County of Fairfax, Virginia

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

September 12, 2012

Andrew A. Painter

Walsh, Colucci, Lubeley, Emrich & Walsh, P.C.
1 E. Market Street, Third Floor

Leesburg, Virginia 20176

RE: Planned Residential Community Application PRC 77-C-076

Dear Mr. Painter:

At a regular meeting of the Board of Supervisors held on September 11, 2012, the Board
approved Planned Residential Community Application PRC 77-C-076 in the name RTC
Partnership, LLC. The Board’s action approves the PRC Plan associated with Development
Plan Amendment Application DPA 77-C-076. The subject property is located at 1760 Reston
Parkway, on approximately 2.36 acres of land zoned PRC in the Hunter Mill District [Tax Map
17-1 ((1)) 2C] and is subject to 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 2011, 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.

2. 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.

3. 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.

Accessory uses internal to the building to support tenants may include, but shall not be
limited to, a personal service establishment, retail sales establishment, financial
institution, and eating establishments. Accessory uses shall be designed with the intent
to minimize vehicle trips to and from the Subject Property.
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4. 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.

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

6. 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?”), of the Department of Public Works and
Environmental Services (“DPWES?”). :

7. The maximum height of the building shall not exceed 295 feet in height (23 stories),
exclusive of the mechanical equipment penthouse and its associated mechanical
equipment screening.

8. 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" materials may be
included as approved by the DRB. Use of exterior finishing system ("EFIS")
materials shall be prohibited.

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

Concurrent with the 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.
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11.

12.

13.

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 public art to be provided on the Subject Property. 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 Subject Property.

The Applicant shall permanently close the Subject Property’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 permanent closure of the
Subject Property’s Reston Parkway access shall occur once an alternate access
from Reston Parkway to the Subject’s Property (“Street 1) is in place, and no
later than 90 days following the acceptance of “Street 1” on the adjacent property
by VDOT into the state road maintenance system. 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.
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14.

15.

The Applicant shall submit the final architectural and landscape plans for the
building on the Subject Property 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
Program Manager (as defined hereunder in this condition) 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, 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.
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C.

TDM Plan and Budget. This condition 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 and annual budget (the
“TDM Budget”) 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. The TDM Budget shall account for the start-
up components of implementing the TDM strategies which shall be put into
action effective with approval of the TDM Plan and TDM Budget. If FCDOT
does not comment on the TDM Plan and TDM Budget within sixty (60) days
following its submission, both shall be deemed "approved.” Once the TDM
Plan and TDM Budget are 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 and TDM Budget may be amended from
time to time, subject to approval of FCDOT, without the requirement to secure
a PCA; provided, however, that the TDM Goal shall not be amended absent
approval of the 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, FCDOT, or others to all building tenants. Such
distribution may include a “transportation fair” (or similar event) to be
held at regular intervals in a suitable location on the Subject Property
wherein representatives of Commuter Connections, “LINK,” FCDOT
or others will be invited to offer information directly to the Subject
Property’s tenants and employees;

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;
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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;

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; and

viii. Coordination with surrounding residential property owners to cross-
market housing options available to the proposed building’s tenants
within the immediate vicinity of the Subject Property. As provided by
said residential property owners, such measures may include the
regular distribution to tenants of marketing materials for housing
options, as well as maps of surrounding residential developments, and

* pedestrian and biking alternatives within the immediate vicinity of the
Subject Property.

d. TDM Account. If not previously established, the Applicant shall establish a
separate interest-bearing account (the “TDM Account”) with a bank or other
financial institution qualified to do business in Virginia as approved by
Fairfax County within 30 days of FCDOT’s approval of the TDM Budget.
The Applicant shall establish the TDM Account with an initial deposit of
$20,000.00. All interest earned on the principal shall remain in the TDM
Account and shall be wused by the Program Manager for TDM
purposes/strategies/programs as may be approved in consultation with
FCDOT. The TDM Account shall be funded solely by the Applicant, or, at the
election of the Applicant, any tenant, and administered by the Program
Manager.
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16.

c.

No later than one (1) year following the issuance of the final Non-RUP on the
Subject 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 condition.

