the existing buildings within the Reston
Town Center Urban Core (see below).
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As shown above, the proposed building would be greater in height than buildings
located within the Reston Town Center Urban Core. As noted previously, the subject
site is located outside of the Town Center Urban Core and is not located in a transit
station area. Instead, the site is located in an area where such height (295 feet) is not
compatible with the surrounding existing or proposed development. An appropriate site
design and development at a lower height may be more in keeping with developments
proximate to the subject site and in keeping with other objectives of the Plan with
respect to organizing higher intensity development in centers.

Objective 2 of Section 6-301 of the Zoning Ordinance PRC standards calls for a
development to achieve ‘An orderly and creative arrangement of all land uses with
respect to each other and to the entire community.’ The applicant proposes a building
that is significantly taller and massive than the surrounding existing or planned
development in order to maximize the level of intensity that can be placed on the
subject site. The result would be a development disproportionate and incompatible in
scale to the surrounding neighborhoods.

In order to help understand the relationship between the proposed building and the
surrounding area, staff has composed three dimensional massing illustrations based on
the latest PRC Plan submitted by the applicant. These illustrations are provided below.
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View from the north (intersection of Reston Parkway and Baron Cameron Avenue)
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Issue: Intensity

As previously mentioned, the subject site is located within sub-unit D1 of the Reston-
Suburban Center within the Comprehensive Plan. The subject property is located
beyond the “Reston Parkway Transit Station Area” where there are Plan options for
more intense mixed-use development. The Plan language for the portion of sub-unit D-
1 in which the site is located, states that it is planned and approved for a mix of uses
including office, retail, residential, institutional and community-serving uses at intensities
between .50 and .70 FAR. The subject application proposes an FAR of 4.08, which far
exceeds the intensity recommended by the Plan. The proposed non-residential
development in this application is approximately 5.8 to 8 times greater in mass than
envisioned under the Comprehensive Plan with respect to intensity of use. To be in
conformance with the Plan recommended intensity range, the subject site should be
developed with approximately 51,400 to 72,000 gross square feet of development and
the proposed intensity should be reduced by at least 346,900 SF of development.

Fooae Potomee

Stormwater Management (SWM)/Best management Practices (BMP) (Appendix 5)

SWM and BMP measures for the subject property are currently provided by the Town
Center Parkway pond and Reston Section 43 pond, both located northwest of the site.

The SWM/BMP narrative included in the PRC Plan states that an existing on-site
infiltration system would be removed and replaced with an underground SWM vault to
be located below the proposed parking structure. The narrative further states that the
post development runoff will be equal to or less than the pre development runoff.
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The applicant will request a waiver to utilize the off-site ponds identified above, at the
time of final site plan review. The final determination on the waiver request shall be
made by DPWES during site plan review.

Transportation Analysis (Appendix 6)

Fairfax County Department of Transportation staff has reviewed the subject application
and provided the following comments:

Issue: Widening of Reston Parkway

Per the Comprehensive Plan, Reston Parkway is to be widened to a six-lane facility.
FCDOT recommends that the Applicant should construct the third southbound through-
lane along the site’s Reston Parkway frontage. An addendum to the traffic analyses of
July 29, 2011 and November 30, 2010 was reviewed by VDOT and FCDOT to re-
examine the timing and/ or the need for the third lane. FCDOT continues to
recommend the third southbound through lane be constructed along the site’s Reston
Parkway frontage to alleviate queuing onto westbound New Dominion Parkway that
could affect ingress and egress onto Private Street One.

Resolution:

The proffers associated with the four “Town Center rezonings” (RZ 85-C-088, RZ 86-C-
118; RZ 86-C-121; RZ 86-C-119) included several commitments for the provision of
transportation improvements. Transportation improvements are triggered by the
phased development of Reston Town Center. Proffer B. 20 requires construction of two
additional lanes of Reston Parkway between New Dominion Parkway and Baron
Cameron Avenue during Phase Il which is triggered once 5,500,00 square feet of
office/R&D space has been constructed. The subject property was not included in the
land area subject to the above referenced rezoning applications. The planned
improvements identified in the Comprehensive Plan are to be constructed by
development subject to the Town Center rezonings when the proffered triggers are met.

Issue: Closing Direct Access to Reston Parkway

The existing site has direct access to Reston Parkway. FCDOT staff recommended that
the applicant close the existing direct access to Reston Parkway and relocate the
access to the planned “Street One”, to be constructed with the Reston-Spectrum
Development along the northern boundary of the site. FCDOT staff noted that language
should be provided to initiate and secure such an access.

Resolution:
The applicant proposes to close the subject site’s Reston Parkway access once

proposed street one is constructed for the Spectrum Development. This issue has been
addressed in the proposed PRC development conditions.
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Issue: Reston-Spectrum Proposed Development
FCDOT staff noted that the applicant should overlay the proposed Reston Spectrum
site on the revised PRC plan. This will demonstrate the location and alignment of future
site access points. The site access to Street One should be designed to align with the
Reston Spectrum access
Resolution:
The PRC Plan includes an ultimate site layout (Sheet 5A), which depicts the proposed
Reston Spectrum development along the boundaries of the site. The plan demonstrates
that the future site access will align with the proposed Spectrum development.
Issue: Reston Parkway Trail
The PRC Plan previously depicted an eight-foot wide along the Reston Parkway
Frontage of the site. FCDOT staff recommended that the applicant provide a 10ft. wide
trail along the site on Reston Parkway to match the trail that is to be provided along
Reston Parkway to the north and south of the property.

Resolution:

The PRC Plan has been revised and a ten-foot wide pedestrian trall is now proposed
along the Reston Parkway frontage of the site.

Issue: Transportation Demand Management
FCDOT staff determined that based on the uses and intensity proposed with this
application, there would be a daily increase of 3000 trips during the AM and PM peak

hours (see below).

Trip Generation (Existing 2.36 acre development-vehicular trips per)

AM Peak Hour PM Peak Hour  Daily

Existing
Office 61,000 sq.ft. 95 90 670
Proposed:
Office 413,700 sq.ft. 583 540 3420
Retail 5,200 sq.ft. 10 26 250
Total Trips Proposed --Retail and Office 593 566 3670

Net Increase (Proposed minus existing)
AM Peak Hour PM Peak Hour Daily

498 476 3000



PRC 77-C-076 (RTC Partnership, L.L.C.) v Page 16

As a result of the proposed increase in vehicle trips associated with the application,
FCDOT staff has recommended that Transportation Demand Management strategies
be implemented for the site, including initiating a Reston Town Center shuttle service
in cooperation with the LINK program or provide shuttle service for the office site;
and providing Parking Management Strategies, that among others tasks could
prioritize parking for delivery and service vehicles, handicap spaces, car pool spaces,
etc.

Resolution:

The application has proposed Transportation Demand strategies that include all of
the measures recommended by FCDOT. Staff has proposed a draft development
condition to reflect the proposal made by the applicant. With the adoption of the draft
development conditions, this issue will be resolved.

ZONING ORDINANCE PROVISIONS (Appendix 7)
P-District Standards

The PRC District regulations are designed to permit greater flexibility to a developer of
a planned community by removing many of the restrictions of conventional zoning.
According to the Purpose and Intent of the PRC District as contained in the Zoning
Ordinance, the flexibility is intended to provide an opportunity and incentive to the
developer to achieve excellence in physical, social, and economic planning. Once a
rezoning to the PRC District is approved, a PRC Plan is required for each proposed
development. With every step of the planning, design and development within the PRC
District (including the review of the PRC Plan), the applicant must demonstrate the
achievement of the PRC objectives, which are contained in the Purpose and Intent of
the PRC District (Sect. 6-301), as well as the P-District Design Standards (Sect. 16-
102), and the PRC Plan submission requirements (Sect. 16-303).