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 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 and planned RIBS services. In the
alternative, the Applicant will also work to ensure that bus, circulator or shuttle
service is available for the Subject Property’s tenants and visitors to the planned
Reston Parkway Metrorail station, as follows:

a. Prior to issuance of the first Non-RUP for the Subject Property, the
Applicant will submit a written request to the owners of neighboring
properties and other properties in the Town Center area to discuss
formation of a partnership, in coordination with FCDOT, to establish
and operate circulator service to the Subject Property, the planned
Reston Parkway Metrorail station, and major Reston Town Center
destinations.

b. Prior to the issuance of the first Non-RUP, the Applicant will send a
written request to RIBS and the Fairfax Connector bus service to
establish bus service between the Subject Property and the planned
Reston Parkway Metrorail station.
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17.

18.

19.

20.

c. If, by the issuance of a Non-RUP which permits the occupancy or use
of the Subject Property in excess of ninety percent (90%) of the GFA
for the proposed building, an agreement is not in place for circulator
service and RIBS/Fairfax Connector has not established service
between the Subject Property and the planned Reston Parkway
Metrorail station, the Applicant shall provide shuttle service for the
Subject Property's tenants and visitors to the planned Reston Parkway
Metrorail station. Such shuttle service shall be established within 90
days of the issuance of said Non-RUP for the Subject Property.

The Applicant shall relocate existing and/or construct bus shelters along the
Subject Property’s Reston Parkway and/or Bowman Towne Drive frontage, 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 shall provide infrastructure to promote cycling and pedestrian
access to the Subject Property, including 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.

All 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.

Pursuant to Section 18-204 of the Zoning Ordinance, any portion of the Subject
Property may be subject to a PCA, Special Exception ("SE"), Special Permit
("SP"), or FDPA, without joinder and/or consent of the owners of the other
portions of the Subject Property, provided that such PCA, SE, SP, or FDPA does
not materially adversely affect the balance of the Subject Property.
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21. Prior to submission of the first site plan, the Applicant may at its sole discretion

petition Fairfax County to reduce parking on the Subject Property. Said reduction
shall either be proposed pursuant to a revised parking requirement established by
the Fairfax County Zoning Ordinance, or by a parking reduction as approved by
the Fairfax County Department of Public Works and Environmental Services, for
the Subject Property and not by a reduction in the building's square footage. Said
reduction shall not require amendment to the PRC Plan or Development Plan. The
reduction may be up to 150 parking spaces, or the equivalent of one full level of
the structured parking, whichever is greater. If a parking reduction is implemented
by the Applicant, the Applicant shall make a contribution of $10,000.00 per
parking space not constructed (defined as the number of spaces below the
minimum required parking as shown on the PRC Plan) to transit services
operating in proximity to the Subject Property, such as LINK. Said contribution
shall be made at the time of issuance of a Non-RUP that permits the occupancy or
use of the Subject Property in excess of fifty-one percent (51%) of the GFA for
the proposed building.

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.

Sincerely,

el Clomrore

Catherine A. Chianese
Clerk to the Board of Supervisors

Cce:

Chairman Sharon Bulova _

Supervisor Catherine Hudgins, Hunter Mill District

Janet Coldsmith, Director, Real Estate Division. Dept. of Tax Administration
Barbara Berlin, Director, Zoning Evaluation Division, DPZ

Diane Johnson-Quinn, Deputy Zoning Administrator, Dept. of Planning and Zoning

Thomas Conry, Dept. Manager. — GIS - Mapping/Overlay

Angela K. Rodeheaver, Section Chief, Transportation. Planning Division
Audrey Clark, Director — Building Plan Review, DPWES

Department of Highways-VDOT

Sandy Stallman, Park Planning Branch Manager, FCPA

District Planning Commissioner

Jose Comayagua, Director, Facilities Management

Denise James, Office of Capital Facilities/Fairfax County Public Schools
Karyn Moreland, Chief Capital Projects Sections, Dept. of Transportation






DEVELOPMENT CONDITIONS
PRC 77-C-076
September 11, 2012

The Board of Supervisors approved PRC 77-C-076, located at Tax Map 17-1 ((1)) 2C
(“the Subject Property”), requiring conformance with the following development conditions.
Within these conditions the term “Applicant” shall refer to RTC Partnership, LLC, the owner, its’
successors and assigns.

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 2011, 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 Proper’ty 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.

Accessory uses internal to the building to support tenants may include, but shall
not be limited to, a personal service establishment, retail sales establishment,
financial institution, and eating establishments. Accessory uses shall be designed
with the intent to minimize vehicle trips to and from the Subject Property.’

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 Subject Property 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?”), of the Department of Public Works and
Environmental Services (‘DPWES”). | : -



7. The maximum height of the building shall not exceed 295 feet in height (23
stories), exclusive of the mechanical equipment penthouse and its associated
mechanical equipment screening.

8. 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"
materials may be included as approved by the DRB. Use of exterior finishing
system ("EFIS") materials shall be prohibited.

9. The Applicant shall use commercially reasonable efforts to incorporate
sustainable design elements into the building consistent with Leadership i in
Energy and Environmental Design (LEED) Certification standards for high-rise
commercial office buildings. The Applicant shall utilize the services of a LEED
accredited professional in the design of the building. In addition, the Applicant

. shall register the project with the United States Green Building Council
- ("USBGC") and pursue a goal of attaining a minimum of "Silver" certification level
under the LEED program or the equivalent program at the time of certification.

Concurrent with the 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 shail 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 vehlcle charging stations.



11.

12.

13.

14,

16.

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
public art to be provided on the Subject Property. 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 Subject Property.

The Applicant shall permanently close the Subject Property’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 permanent closure of the
Subject Property’s Reston Parkway access shall occur once an alternate access
from Reston Parkway to the Subject’s Property (“Street 1”) is in place, and no
later than 90 days following the acceptance of “Street 1" on the adjacent property
by VDOT into the state road maintenance system. 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 on the Subject Property 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.



. 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 Program Manager
(as defined hereunder in this condition) 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. :

. Program Manager. Within three (3) months following approval of the first
building permit, 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 and Budget. This condition 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 and annual budget (the “TDM Budget”)
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. The TDM Budget shall account for the start-up
components of implementing the TDM strategies which shall be put into
action effective with approval of the TDM Plan and TDM Budget. If FCDOT
does not comment on the TDM Plan and TDM Budget within sixty (60) days
following its submission, both shall be deemed "approved." Once the TDM
Plan and TDM Budget are 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 and TDM Budget may be amended from
time to time, subject to approval of FCDOT, without the requirement to secure
a PCA; provided, however, that the TDM Goal shall not be amended absent
approval of the Planning Commission. The TDM Plan, and any amendments
thereto, shall include provisions for the following with respect to the office and
retail uses:



Vi.

vii.

Viii.
- market housing options available to the proposed building’s tenants

Intégration_of transportation information, -including Metro maps,
schedules and forms, ride-sharing and other relevant transit option
information into leasing and marketing materials; '

Regular distribution of transit, ride-sharing, and other relevant transit
option information provided by Commuter Connections, Reston's
“LINK" program, FCDOT, or others to all building tenants. Such
distribution may include a “transportation fair” (or similar event) to be

“held at regular intervals in a suitable location on the Subject Property

wherein representatives of Commuter Connections, “LINK,” FCDOT or

~others will be invited to offer information d|rect|y to the Subject

Property’s tenants and employees;

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;

A parking management plan, which shall include: (i) reservation of
preferential parking for registered ‘vanpools - and carpools; (i)
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;

Assistance to tenants in the set-up of tax-free commuter benefits
programs for their employees, and the marketing of these programs to
tenants;

ProVision of relevant real-time traveler information within the building,
through either a website, email list, or informational kiosk/display in the
lobby; and

Establishment of a phasing strategy; coordinated with FCDOT as
provided herein, to address which TDM strategles are implemented at
what time; and

Coordination with surrounding reéidentiél property owners to cross-

within the immediate vicinity of the Subject Property. As provided by
said" residential property owners, such measures may include the
regular distribution to tenants of marketing materials for housing
options, as well as maps of surrounding residential developments, and
pedestrian and biking alternatlves within the immediate vicinity of the
Subject Property.



d. TDM Account. If not previously established, the Applicant shall establish a
separate interest-bearing account (the “TDM Account”) with a bank or other
financial institution qualified to do business in Virginia as approved by Fairfax
County within 30 days of FCDOT’s approval of the TDM Budget. The
Applicant shall establish the TDM Account with an initial deposit of
$20,000.00. All interest earned on the principal shall remain in the TDM
Account and shall be used by the Program Manager for TDM
purposes/strategies/programs as may be approved in consultation with
FCDOT. The TDM Account shall be funded solely by the Applicant, or, at the
election of the Applicant, any. tenant, and administered by the Program
Manager. :

e. No later than one (1) year following the issuance of the final Non-RUP on the
. Subject 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 relleved of its obligations under thlS condition.

f. 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 ftraffic counts then the

- Applicant 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.