6-301 PRC District Purpose and Intent

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 subject property is located to the north of the Reston Town Center, where there
are a variety of housing types, including mid and high-rise multifamily dwellings and
townhouses. Employment opportunities and commercial services are also located
within the area. The application proposes a 23-story mixed-use building that will
include office, retail uses and an eating establishment. The proposed uses are in
accordance with this objective.

Objective 2: An orderly and creative arrangement of all land uses with respect to
each other and to the entire community.
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As previously discussed in this report, the proposed scale and mass of the building
is not compatible with the existing and planned development for the surrounding
area. The proposed height of 295 feet (plus penthouse) would even be greater than
existing development within the Reston Town Center Urban Core. Any
redevelopment of the proposed site should provide a design that respects the
character of the surrounding neighborhood. Furthermore, the proposed intensity of
4.08 FAR, far exceeds the non-residential intensity proposed with the Reston
Spectrum PRC Plan (0.66 FAR) currently under review, which proposes a mixed-
use development consisting of buildings ranging in height from 95 feet to 165 feet.
Therefore, this objective has not been met.

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 subject application proposes an eight-foot wide pedestrian trail along the
Bowman Towne Drive frontage of the site, a ten-foot wide pedestrian trail along the
Reston Parkway frontage of the site, and a five-foot wide pedestrian trail along the
future private street along the northern boundary of the site. The application also
proposes bicycle storage facilities within the structured parking garage, and a
proposed bus shelter along the Reston Parkway frontage of the site. Pedestrian
linkages to the rooftop plaza above the parking structure will be provided. Therefore,
this objective has been met.

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

The subject site is proximate to the Reston Town Center, which provides cultural,
educational, medical and recreation facilities for the community, including Reston
Hospital Center, the Reston Regional Library, and the Greater Reston Arts Center.
The application provides another public park and would also be served by the
existing facilities in the area. Therefore, this objective has been met.

Objective 5: The location of structures to take maximum advantage of the natural and
manmade environment.

The site is currently developed with a five-story office building constructed in 1979,
which is surrounded by surface parking. While there are no significant natural or
manmade environmental features for the applicant to take advantage of, more could be
done to provide a structure that is compatible with the existing and planned
environment around the site, including reducing the non-residential intensity proposed
with this development by at least 346,900 SF. As previously discussed, the proposed
building will be significantly taller and greater in scale and mass than any of the existing
or planned development on all boundaries of the site. A building at a lower height and
scale would be more fitting with the character of the area.
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Objective 6: The provision of adequate and well-designed open space for the use of all
residents.

According to the tabulations included on the PRC Plan, approximately 1.1 acres (47%)
of the site will be open space, which includes a ground level entry plaza along the
Reston Parkway frontage of the site and a green roof/rooftop park and plaza on top the
proposed parking structure. The open space areas will be available for use by the
public via a proposed elevator at the northeastern corner of the building. Therefore, this
objective has been met.

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

The subject site is located in an area where all public utilities and services are located
and adequate, including fire service, sanitary sewer, and water service. Therefore, this
objective has been met.

Section 16-102 Design Standards

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.

The subject property is not located near the boundary of the PRC District; all of the
surrounding properties are zoned PRC. Accordingly, screening would not be
appropriate for the application property.

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 proposed application generally satisfies these regulations. Based on the proposed
uses on the site, 1,105 parking spaces are required per Zoning Ordinance standards.
The PRC Plan proposes to provide 1,105 parking spaces, including 1,084 structured
parking spaces, 21 surface parking spaces. The PRC Plan depicts five loading spaces,
in accordance with the Zoning Ordinance. The applicant has provided a note on the
PRC Plan stating that all signage on the site will be provided in accordance with Article
12 of the Zoning Ordinance and in compliance with the Reston Association Design
Guidelines.

There is no open space requirement in the PRC District; however, the site layout
depicts forty seven percent (47%) of the overall site as open space (1.1 acres),
including an entry plaza as a focal point on the ground level and a rooftop park and
plaza on top the parking structure, which will consist of a “green roof”. Therefore, this
standard has been met.
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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.

Access to the site proposed via two existing entrances on Bowman Towne Drive, one
entrance along Reston Parkway. The entrance along Reston Parkway is proposed to be
closed permanently, when a planned private street “Street 1” along the northern
boundary of the site to be constructed by others (Reston Spectrum development) is
completed. At that time access to the site will be provided from the new private street.
Pedestrian trails are proposed along the Reston Parkway and Bowman Towne Drive
frontages of the site, as well as along the planned “Street 1”, and a bus shelter is
proposed along the Reston parkway frontage of the site.

CONCLUSIONS AND RECOMMENDATIONS
Staff Conclusions

Based on the discussions above regarding the height and intensity proposed with the
subject application, staff believes the proposal is not compatible with the existing and
planned development in the vicinity of the site. Staff strongly recommends a reduction
in intensity and building height that is more in character with the surrounding
development.

Recommendations

Staff recommends denial of PRC 77-C-076. However, if it is the intent of the Board of
Supervisors to approve PRC 77-C-076, staff recommends that the approval be made subject
to the proposed development conditions contained in Appendix 1.

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 application does not interfere with, abrogate or annul any
easements, covenants, or other agreements between parties, as they may apply to the
property subject to this application.
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APPENDIX 1

PROPOSED DEVELOPMENT CONDITI

PRC 77-C-076

March 7, 2012

If it is the intent of the Board of Supervisors to approve PRC 77-C-076, located at Tax
Map 17-1 ((1)) 2C, then staff recommends that the Board condition the approval by requiring
conformance with the following development conditions:

1

Any plan submitted pursuant to this PRC Plan shall be in substantial conformance
with the approved PRC Plan entitled “Reston Section 87-1 Redevelopment,”
prepared by Urban Ltd., consisting of 23 sheets, and dated November 2012 as
revised through February 17, 2012. Minor modifications to the approved PRC
Plan may be permitted pursuant to Sect. 16-203 of the Zoning Ordinance.

. The limits of clearing and grading shall be in substantial conformance with the

limits of clearing and grading shown on the PRC Plan, subject to modification for
the installation of utilities and/or trails as determined necessary by the Director of
DPWES.

The subject property shall be developed with office, retail, restaurant, and
civic/public open space uses. Development on the subject property shall include
a maximum of 418,900 square feet of gross floor area ("GFA") in total.

All signage of the subject property shall be in conformance with Article 12 of the
Zoning Ordinance. The Applicant may design, submit, and process a
Comprehensive Sign Plan to ensure that all signs, including entrance, directional,
traffic, and building mounted signs, are coordinated and consistent with the
quality of the architecture of the building and the Reston Town Center area,
generally.

Surface parking spaces on site shall be limited to a maximum of 21, as shown on
the PRC Plan.

A landscape plan shall be submitted as part of the first and all subsequent site
plan submissions that is in substantial conformance with the landscaping shown
on Sheets 13 and 13A of the PRC Plan for the review and approval of the Urban
Forest Management Division (UFMD), DPWES.

The maximum height of the residential buildings shall not exceed 295 feet in height
(23 stories).

The principal fagade building materials for the building, parking garage and
mechanical systems shall consist of metal, pre-cast concrete, or other
cementitious or masonry finish, and glass. In addition, additional "accent"
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materials may be included as approved by the DRB. Use of exterior finishing
system ("EFIS") materials shall be prohibited.

. The Applicant shall use commercially reasonable efforts to incorporate

sustainable design elements into the building consistent with LEED Certification
standards for high-rise commercial office buildings. The Applicant shall utilize the
services of a Leadership in Energy and Environmental Design ("LEED")-
accredited professional in the design of the building. In addition, the Applicant
shaii register the project with the United States Green Buiiding Council
("USBGC") and pursue a goal of attaining a minimum of "Silver” certification level
under the LEED program or the applicable program at the time of certification.