16 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 and planned RIBS services. In the
alternative, the Applicant will also work to ensure that bus, circulator or shuttle
service is available for the Subject Property’s tenants and visitors to the planned
Reston Parkway Metrorail station, as follows:



a. Prior to issuance of the first Non-RUP for the Subject Property, the

Applicant will submit a written request to the owners of neighboring
properties and other properties in the Town Center area to discuss
formation of a partnership, in coordination with FCDOT, to establish and
operate circulator service to the Subject Property the planned Reston
Parkway Metrorail station, and major Reston Town Center destinations.

. Prior to the issuance of the first Non-RUP, the Applicant will send av

written request to RIBS and the Fairfax Connector bus service to
establish bus service between the Subject Property and -the planned

: Reston Parkway Metrorail statron

'. If, by the issuance of a Non—RUP which permits the occupancy or use of

the Subject Property-in excess of ninety percent (90%) of the GFA for
the proposed building, an agreement is not in place for circulator
service and RIBS/Fairfax Connector has not established service
between the Subject Property and the planned Reston Parkway -
Metrorail station, the Applicant shall provide shuttle service for the
Subject Property's tenants and visitors to the planned Reston Parkway
Metrorail station. Such shuttle service shall be established within 90
days of the issuance of said Non-RUP for the Subject Property.

17. The Applicant shall relocate existing and/or construct bus shelters along the
Subject Property’s Reston Parkway and/or Bowman Towne Drive frontage, either
on the Subject Property or within the right-of-way, as mutually agreed by the

18.

19.

- Applicant, VDOT, and FCDQOT in conjunction with site plan approval of the

proposed development.

The Applicant shall provide infrastructure to promote cycling and pedestrian
access to the Subject Property, including 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.

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

a.

b.

Street nghts AII street lights shall be semi-cutoff.

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



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

20. Pursuant to Section 18-204 of the Zoning Ordinance, any portion of the Subject
Property may be subject to a PCA, Special Exception ("SE"), Special Permit
("SP"), or FDPA, without joinder and/or consent of the owners of the other

- portions of the Subject Property, provided that such PCA, SE, SP, or FDPA does
not materially adversely affect the balance of the Subject Property.

21. Prior to submission of the first site plan, the Applicant may at its sole discretion
petition Fairfax County to reduce parking on the Subject Property. Said reduction
shall either be proposed pursuant to a revised parking requirement established
by the Fairfax County Zoning Ordinance, or by a parking reduction as approved
by the Fairfax County Department of Public Works and Environmental Services,
for the Subject Property and not by a reduction in the building’s square footage.
Said reduction shall not require amendment to the PRC Plan or Development
Plan. The reduction may be up to 150 parking spaces, or the equivalent of one
full level of the structured parking, whichever is greater. If a parking reduction is .
implemented by the Applicant, the Applicant shall make a contribution of
$10,000.00 per parking space not constructed (defined as the number of spaces
below the minimum required parking as shown on the PRC Plan) to transit
services operating in proximity to the Subject Property, such as LINK. Said
‘contribution shall be made at the time of issuance of a Non-RUP that permits the
occupancy or use of the Subject Property in excess of fifty-one percent (51%) of
the GFA for the proposed building. :

This approval, contingent on the above noted conditions, shall not relieve the Applicant
from compliance with the provisions of any applicable ordinances, regulations, or
adopted standards _ _
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S ONS§
I CURRENT ZOME  PRC
~ 2 SITE ARLA: 102,833 SF (2.36 AC) - PER FAIRFAX COUNTY TAX MAP RECOADS

3. PROPOSED USE: OFFICE & SECONDARY USLS IHCLUDING RETARL AND/OR EAING ESTABUSHUENT

4. CORRESPONOING POPULATION: Jis APPLICATION DOES NOT PROPOSE RESIDENTIAL UNITS ANO THERLFORE
ERE 15 NO POPULATION INCREASE.