Concurrent with its submission of its first building plan, the Applicant shall submit
to the Department of Planning and Zoning a listing of specific anticipated
sustainable features and facilities incorporated into the building's design,
including specific anticipated credits within the project's registered version of the
USGBC rating system, or other similar LEED rating system determined to be
equivalent of the USGBC rating system as determined jointly by the Applicant
and Fairfax County. In addition, the Applicant shall have the option to consider
the inclusion of additional green building technologies in the future. Any
mechanical equipment shall be subject to Section 2-506 of the Zoning
Ordinance.

10.The Applicant shall provide an assessment of the feasibility and costs that would

be associated with the provision of space and infrastructure required for the
future provision of electric vehicle charging stations that would become
accessible to all future users of parking facilities on the subject property, prior to
approval of each building plan to promote efficient, renewable, and sustainable
energy practices. Based on the results of this assessment, the Applicant will
consider the provision of space and infrastructure to support the future provision
of electric vehicle charging stations.

The Applicant shall submit stormwater quantity and quality calculations
concurrent with the submission of the first site plan for the building, to DPWES
for review and approval, demonstrating that adequate stormwater quantity and
quality controls are provided for the subject property. At the time of Site Plan
review, the Applicant shall utilize the existing capacities in the off-site ponds,
subject to the approval of a waiver of on-site stormwater management. If a
waiver is not approved, the Applicant shall provide adequate SWM and BMP
measures on-site. The Applicant shall make/install any necessary improvements
prior to issuance of a Non-RUP for the building, as determined necessary by
DPWES.

The Applicant shall incorporate public art into the development following
consultation with the Initiative for Public Art — Reston (IPAR). The Applicant shall
coordinate with IPAR to obtain its recommendations on the type and location of
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public art to be provided on site. The Applicant shall make the final selection of
the public art features and their location after consultation with IPAR and shall
incorporate such features into the development prior to issuance of the first Non-
RUP for the proposed building. The Applicant shall provide a one-time
contribution of $25,000.00 to ("IPAR") or the other entity, as designated, for use
in the procurement, installation, and/or maintenance of said public art at the time
of issuance of the first Non-RUP for the property.

The applicant shall permanently close the subject site’s existing Reston Parkway
access upon completion by others, of “Street 1” proposed between Reston
Parkway and Fountain Drive as shown on PRC 86-C-121-04 (Reston Spectrum)
or as may be modified by VDOT. The applicant shall convey upon demand of
Fairfax County, all necessary temporary and/or permanent easements to permit
construction and use of that portion of “Street 1” needed to connect the proposed
building. '

The applicant shall submit the final architectural and landscape plans for the
building to the Reston Association Design Review Board ("DRB") for review and
approval, prior to the issuance of a building permit for the building.

A Transportation Demand Management plan (the “TDM Plan”) shall be
implemented by the Applicant, and subsequently, as appropriate, the commercial
condominium association, to encourage the use of transit, including Metrorail,
RIBS and/or Fairfax Connector bus, other high-occupancy 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 implemented by the
Applicant in an effort to reduce the P.M. peak hour trips by a minimum of
twenty-five percent (25%) from the total number of vehicle trips that would be
expected from the 418,900 square feet of office and retail space included in
the Proposed Development (the “Baseline Trips”) under the Institute of Traffic
Engineers ("ITE") Trip Generation Manual, 8" Edition (the “TDM Goal’). In
the event the Applicant constructs less than 418,900 total square feet as part
of the proposed development, then the Baseline Trips shall be calculated as if
the full 418,900 square feet of the Proposed Development actually had been
constructed as reflected on the PRC Plan. Tenants of the building shall be
advised of the TDM Goal and the TDM strategies by the PM (as defined
hereunder in this note) through the annual dissemination of written materials
summarizing the availability of the TDM strategies. Further, written materials
will also be included in the lease documents for future tenants.

b. Program Manager. Within three (3) months following approval of the first
building permit for the first Nonresidential square foot, the Applicant (and
thereafter, as applicable, the Owner) 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 the Fairfax
County Department of Transportation ("FCDOT"). The PM duties may be a
part of other duties assigned to the individual(s), but the PM should be a full-
time, on-site employee.

. TDM Plan. This note sets forth a program for a transportation demand
management plan (the “TDM Plan”) to meet the TDM goals set forth
hereunder. A copy of this TDM 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 CPA; provided, however, that
the TDM Goal shall not be amended absent approval of the Planning
Commission. The TDM Plan, and any amendments thereto, shall include
provisions for the following with respect to the office and retail uses:

i. Integration of transportation information, including Metro maps,
schedules and forms, ride-sharing and other relevant transit option
information into leasing and marketing materials;

ii. Regular distribution of transit, ride-sharing, and other relevant transit
option information provided by Commuter Connections, Reston's
"LINK" program, FCDQOT, or others to all building tenants;

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) reservation of
preferential parking for registered vanpools and carpools; (ii)
reservation of parking spaces equipped for electric and plug-in hybrid
vehicles; and (iii) consideration of dedicated parking spaces for car
sharing services, if requested by a service operator;

v. Assistance to tenants in the set-up of tax-free commuter benefits
programs for their employees, and the marketing of these programs to
tenants;
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vi. Provision of relevant real-time traveler information within the building,
through either a website, email list, or informational kiosk/display in the
lobby; and

vii. Establishment of a phasing strategy, coordinated with FCDOT as
provided herein, to address which TDM strategies are implemented at
what time.

d. No later than one (1) year following the issuance of the final Non-RUP on the
Property, the effectiveness of the TDM Plan shall be evaluated using surveys
and/or traffic counts prepared by the Applicant in cooperation with FCDOT.
The Applicant shall coordinate with FCDOT regarding the scope of the traffic
counts. 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
goals have 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 two
(2) years following the initial survey. If the TDM surveys show that the trip
reduction objective is being met after a total of three (3) annual surveys, the
Applicant shall proceed with the TDM strategies as implemented and be
forever relieved of its obligations under this Note.

e. 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 Owner, shall contribute five cents ($0.05) per square
foot constructed on the Subject property to the TDM account to be utilized on
supplemental TDM strategies approved in cooperation with FCDOT.

The Applicant shall work with the Reston Internal Bus System ("RIBS") and the
Fairfax Connector bus service to encourage the installation of a bus stop on the
subject property to take advantage of existing RIBS services. In the event RIBS
is unable to locate a bus stop on the subject property, the Applicant will work with
other neighboring property owners to develop a circulator that meets the subject
property's needs or, alternatively, shall provide shuttle service for tenants and
visitors to the subject property to the planned Reston Parkway Metrorail station.

The Applicant shail reiocate existing and/or construct bus sheiters along Reston
Parkway and/or Bowman Towne Drive, either on the subject property or within
the right-of-way, as mutually agreed by the Applicant, VDOT, and FCDOT in
conjunction with site plan approval of the proposed development.

The Applicant shali provide infrastructure to promote cycling and pedestrian
access to the subject property, inciuding easily accessible bicycle racks, bicycle



lockers, bicycle storage areas, change rooms, general lockers, and showers on
the subject property. The specific locations of these facilities shall be designated
by the applicant at the time of issuance of the first Non-RUP for the subject
property and shall be consistent with the Fairfax County Policy and Guidelines for
Bicycle Parking. The applicant shall also provide infrastructure and infrastructure
integration to support a community and/or government-sponsored bicycle sharing
program at the time such program is made available in the vicinity of the Subject
Property.

19. Al on-site, outdoor and parking garage lighting shall comply with Article 14 of the
Fairfax County Zoning Ordinance.

a. Street Lights. All street lights shall be semi-cutoff.

b. Plaza Street Lights. All lighting provided in plaza and parking areas shall be
fully-shielded, cut-off fixtures directed inward and downward to reduce glare
on adjacent properties.

c. Security Lighting. All building-mounted security lighting shall utilize full cut-off
fixtures with shielding such that the lamp surface is not directly visible.