€. APPROXIMATE GROSS FLOOA ARCA FOR USES OTHER THAN DWELLINOS ~ 418,900 GSF

OFTICEs 413700 57
RETAL 2.800 &F
TOTAL 418,900 SF

APPROXIATE FAR FON USES OTHER THAN DWILLINGS:
418900 GSF / 102,835 $F = 4.08

HOTEY

TAPPUCANT RESERVES THE RIGHT CONVEAT UP TO 30,000 57 OF OFMCE
USE TO ADDIMOWAL RETAR, AND/OR RESTAURANT USL

PPLlCMT ntms THE RIGHT 1O REALLOCATE "E

RO u:so:nnu. USE WITHN THE PROPOSED

N wo THE P usuunw anow Fuwoﬁn DAY ™E
10TAL PROPOSEQ SQUARE i ' \GE 00FS EXCEED THE MAXMUM TOTAL
SQUARE FOOTAGE OF 418,900 &,

7. PROPOSED HLIGHT: 295" + PENTHOUSE (23 LEVILS + PENTHOUSE)

OPEH SPACE:

REQURED OPEN SPACE: O REQUIREMENT

PAOPOSED OPEN SPACE: GROUNO LEVEL! 50 SF
TOTAL : 48,261 &F (47%)

OPEN SPACE £XHBIT IS PROVIDEO ON SHEET 10,

9. VER CALCULATION:
NOIL mz I[ourum TREE CANDPY WLt DE PROVIDED IN ACCORDANCE WITH
FARFAX COUNYY Pfit AT TINE OF FINAL SITE PLAN. PRELIVINARY LANDSCAP[ PLAN Is
PROVIOED ON SHIET 13

10, PARKEIG:

OFFICE: 2.8 SPACES/I000 GSF * 413,700 G5F = 1,076 SPACES
RETAL: 4.3 SPACES/I000 GSF * 2,600 G3F = 12 SPACES (RETARL USE WNL QUALIFY AS SHOPPIRG CENTIR USE)
LATWG ESTABLISHMENT: } SPACE/% SEATS * 28 SEAYS

+) SPACL/2 COUNTER SEATS * 10 SEATS

41 SPACE/2 DJPLOYEES % 10 [UPLOYEES « 17 SPACIS

TOTAL REQUIRED: L1DS SPACES
PARKING PROVIDED: 1,08¢ STRUCTURED SPACES + 21 SURFACE SPACES = LI0% SPACFS
HANDICAPPED PARKING REGUIRED (20/ 1T 1,000 SPACES + 1/100 SPACES PROWDED): = 22 SPACES (INCLUDING 4 VAN
ACCESSIBLE)
LOADING SPACES REQ'D:
oFACE: (1 S’A!Z/l!' 10,000 G/
+ 1 SPAGE,

/EACH ADDITIONAL 20,000 GSF) * 413,700 GSF = 22 SPACES
RETAL: {1 smc(/xs' 10,000 GSF

TYPICAL EXISTING CONDITIONS SECTION
DRIV

. BOWMAN TOWN

HOT 10 SCALE

5 SIDEWALK
EX. ¥ GRASS STRIP &

3 ]( 22 |

'X. 7 GRASS STRIP

23

x
3
@
I}

+ 1 SPACE/EACH ADDchAL 15,000 GSF) * 2.800 CSF = 1 SPACE
EATNG (suuusuunm (! SPACE/IST 10,000 CSI
1 SPACE/EACH ADDITIONAL zaooa GSF) * 2,600 GSF = 1 SPACL
5 SPACLS (WAX REGUIRED PER 2.0, SCTION 11-202.13)

LOADING SPACES PROVIDED: 3 SPACES

TOTAL

NOTL: PARKING SPACLS WL BE PROMOED GEMERALLY AS SHOWN HEREON,

TYPICAL EXISTING CONDITIONS SECTION
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TIRCAL DEVE AU CRANSONS s 04 STTT In.

1. THE PROPERTY IS ENTFRD AS FARFAX COUNTY TAX ASSESSMENT MAP: 17-1-{(05))-0002C,

2. THIS PRC PLAN 1S PREPARED N ACCORDANCE WTH RZ 77-C-076.

3, BOUNDARY ANO TOPGCRAPHIC SURVEY DATA HAS BELN Movo(u BY RESTON LANO CORPORATOH: HORIZONTAL
CRID: WRCHIA STATE CRID NORTM: VERTICAL DATUS™ U.S.C.S. (NGVD]

4. THE EXISTHO TOPOGRAPMY AND SITE FEATURES ON THE wJACDn SPECTRUM PROPERTY ARE BASID ON THE

B IS CURRENTLY DE VEL WM AN DYSTING OFFICE BURLDING AND SURFACE PARKINO LOT. VECETAZVE COVIR
causms PARTALLY OF uoo(n\tu DENSE HAROWOGDS AND PIES ¥ATH TME BALLANCE OF THE SITE BN WEEDS AND SOME GRASS

8. THIS SITE IS SERVED BY PUBLIC SEWER AND WATER.
7. THE DASTING UTLITY LOCATIONS SHOWN ARE APPROXIUATE.

8. TNE ARCHTECTURAL CONCEPTS AND TYPICAL BULK OF THE PROPOSED STRUCTURES SHALL GEWERALLY BE CONSISIENT WTH
ULAR OEVELOPUERTS IN ThE AREA.