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.



APPENDIX 2

PRC PLAN STATEMTENT OF JUSTIFICATION
PRC 77-C-076
RTC Partnership, LLC
Tax Map #17-1((1)), Parcel 2C

December 22, 2011

I. Background

1760 Reston Parkway, commonly referred to as the “Town Center Office
Building,” is an existing 61,000-square foot office building located on approximately
2.36 acres at the northwestern quadrant of Bowman Towne Drive and Reston Parkway.
The Property is located within Land Unit D, Sub-unit D1 of the Reston Town Center
District and is zoned Planned Residential Community (“PRC”).

A PRC Development Plan for the Property was originally approved by the Fairfax
County Board of Supervisors in 1978 pursuant to a PRC rezoning (RZ 77-C-076) and
proffered PRC Development Plan (DP-121) ("Gulf Reston, Inc."), both of which called
for commercial retail and office uses without height or development intensity ("FAR")
restrictions. Constructed more than three decades ago, the existing office structure is
approaching the end of its useful life and redevelopment is increasingly appropriate
considering both changes in area conditions and, more specifically, the development
program proposed in the 2008 Reston Spectrum application (CPA-86-C-121-2-3
(*Reston Spectrum, LLLP™)), which surrounds the Property on three sides.

This PRC Plan calls for the Property to be redeveloped to-create a more vibrant
and architecturally-significant structure that will become one of the preeminent, landmark
office locations in the Reston Town Center area. The PRC Plan proposes removal of the
existing office building and redevelopment of the Property into a 23-story, “Class A”
signature mixed-use office and retail building.

The proposed use wiil prox./ide a critical “missing link™ in the future development
of the Town Center North area and will consist of approximately 418,900 square feet of
office, retail, and restaurant uses at a Floor-Area Ratio (“FAR™) of 4.08. This PRC Plan

application is in complete accordance with the previously-approved PRC rezonmg Rz
77-C-076) and proffered PRC Development Plan (DP-121).

1. Design

Given the Property’s highly visible location along Reston Parkway, particular
attention to quality architectural and urban planning design are paramount. The Property
has been envisioned since the original 1962 Reston Master Plan as a site for a signature
office structure, and, consequently, an innovative, mixed-use design should be the focus




PRC Plan Statement of Justification
PRC 77-C-076 ("RTC Partnership, LLC")
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of redevelopment efforts that ot only meets the needs of Reston’s future office and retail
users, but will provide a v1sual amenity for the northern Town Center District well into
the 21* century.

The proposed layout calls for high quality urban design features between the retail
and office uses. The first five levels of the structure will consist of the retail space and
structured parking, while the remaining 18 levels will be designed for office use. The
building’s ground level retail space will be located along the frontage of both Bowman
Towne Drive and Reston Parkway and may accommodate a high-end restaurant use with

outdoor seating and valet parking.

The owner proposes a 10,380-square foot entry plaza as a focal point on the
ground level as well as a 36,000-square foot rooftop plaza on top of the parking structure,
which will consist of a “green roof” that will provide a unique amenity for the visitors
and users of the office building and the public. Special -attention has been made to
enhance the plaza's accessibility and functionality by the public. A minimum of LEED-
silver architecture will be included within the building's design and all storm water
detention will be handled through on-site detention and Best Management Practices.
Additional site amenities contemplated include extensive landscaping along Reston
Parkway and along Bowman Towne Drive. Though no open space is required under this
PRC Plan, the total amount of open space associated with this redevelopment is
approximately 54,840 s.f., or approximately 53.3 percent of the total footprint of the

2.36-acre Subject Property.

Access to the Property will continue to be provided by two entrances on Bowman
Towne Drive, one entrance onto Reston Parkway, and, once completed, one entrance
onto planned “Street 1,” as planned to be constructed through the approved Reston
Spectrum application. Parking for the proposed building will include a minimum number
of parking spaces fronting along Reston Parkway for the proposed retail or high-end

restaurant use, as well as a parking structure which will feature both below and above- . v

grade parking spaces. Similar to the existing Democracy Tower office building in Reston
Town Center, the above-ground portion of the parking structure will sit atop retail uses
and will be screened with a context-sensitive: fagade treatment that will be harmoniously
integrated in the office structure.

In order to pmwde safe and invitineg access or p pedestrians whn travel nlnnu the

Property’s perimeter, on-site pedestrlan c1rcu1at1on ill ‘be designed to promote
connectivity between the approved Reston Spectram development and the Property, with
a focus on improving pedestrian connections within the Reston Town Center. The
proposed layout honors the grid street pattern envisioned by the adjacent Spectrum
development and provides pedestrian connections to surrounding properties, Reston's
trail system, and easy pedestrian access to the planned Reston Parkway Metrorail station.
This application provides substantially improved sidewalks that will be 10 feet wide
along the site's frontage and will be complimented by significant landscaping and
benches. The Applicant notes that the Subject Property offers a safe,. convenient, and
direct 10-minute pedestrian connection to the Reston Town Center Transit Station via
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Reston Parkway and a similar I5-minute pedestrian connection to the planned Reston
Parkway Metrorail station. The ‘Applicant has also included a bus stop shelter and
bicycle facilities to afford convenient access to mass transportation facilities.

IT1.- Density

The density proposed with this application is in accordance with the previously-
approved PRC rezoning (RZ 77-C-076) and proffered PRC Development Plan (DP-121).
Unlike other areas of Reston which feature lower-density residential communities, the
Subject Property is located in an area of Reston which has not.only seen increased
~ development activity over the past decade, but has also long been identified with mixed-
use, high-density urban development, Reston Parkway, a major thoroughfare, forms the
Subject Property's.eastern front and provides a gateway for travelers from the north
visiting the Town Center area.

The Applicant believes that the changing conditions of the surrounding area and
the quality of this proposal merit higher densities. The proposed building would be

similar in height and bulk to other high-rise buildings in the Town Center urban core and -

will provide a gateway focal point for development in the Town Center North area. Not
only will the proposed redevelopment compliment the planned high rise multi-family
residential building approved pursuant to PCA/DPA 82-C-060-02 (“Athena/Renaissance
Reston, LL.C”), but the proposed 4.08 FAR corresponds to densities approved
immediately adjacent to the Property in the approved Reston Spectrum pro;ect, whu:h has
densities ranging from 3.0 to 4.2 FAR.

IV. Summary '

The proposed redevelopment will deliver a “Class A” office building of over 400,000
square feet as a major employmernt center for Reston. As noted in the conceptual
renderings proposed with this PRC plan, the proposed structure will be one of the most
architecturaily significant buildings in Reston Town Center, with appropriate landscaping
and roof top green space that 'will provide an example for other redevelopment projects in
the area. The proposed PRC Plan is in conformance with the PRC zoning dlstrlct and the
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COM%-.%ONWEAL_TH OF VIRG!NIA'
COUNTY OF ‘FAIRFAT

_4100 CHAIN.BRI DGE RO AD
; o FAIRFAX, VIRGINIA 22030

February 2, 1978

MI? E. A..Prichard
11085 University Drive
Fairfax, Virginia 22030

'Re: Proposal No. 77-C-0T76
Dear Mr. Prichard:

Fnelosed you wWill find a COopy of an.Ordinance;adopted by
+he Board of SupervisoTrs 2t its meeting on January 30, 1978,
granting, as proffered, proposal No. 77-C-076 in the name of
gulf-Reston, IncC., to rezone certain land in Centreville
" District from RE-L and RE-2 District to RPC District; subject
parcels 26-2 ((1)) Part 5, 27-L, 57-3; 26-4 and 17-1 ((1))
part 3 on 161.1727 acres (South-Lakes) and 2 U578 acres
(Town Center).’ ; ‘ o

Tn addition, "Tthe Board of Supervisors approved, as
profferedj-DP~121 in the name oF Gulf-Reston, e - 45”

Very Ttruly yours,
S L T

Ethel'Wilcox'Regis_cr
Clerk to. the Board

EWR/mng
cc Mr. Patteson
Mr., Yates

Mr, Knowlton -
Mr. -Beales
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APPENDIX 4

County of Fairfax, Virginia

DATE: February 23, 2012

TO: Barbara Berlin, Director
Zoning Evaluation Division, DPZ

FROM: Pamela G. Nee, Chief gt

Environment and Development Review Branch, DPZ

~ SUBJECT: Land Use Analysis and Environmental Assessment: PRC 77- C 076

RTC Partnership

This memorandum includes citations from the Comprehensive Plan that provide guidance for
the evaluation of the subject application Planned Residential Community (PRC) 77-C-076,
Reston Section 87, Block 1, and development plan dated December 9, 2010 revised through
February-17, 2012. The extent to which the application conforms to the applicable guidance
contained in the Comprehensive Plan is noted. Possible solutions to remedy identified issues

“are suggested.

DESCRIPTION OF THE APPLICATION

The appheant RTC Partnership, LLC, seeks to redevelop an approximately 2. 36 acre parce
which is developed with'a 61,000 square foot (SF), 5-story office building with a floor area
ratio (FAR) of .59, known as Towne Center Office Building, and replace it with a 23- -story, -
418,900 SF mixed-use office building with secondary retail uses (2,600 SF) and/or eating
establishment (2,600 SF) at an overall 4.08 FAR. The development plan depicts 1,105 parking
spaces (1,084 structured spaces and 21 surface spaces). 1.1 acres (47%) of the site is proposed
to be open space. Access points to the site are from Bowman Towne Drive and Fountain

" Drive.

LOCATION AND CHARACTER OF THE AREA

The subject property is located west of Reston Parkway and north of Bowman Towne Drive.
The property is immediately surrounded to the north, west and south by an existing regional
shopping center containing retail, restaurant and low rise office uses. This approximately 24-
acre area is proposed to be redeveloped with a mix of uses known as the Spectrum; the
associated pending development plan for PRC 86-C-121-04 dated September 14, 2011, depicts
774,879 square feet of non-residential development at .66 FAR and 1,422 multi- fannly units.
Building heights within the proposed Spectrum redevelopment range from 8 (95 feet) to 15

Department of Planning and Zoning

Planning Division r}\
12055 Government Center Parkway, Suite730
" Fairfax, Virginia. 22035-5509 j

Phone 703-324-1380 7. <

Excellence * Innovation * Stewardsl 1ip E ‘ Fax 703-324-3056° PLANNING
Inteorlty ‘Teamwork * Public Service ; www.fairfaxcounty.gov/dpz/ & ZONIRG




‘Barbara Berlin
PRC 77-C-076
Page 2

stories (165 feet). To the east across Reston Parkway are garden-style dwellings. A high rise .
multi-family residential building at a height of 168 feet is approved to replace a portion of the
garden-style units in the northeast corner of Reston Parkway and Temporary Road. The area
surrounding the subject property is zoned PRC and planned as a Remdenﬁal Planning
Community.

COMPREHENSIVE PLAN CITATIONS:

Fairfax County Comprehensive Plan, 2011 Edition, Area 111, Upper Potomac Planning District,
as amended through July 27, 2010, Reston-Herndon Suburban Center and Transit Station
Areas, Sub-unit D-1, page 46, the Plan states:

“Sub unit D1 is mostly developed with a diversity of uses including housing, retail,
institutional facilities such as a county government center, police station, médical-
oriented facilities, regional library and social services. It is planned and approved for a
mix of uses including office, retail, residential, institutional and community-serving
uses at intensities between .50 and .70 FAR. Within this sub-unit is the Reston Hospital
Center and associated medical office buildings, the North County Government
Complex, and a regional library, which are all excluded from the total 8.4 million

* square feet planned in the Reston Town Center....

Fairfax County Comprehensive Plan, 2011 Edition, Area III; Upper Potomac Planning Districf,
as amended through July 27, 2010, UP5-Reston Community Planning Sector, pages 145-150, the
Plan states:

“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 gL 1ide for development in Reston. .. .”
Fairfax County Covnplehensive Plan, 2011 Edition, Area II1, Upper Potomac Planning. District,

as amended through July 27, 2010, UP5-Reston Community Planning Sector, Ulban Design
Guidelines for Tr ans1t Station Areas, pages 74-78, see:

http://xmvw.fairfaxcountv.gov/dpz/comprehensiveplan/area?)/upperpotomac.pdf

" Note: The subject property is not located in a transit station area. However, the Plan states:

273 o8

In addition, these guidelines apply generally to the areas within the Reston-Herndon Suburban

0:\2012_Development_Review_Reports\PRC\PRC_77-C-076_RTC Ju_env.docx



Barbara Berlin

PRC 77-C-076 -

Page 3

Center that are located outside of the Transit Station Areas to encourage continuity in design
between the Transit Station Areas and adjacent areas in the Suburban Center.” .

Comprehensive Plan Map: Residential Planned Community; the Reston Master Plan which
is included in the Comprehensive Plan by reference shows that the subject property is planned

for “Town Center.””

Note: Figure 39, Reston Master Plan, Land Use Map, is included at the end of this report.

Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Land Use,‘ as amended
through September 22, 2008, page 5, the Plan states:

“Objective 9:

Policy a.

Policy c.

Non residential redevelopment should be in accord with the
recommendations of the Comprehensive Plan.

Ensure that the general use(s) and density/intensity approved during the
zoning process are.in accordance with those identified in the
Comprehensive Plan. . . .

Ensure that the redévelopment of existing uses is consistent with the’
provision of adequate transportation and public facilities.”

Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Land Use, as amended
through September 22, 2008, page 8, the Plan states:

“Objective 12:

Policy a:

Policy b:

Policy c:

Policy d: -

The location and level of development intensity should be utilized as
a means of achieving a broad range of County goals.

Concentrate the highest level of development intensity in areas of
transportation advantage, i.e., the Tysons Corner Urban Center, cores of

“Suburban Centers and Transit Station Areas.

Limit development intensity to that which can be accommodated at
acceptable levels of service with consideration of the cumulative, long

“term impacts of development on the adequacy of public facilities and

transportation systems.

Assign development intensity in the Tysons Corner Urban Center, cores
and areas of redevelopment within Suburban Centers and Transit Station
Areas based upon the ability to offset impact on public facilities and
transportation systems and the long-term capacity of these systems.

Tocate development intensity in a manner which assists in achievin
I g
appropriate community character.” -

0:\201 24Devélopm ent Review Reports\PRC\PRC_77-C-076_RTC lu_env.docx .
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Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Land Use, as amended
through September 22, 2008, pages 9 and 10, the Plan states:

"‘Ol)jectlve 14:

Policy ¢.

Fairfax County shouldl seek to achieve a harmonious and attractive
development pattern which minimizes undesirable visual, auditory,
environmental and other impacts created by potentially
incompatible uses. . . .

Achieve compatible transitions between adjoining land uses through the
control of height and the use of appropriate buffering and screening.”

Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Environment, as amended-
through July 27, 2010, pages 7-9, the Plan states:

“Objective 2:

Policy a.

Policy h.

Policy k.

Prevent and reduce pollution of surface and groundwater resources.
Protect and restore the ecological integrity of streams in Fairfax
County.

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

Protect water resources by maintaining high standards for discharges
from point sources. . . .