7. THC LANDSCAPE CONCEF TS, SCRELMND MZASURES, AND PROPOSED TREE COVER WAL BE PROVIDID WITH THE FINAL SITE PLAN

ALL COMPLY WTH m( PROVISIONS OF CHAPTER 12 OF mE FAIRFAX_COUNTT PFL ANY LANDSCAPE SMEETS INCLUBED M
M: PRC APPOCATION ARE FOR SCHIMATC PURFOSES OWLY AND ARE SUB/ECT 10 CHANGE WITH TRIAL BAGHECARG, 50 LOO AS
THE RIQUIRELENTS OF CHAPTER 12 OF THE PFM ARE WET.

10, BUILDING LABELY ARE FOR IDENTWICATION PURPOSES ONLY AND DO Nov WDICATE A STQUENCE OF CONSTRUCTION, THE
OEVELOPUERT SEQUENCE FOR THIS PROJICT IS SUBJECT TO MARKET DESLAND,

1, THERE 1S MO DASTING LIAPPED FLOOOPLAN GN THE SUBJECT SITL NO FLOODPLAIN STUDY IS RIQUIRED. HO ORANAGE STUOY
S’ REQUIRED.

12, THERE IS NO CLASS A PAOBLEU SOIL CN THIS SITE, THEREFORE NO SOLS REPORT WL 8t REQGUIRED FOR SITE PLAN
APPRGVAL § A SOILS REPORT 1S REGUWED FOR ANY OTHER PERMIT FOR THIS SUTE, 1T SHALL BE PROVIDED.

13, EASEMENTS AND/OR LETTERS O PERWISSION FOR ANY OFFSITE CONSTRUCTION WAL BE PROVIDED WITH ANAL SITE PLAH AS.
REQUIRED,

14, NECESSANY ON-SITE EASEMENTS WALL BE PROVIOED WITH THE FWAL SITE PLAN, SUBXCT TO FINAL OESICH.
18, ACCESS TO THE SIIE IS PROVIOED OFF OF DOWMAN TOWN DAIVE (RTE lu)a AND RESTON PARKWAY (RTE f002), AT THIS
TME, WE ARE NOT AWARE OF FURTHER PUBLIC ROAD BAPROVOMENTS THAT OURED,

18, FOUNTAIN DRIVE, AS SHOWM ON THESE PLANS REFLECTS THE WPROVEMENTS DELINEATED ON FARFAX COUNTY PLAN
NUMBERS 7842-5P-02 & 7842-PSP-0¢.
17, THE RECREATIONAL FACIUTIES IWCLUDE YHE FOLLOWING: HIKING, NTNESS WALKING, AND BIXRG TRALS

18, PROPOSED UTLITY LAYOUTS ARE SGHDMATIC AMD SUBJECT YO CHANGE WITH FMAL SITE DESIGN, INOMDUAL UTILITY PLANS
AND PROMLES WWL BE SUBMITTED WTH THE SITE PLAN(S) FOR CONSTRUCTION PURPOSES,

19. TO THE BEST CF QUR XWOWLEDGE, THERE ARE NO KNOWN GRAVES, OR OBJCTS OR STRUCTURES LARKING A BURIAL SITE SITL
OH THE SUBXCT SITE

20 A "MAJOR PAVIO TRAL® IS REQUIRED ALONG THE RESTON PARKWAY FROMTAGE OF THE SITE PER THE COUNTYWDE TRALWAYS PLAN.

21,1718 REASONABLE TO coucun( AT TIUS TINE THAT NO MAYAROQUS OR TOXIC SUBSTANCES, HAZAROOUS WASIES OR
P[mou'.un PRODUCTS ARE YO 8 GEMERATED, UTALIZED, STORZD, TREATEO Auo/on DISPOSED OF ON THIS SIE. THERE ARE NG

ORAGE FACILINES FOR sucn rnoouc's ON TNIS SITE. ¥ ANY SUBSTANCES ARE FOUND, THE METHOOS FOR DISPOSAL
MAL[ MRZ 10 COUNTY, SYATE, OR FEOERAL

22 EXCEPT AS SHOWH HEREON, THEHE ARE KO XNOWN SCEMIC ASSETS OR MATURAL FTATURES ON THE SUBJECT SITE WHICH
WOULD DESERVE PROTECTION OR PRLSCRVATION.

23, STORU WATER MANAGEMENY AND BEST LIANAGEUENT PRACNICES FOR TMESE PARCELS IS PROVOED BY THE "RESTON
SICTION 43° STORM WATER MANAGETMENT FACKITY (SITE PLAN NUMBER SBIG—FI-OI) o 13 cousnsl(NT wiTH THE
APPROVED DEVELOPMENT OF THE RESTON TOWMN CIRIER. WAIVER 10 USE OFF-STE SWi Wil BE SUBMITTED AT ot
OF KITE PLAN.
24, THE DISTURBANCE ASSOCIATED WITH THE PROPOSED MPROVEMENTS OOES MDY ENCROACH GN ANY munx COUNTY UAPPED
RESOURCE PROTECTION AREA. THERE 1S NO RPA OW THE SUBJICT SITE, PER THE FARFAX COUNTY u
T DUERNAL AN INTERNAL PEDESTRIAN CRROMATION Sﬂﬂu (WCLUOWG TRAILS AND SIDEWALKS) SHALL BE PROVIOED AS
:-wuv SHOWN ON THIS PRC PLAN, SUBLECT TO FINAL OFSI
26, ALL ARCHITECTURAL FIATURES (LE. THE SUILDIG SECTIONS AND FLOGR PLANS) PRDVIDED M TiZS PRC PLAN ARE SUBJCT 10
MOMIFICATION OR REMSION AS PART OF FINAL ENGINCERWD AND SITE PUAN APPROVAL
27, N ACCORDANCE MTH FMMMH 2 G’ S!CI’IDN 18-204 OF THE JOMING ORDMANCE, MINOR MODUICATIONS TO THE SIZE,
mumscus. TOOTPRINTS, AND LOCAN ADMGS, PARKMG SPACES, GARACES, RETAINING WALLS AND SIOEWALKS WAY OCCUR
TH FINAL ENGINELRING AND u[slcN
28, SMLTATION CONTROL DEVICES AMD PRACTICES, AS WELL AND CRADING uars WL 8E cu:Mlv OEPICTED ON THE SITE
Fuw(s) TO BE SUBMTIED FOR APPROVAL PRIOR 1O THE START OF CONSTRUCTION. THE LIUTS OF CLEARING AND GRADINO DEPICTLD
S PRC PLAN )S APPROXIMATE AND IS BUBJECT TO CHANGE WITH FINAL ENGWLIRING.
EETS SMALL CONFORM TO FAIRFAX COUNTY AND/OR VIRGIMIA DEPARTMENT OF JRANSPORTATION (VOOT)
svmlwzns AND snmc ATIONS UNLESS WOOMLO. mvn[ STRLETS SHALL COMFORK TO STANDAROS SET BY TME FAIRFAX COUNTY
PUBLIC FACIITES UANUAL SECTION 7 UNLESS MCOWIED,
IGHAGE WILL BE PROVDED DI ACCORDANCE WITM ARTICLE 12 OF THE ZOMING ORDINANCE AND N COHPL!MC( M TG
usmu ASSOCIANON DESICN GUIDELINES. FINAL LOCATIONS OF SIGNAGE WL BE DEVELOPED AT A LATER DATE,
31, LOCATIONS OF MECHAMICAL EQUIPMINT (INCLUOING TRANSFORLERS ANO CENERATORS) OW SITE TO BE PROMOEO WTM THE
FINAL SITE PLAN.
32 AVAMABLE RRE FLOW WiLL BE OETERMNED BY FARFAX WATER PRIOR TO ANAL SITE PLAN,

nons Auncwum THAF SOUD WASTE WILL BE cnu[z:mx ONSITE 8Y A PRIVATE CONTRACTOR YTWCE 4 WEEX. THE TYPE AND
S2E YAINERS WILL BL PROVIOEG WITH FINAL SITE

34, ALL EASEMENTS SHOWN ON THIS PAC PLAN ARE APPROXIUATE.

DATE
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