For new development and redevelopment, apply better site design and

low impact development (LID) techniques. . . .

o Where feasible, convey drainage from impervious areas into
pervious areas.

e Encourage fulﬁllment of tree cover 1equ11ements through tree
preservation instead of replanting where existing tree cover permits.
Commit to tree preservation thresholds that exceed the minimum
Zoning Ordinance requirements. Commit to tree preservation
thresholds that exceed the minimum Zoning Ordinance-
requirements. :

e Encourage the use of innovative BMPs and infiltration techniques of -
stormwater management where site conditions are appropriate, if
consistent with County requirements. '

e Apply nonstructural best management practices and bioengineering '
pr@ctlces where site conditions. are appropriate, if con31stent with

County wquhel nents.

‘ O:‘\QOl2_DevelopmentﬁRevlew_Reports\PRC\PRC_77—C—-O767RTC_luﬁenv.docx



Barbara Berlin
PRC 77-C-076
Page 5

e Encourage shared parking between adjacent land uses where permitted.

e Maximize the use of infiltration landscaping within streetscapes
consistent with County and State requirements. . . .

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, 2011 Edition, Policy Plan, Environment, as amended
through July 27, 2010, page 10, the Plan states: ‘ '

“Objective 3: Protect the Potomac Estuary and the Chesapeake Bay {rom
‘ 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. . . .”

The Fairfax County Comprehensive Plan, Policy Plan, 2011 Edition, Environment section as
amended through July 27, 2010, page 18, the Plan states:

“QObjective 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, 2011.Edition, Policy Plan, Environment, as amended
through July 27,2010, pages 17-19, the Plan states:

“QObjective 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. '

0:2012_Development_Review_Reports\PRC\PRC_77-C-076_RTC_lu_env.docx
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Policy a. 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 recycléd and rapidly renewable building materials

- Use of building matenals 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 bnergy and Environmental Design (Lbnun)
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 quahﬁcatlon 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. . . .

0:\20 12#D‘3v61opment_ReView_Repoﬁs\PRC\PRC_W—C-O76_RTC_1u_env.docx
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Policy d. 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 demonstration of attainment of certification

~under the applicable LEED rating system or equivalent rating
system

Policy e. Encourage energy conservation through the provision of
measures which support non-motorized transportation; such as
the provision of showers and lockers for employees and the
provision of bicycle palkmg facﬂmes for employment retail and
multlfamlly residential uses.’

LAND USE ANALYSIS

Use and Intensity

The subj ect property is located within Sub-unit D1 of the Reston-Suburban Center and is
planned for a mix of uses including office, retail, residential, institutional and community-

serving uses at intensities between .50 and .70 FAR. The subject property is located béyond the . =

“Reston Parkway Transit Station Area” and the Reston Town Center Urban Core, designated
as Sub-unit D2 of the Reston-Suburban Center, where more intense mixed use development is
planned. '

The proposed primary office use with secondary uses including retail and/or eating
establishment conforms to the Comprehensive Plan’s basic land use recommendation for a mix
of uses in this area. However, the proposed intensity of 418,900 square feet of development at
a FAR of 4.08 Orossly exceeds the Comprehensive Plan recommended intensity range of .50 to
70 FAR. To be in conformance with the Plan recommended intensity range, the subject site
should ideally be developed with approximately 51,400 to 72,000 gross square feet of non-
residential development and the proposed non-residential intensity should be reduced by at
least 346,900 square feet of development. The proposed non-residential development under
this application is approximately 5.8 to 8.times greater in magnitude than envisioned under the
Comprehensive Plan. The proposed development does not conform to the Comprehensive
Plan with respect to intensity of use. This issue remains outstanding.

Companmhty

This site is outside of the Reston Town Center Urban Core, Wthh was established with the
approval of the four “Towne Center rezonings” in 1987. The Comprehensive Plan for Reston

' encourages stepping down in height and intensity outside of the Town Center Urban Core.

The proposed development under this application is much greater in scale than the surrounding

existing and planned develdpment. The building height is proposed to be 295 feet (23 stories),
excluding the height of the proposed penthouse. In contrast, the existing development to the

0:2012_Development_Review_Reports\PRC\PRC_77-C-076_RTC _lu_env.docx
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north, west, and south is comprised predominantly of low rise commercial buildings. Future
development planned for those properties to the north, west, and south depicts buildings
ranging in height from 95 feet to 165 feet. Furthermore, existing development to the east
(across Reston Parkway) consists of residential, garden-style dwellings. As far as planned
development to the east, one high-rise multlfamlly building was approved with PCA 82-C-060-
02 (ParcReston development), which has a- maximum height of 168 feet (or 14 stories). That
buﬂdm” is shown on the appro oved ﬂPVP]mePnf plm‘l to be located al ong the Dermhery of the
site abutting Reston Parkway. The approved site layout for PCA 82-C-060-02 retains the
existing garden-style apartments as it moves further into the existing Lake Anne neighborhood-

The applicant proposes a building which is much greater in height, scale and mass than the
surrounding existing or planned developments. The proposed building would be more than
125 feet taller than any of the surrounding buildings. In staff’s opinion, the size of the building
would be more comparable to buildings located within the Reston Town Center’s Urban Core.
However, the subject site is located outside of the Town Center Urban Core, where such helght
is not compatible with the surrounding development. An appropriate site design and
development at a lower height would be more in keeping with developments proximate to the
subject site and in keepmg with other objectives of the Plan with respect to o1gan1zmg higher
intensity development in centers. This issue remains outstanding.

ENVIRONMENTAL ANALYSIS

This section characterizes the environmental concerns raised by an evaluation of this site and
the proposed land use. Solutions are suggested to remedy the concerns that have been
identified by staff. There may be other acceptable solutions.

‘Stormwater Management/Best Management Practices (SWM/BMP): The 2.36 acre subject
property falls within the Sugarland Run Watershed. - The stormwater management narrative for
this application 1nd1cates that the stormwater quality and quantity control requirements for the
existing development, as well as for the proposed redevelopment are accommodated by two
existing regional facilities including the “Town Center Parkway” and “Reston Section 437
stormwater facilities. A waiver to use the offsite pond storage will be provided with the final
development plan submission. The narrative also indicates that an existing infiltration facility.
on site will be removed and replaced with a new underground vault. '

Outfall Analysis: The outfall narrative indicates that stormwater runoff from the property is

collected in catch basins and swales which drain into the existing storm drainage conduit

system. The site runoff is then directed west and north of the subject property into the two

stormwater facilities described previously as the “Town Center Parkway” and “Reston Section

43, The consulting engineer for this application indicates that based on his visual observation,
outfall for this property is adequate.

0:\2012_Development_Review Reports\PRCYPRC_77-C-076_RTC_lu_env.docx



Barbara Berlin
PRC 77-C-076
Page 9

In the event that the offsite waivers are not granted, the revised PRC plan notes that a
‘stormwater vault is proposed for detention and a possible stormfilter is proposed to meet water
quality control requirements. In addition, staff recommends that applicant consider proposing a -
series of low impact development techniques to promote water quality protection and to ‘
manage runoff onsite, as much as possible. The revised narrative also indicates that this
application will qualify as a redevelopment activity under the County’s Chesapeake Bay
Preservation Ordinance (CBPO) requirements. The adequacy of any proposed SWM/BMP

- facilities and outfall measures will be.subject to review and approval by the Department of
Public Works and Environmental Services.

Tree Restoration: Except for peripheral site landscaping and landscaping islands within the
‘parking lot, the subject property is almost entirely covered with impervious surface. This
redevelopment provides an opportunity to reduce the total amount of existing impervious
-surface. Additional landscaping and tree cover on the subject property would provide a water
quality benefit by increasing the area of natural infiltration for stormwater runoff, as well as a
visual enhancement for this site. '

The amount of open space (47%) proposed with this redevelopment is an improvement over
the existing amount of open space on the site.

‘Green Building: The Policy Plan incorporates guidance in support of the application of energy
conservation, water conservation and other green building practices in the design and.
construction of new development and redevelopment projects. This project provides an
excellent opportunity for incorporation of green building measures. The revised statement of
justification, dated December 22, 2011 indicates that a “green roof” is proposed as part of
36,000 square foot rooftop plaza to be situated atop the parking structure. Staff commends the
applicant’s commitment to achieve a minimum of LEED Silver certification for this
redevelopment proposal as noted in the revised statement of justification.

COUNTYWIDE TRAILS MAP:

The Countywide Trails Plan depicts a major paved trail defined as'.asphalt or concrete, 8 or
more in width along the west side of Reston Parkway immediately adjacent to the subject
property. An eight foot wide asphalt trail currently exists along Reston Parkway in this

location, as does an eight foot wide trail along Bowman Towne Drive. The revised PRC Plan .
proposes a 10° wide asphalt trail to replace the existing 8’ asphalt trail along Reston Parkway.

PGN: MAW/SW
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APPENDIX 5

County of Fairfax, Virginia

DATE:  May 27,2011

TO: St Clair Williams, Staff Coordinator -~~~

Zoning Evaluation Division
Department of Planning and Zomng

FROM: Sharad Regmi, Stormwater Engmeer %Q/
Environmental and Site Review Division -
" Department of Public Works and Environmental Services

SUBJECT: - PRC Development Plan Application # PRC 77-C-076, Reston Section 87-1, =
' Lot 2C, Reston Town Center, Plat dated March 15, 2011, LDS Project #
7842-ZONA-004-1, Tax Map #017-1-01-0002-C, Hunter Mill District

We have reviewed the subject application and offe1 the followmg stormwater management.
comments.

Chesapeake Bay Preservation Ordinance ( CBPO)

There is no Resource Protection Area (RPA) on this site. Water quaﬂty contlols (BI\/LP) are
required for this redevelopment project (PFM 6-0401.2B, CBPO 118-3 -2(£)(2)). Applicant
intends to provide BMP requirement using existing off-site ponds. It is not clear from the plan
what percentage of phosphorus removal is achieved with the off site ponds. Applicant needs
to demostrate on the site plan that the off-site ponds were designed to control BMP from the
subject site for the proposed development. A maintenance agreements between the owner of

the off site ponds and owner of the subject site will be required prior to-final site plan approval
(PFM 6-0303.2).

Floodplain
T here are no regulated floodplains on the property.

Downstream Drainage Complaints »
There are no downstream drainage complaint on file.

Stormwater Detentlon

Stormwater detention is requlred if not waived (PFM 6-0301.3). The applicant has indicated to
provide the stormwater detention requirement using off-site ponds and on site underground
vault. Applicant needs to provide the approximate sizing calculation of the on-site stormwater
vault on the PRC plat. Applicant needs to clearly demostrate how the detention requirements
of the site are met using on site valuts and off-site ponds.

Department of Public Works and Environmental Services

Land Development Services, Environmental and Site Review Division
12055 Government Center Parkway, Suite 535

Fairfax, Virginia 22035-5503

Phone 703-324-1720 « TTY 711 « FAX 703-324-8359




St. Clair Williams, Staff Coordinator

PRC Development Plan Application # PRC 77-C-076
May 27, 2011 '
Page 2 of 2

Applicant needs to demostrate on the site plan that the off-site pond was designed to detain
flow from the subject site for the proposed development. An approved off site detention waiver
from DPWES and a maintenance agreement between the owners of the off site pond and owner
of the subject site will be requned prior to final site plan approval (PFM 6 0303 2).

Site Outfall

An outfall narrative has been pro-vided. NETCTPE T T

Please contact me at 703-324-1720 if you reqﬁire additional information.
SR/

cc: Craig Carinci, Director, Stormwétel Planning Division, DPWES

Jeremiah Stonefield, Chief, Stormwater & Geotechnical Section, ESRD, DPWES
Zoning Application File



r APPENDIX 6

County of Fairfax, Virginia |
MEMORANDUM |

DATE: February 29,2012

TO: Barbara Berlin, Director
Zoning Evaluation Division
Department of Comprehensive Planning

» 2 Ao /\
FROM: Angela Kadar Rodeheaver, Chief W . W
Site Analysis Section A/?Z R{

Department of Transportation

FILE: 3-4 (RZ 77-C-076)
- SUBJECT: Transportation Impact
REFERENCE: PRC 77-C-076; RTC Partnership (1760 Reston Parkway)

Traffic Zone: 1742
-Land Identification Map: 17-1 ((01)) 2C

Transmitted herewith are comments from the Department of Transportation with respect to the.
referenced application. These comments are based on the revised plan dated March 22, 2011.

- The applicant proposes retention of the existing PRC zoning, the removal of the existing 61,000 square
foot office building and the redevelopment of the 2.36 acre lot for a 23 story mixed-use office building
(413,700 sq. ft.) along with retail proposed at 5,200 square feet. The total Floor Area Ratio (FAR)
proposed is 4.08.

Trip Generation (Existing 2.36 acre Development—vehicular trips.per)

AM PeskHour ~ PM Peak Hour Daily

Existing

Office 61,000 sq.-ft. 95. 90 670
Proposed:

Office 413,700sq.-ft. - 583 540 3420
Retail 5,200 sq. ft. 10 26 2

Total Trips Proposed -Retail and Office 593 - - 566 3670

Net Increase (Proposed minus existing)
AM Peak Hour PM Peak Hour  Daily

498 . 476 3000

Fairfax County Department of Transportation &
4050 Legato Road, Suite 400
Fairfax, Virginia 22033-2898
Phone: (703) 877-5600 TTY: 771 <) Serving Fairfax County
Fax: (703) 877 5723 sl e i il
www.fairfaxcounty.gov/fedot




Barbara Berlin
February 29, 2012
Page two

This départment has reviewed the subject application and offers the following:

The Comprehensive Plan for the site is planned and approved for a mix of uses including
office, retail, residential, institutional and community-serving uses at intensities between .50
and .70 FAR. The application proposes a 4.08 FAR, well above that in listed in the
Comprehensive Plan. This significant deviation from the planned density is a strong concern

The following comments listed demonstrate issues that further pertain to the proposal:

Per the Comprehensive Plan the applicant should provide the third southbound through lane
along their site on Reston Parkway. :

The applicant should close the existing direct access to Reston Parkway and relocate the access
to Spectrum’s Street One. Language should be provided to initiate and secure such an access.

The apphcant should overlay the proposed Reston Spectrum site on the revised PRC plan This
will demonstrate the location and alignment of future site access points.

The Applicant should provide a 10ft. wide trail along the site on Reston Parkway.

An additional left turn lane should be provided on northbound Reston Parkway at Bowman
Town Drive. The anticipated queue with the additional site traffic is expected to extend past the
existing single left turn lane. A projected total of 500 northbound left turns are anticipated at
the subject intersection.

There are concerns regarding the proposed elevated jump in proposed FAR to 4.0 outside the
Reston Town Center core area. Anticipated vehicular queues for the westbound left-thru lane
on Bowman Town Drive at Reston Parkway on occasion will block the proposed site access to
Bowman Town Drive, as well as the proposed access points for the Reston Spectrum site.

The Applicant should participate with the LINK program to initiate a Reston Town Center
shuttle service.

The Applicant should propose a TDM Program that includes, but not limited to, the General
TDM Elements, Bicycle and Pedestrian Programs, Transit Programs, Marketing Programs,
Parking Programs, Rideshare Programs, Alternate Programs, and Survey Monitoring.

The applicant should consider a parking reduction plan for the garage.

Bus shelter pads with easements and sidewalk connections should be provided along both
Reston Parkway and Bowman Towne Drive.

AKR/2k cc: Michele Brickner, Director, Design Review, DPW & ES



APPENDIX 7

6-301 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 pianned 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.

3. 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
pl

1ol H ilifiAan ArxA A~ A
rovision of public utilities, facilities and services.

IIUIBJ

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.



16-102 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 provisions shall generally conform to the provisions of that conventional
zoning district which most closely characterizes the particular type of development under
consideration.

2. 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.

3. 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.

6-303 PRC Plan

A PRC plan shall be filed with the Zoning Administrator in twenty-three (23) copies, and
shall include the information set forth below. A PRC plan or portion thereof involving
engineering, architecture, landscape architecture or land surveying shall be respectively
certified by an engineer, architect, landscape architect or land surveyor authorized by
the State to practice as such. All maps, plans, sketches and illustrations submitted as
part of a PRC plan shall be presented on a sheet having a size of 24" x 36" If presented
on more than one (1) sheet, match lines shall clearly indicate where several sheets join.
One 8 72" x 11” reduction of the PRC plan and supporting graphics shall also be
submitted. The submission requirements for any amendment to an approved PRC plan
shall be those requirements deemed necessary for a review of such amendment as
determined by the Zoning Administrator. All submission requirements shall become the
property of the County. :

1. Aplan at a scale of not less than one inch equals one hundred feet (1" = 100"
showing:

A. A vicinity map at a scale of not less than one inch equals two thousand feet (1" =
2000".



B. A boundary survey of the property, with an error of closure within the limit of one
(1) in twenty thousand (20,000) related to true meridian, and showing the location
and type of boundary evidence. The survey may be related to the U.S.C. & G.S.,
State grid north, if the coordinates of two (2) adjacent corners are shown. Such
information may be obtained from recorded plats in the case of lots and
subdivisions recorded subsequent to September 1, 1947.

C. Total area of the property.
D. Scale and north arrow.
E. Existing topography with a maximum contour interval of two (2) feet.

F. The general location and arrangement of all existing or proposed buildings and
uses on the site and, if known, on adjacent properties.

G. The approximate height in feet of all buildings and number of floors of all buildings
other than single family dwellings on the site and, if known, on adjacent properties.

H. The approximate distances of all structures from the development boundaries as
shown on the PRC plan and abutting streets.

[. The traffic circulation system showing the location of existing, platted and proposed
streets and easements including names and route numbers, the approximate width
and typical cross sections including acceleration, deceleration and turn lanes,
service drives, entrances to parking areas and parking structures, the location and
width of pedestrian walkways, bicycle paths and/or bridle paths, and all trails
required by the adopted comprehensive plan.

J. The off-street parking and loading areas and structures with typical space and aisle
dimensions.

K. The open space areas, identifying the proposed general treatment or improvement
of all such areas, delineating those areas proposed for recreational facilities and
delineating any Resource Protection Area and Resource Management Area.

L. Approximate delineation of any floodplain designated by the Federal Emergency
Management Agency, United States Geological Survey, or Fairfax County.

M. General location and anticipated types of recreational facilities.
N. A plan or statement showing how public utilities are or will be provided. In addition,

the approximate location of existing and proposed storm and sanitary sewer lines
shall be shown.



O. Approximate location, estimated size of footprint in acres and type of all proposed
stormwater management facilities, including the full extent of side slopes,
embankments, spillways, dams and approximate water surface elevation for
design storms, if applicable. In addition, a preliminary stormwater management
plan that includes information about the adequacy of downstream drainage,
including the sufficiency of capacity of any storm drainage pipes and other
conveyances into which stormwater runoff from the site will be conveyed. When
there is 2500 square feet or more of land disturbing activity on the entire
application property, in addition to the above, the preliminary stormwater
management plan shall include:

(1) A graphic depicting:
(a) The approximate footprint of the stormwater management facility and, where
applicable, the height of the dam embankment and the location of the
emergency spillway outlet for each stormwater management facility.

(b) The approximate on-site and off-site areas to be served by each stormwater
management facility, along with the acreage draining to each facility.

(c) A preliminary layout of all on-site drainage channels, outfalls and pipes,
including inlet and outlet pipes within the stormwater management facility.

(d) The approximate location or alternative locations, if any, of any maintenance
access road or other means of access to the stormwater management
facility, and the identification of the types of surfaces to be used for any
such road.

(e) Proposed landscaping and tree preservation areas in and near the
stormwater management facility.

(f) The approximate limits of clearing and grading on-site and off-site for the
stormwater management facility, storm drainage pipes, spillways, access
roads and outfalls, including energy dissipation, storm drain outlet protection
and/or stream bank stabilization measures.

(2) A preliminary stormwater management narrative setting forth the following:

(@) Description of how the detention and best management practice
requirements will be met.

(b) The estimated area and volume of storage of the stormwater management
facility to meet stormwater detention and best management practice
requirements.



(c) For each watercourse into which drainage from the property is discharged,
a description of the existing outfall conditions, including any existing ponds
or structures in the outfall area. The outfall area shall include all land located
between the point of discharge from the property that is located farthest
upstream, down to the point where the drainage area of the receiving
watercourse exceeds 100 times the area of that portion of the property that
drains to it or to a floodplain that drains an area of at least 1 square mile,
whichever comes first.

(d) Description of how the adequate outfall requirements of the Public
Facilities Manual will be satisfied.

P. The location of all existing utility easements having a width of twenty-five (25) feet
or more, and all major underground utility easements regardless of width.

Q. Approximate delineation of any grave, object or structure marking a burial site if
known, and a statement indicating how the proposed development will impact the
burial site.

2. A statement in tabular form which sets forth the following data, when such data is
applicable to a given PRC plan:

A. Total number of dwelling units by type to include the corresponding population
totals and density type based on the computation factors set forth in Sect. 6-308
and the maximum density provisions of Sect. 2-308.

B. Approximate total gross floor area and FAR for all uses other than dwellings.

C. Approximate total area in open space.

D. A schedule showing the total number of parking and loading spaces provided and
the number required by the provisions of Article 11.

3. A map identifying classification of soil types at a scale of not less than one inch
equals five hundred feet (1" = 500'), based upon information available on the
County of Fairfax Soils Identification Maps.

4. A statement of the architectural concepts and typical bulk of the proposed structures
and if available, schematic architectural sketches.

b

5. A statement indicating the landscaping concepts, proposed screening measures and
compliance with the tree conservation provisions of the Public Facilities Manual.

6. When the development is to be constructed in sections, a proposed sequence of
development schedule showing the order of construction of such sections, and an
approximate completion date for the construction of each section.

7. Identification of the necessity for floodplain studies, drainage studies, soil reports
and for easements and/or letters of permission for off-site construction.

8. Where applicable, any other information as may be required by the provisions of
Article 7.



APPENDIX 8

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.

ABANDONWMENT: 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. [f 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 Ordlnance

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 comblnahon of fences, walls berms, open space and/or landscape plantings. A buffer is not necessarily coincident
with transitionai 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. 8-615 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 rezoniing
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. Exampies: 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 fravel; access to adjacent properties is dlscouragnd 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 properiies. :

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 transmiission 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 W|thm 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. Itis 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. e
MARINE CLAY SOGILS: Soils that occur in widespread areas of the County generally east of interstate 95. Because of the abundance or
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 deveiopment; 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 Supervisorsina - ..
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
improperiy 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 Crdinance. ;

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 overali 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 soil 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 Planned Residential Community

BMP Best Management Practices ) RC Residential-Conservation

BOS Board of Supervisors RE Residential Estate

BZA Board of Zoning Appeals RMA Resource Management Area

COG Council of Governments RPA Resource Protection Area

CBC Community Business Center RUP Residential Use Permit

CDP 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 TDM Transportation Demand Management
DPZ Department of Planning and Zoning TMA Transportation Management Association
DU/AC Dwelling Units Per Acre i TSA . Transit Station Area

EQC Environmental Quality Corridor TSM Transportation System Management
FAR - Floor Area Ratio UP & DD Utilities Planning and Design Division, DPWES
FOP 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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