
APPLICATION ACCEPTED:  March 4, 2011 
PLANNING COMMISSION:  May 9, 2013 

BOARD OF SUPERVISORS:  TBD 
 

C o u n t y  o f  F a i r f a x ,  V i r g i n i a  
 
 

April 25, 2013 
 

STAFF REPORT 
 

APPLICATION PRCA B-846 
 

HUNTER MILL DISTRICT 
 

APPLICANT: JBG/RIC, LLC and RIC Retail, LLC 
 
PRESENT ZONING: PRC – Planned Residential Community 
 
PARCELS: 17-3 ((3)) 1C and 1D 
 
LOCATION: 11800 and 11842 Sunrise Valley Drive 
 
ACREAGE: 9.96 acres 
 
OPEN SPACE: 20% (1.99 acres) 
 
PLAN MAP: Residential Planned Community 
 
PROPOSAL: To construct a mixed use development of 

residential, office, and commercial uses across 
five buildings at a 2.80 Floor Area Ratio (FAR) 

 
STAFF RECOMMENDATIONS:  

 
 Staff recommends approval of PRCA B-846, subject to the proposed development 
conditions set forth 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 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. 

                                                                                                                              Nick Rogers, AICP 
 

Department of Planning and Zoning  

Zoning Evaluation Division 

12055 Government Center Parkway, Suite 801 

Fairfax, Virginia  22035-5509 

Excellence * Innovation * Stewardship         Phone 703-324-1290  FAX 703-324-3924 

Integrity * Teamwork * Public Service   www.fairfaxcounty.gov/dpz 

 

http://www.fairfaxcounty.gov/dpz


 

 

 

 

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 48 hours advance 

notice. For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center). 

 

 
 

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

The approval of this 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. 
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Reston Heights Landscape Narrative

Reston Heights is a proposed mixed use development incorporating residential, retail, and office spaces
surrounded by Reston Parkway, Sunrise Valley Drive, existing development, and a large green space. The linkages
to the green space are important not only to connect the site to its surroundings, but to also set a precedent for
creating vegetated urban spaces in suburban locations. By bringing the green into the site, we achieve a more
visually pleasing approach to the urban condition.

While vegetation is a large part of the design aesthetic, the landscape design elements will also provide
safe pedestrian corridors to surrounding transit locations, utilize high quality products, and create enhanced living
and work spaces while integrating sustainable materials and implementation practices.

The proposed design spaces are divided into the following areas:

Residential Amenity Courtyard
Retail Plaza and Residential Entry Court
Streetscape

Below is a brief overview for the above mention design spaces:

Residential Amenity Courtyard:

This space is encompassed by residential units and serves as an interior courtyard for the residents. The
individual residential units will have private terraces ten feet in width adjacent to each unit. Private gathering and
seating areas, a pool, barbeque bars with dining and seating, low planting areas, and raised planters with small
maturing trees make up this space and allow for flexibility in function while creating points of interest for multi
purpose users. A trellis at the south end terminates the view shed and is accompanied by green spaces that offer
the user a visually pleasing experience. The amenity space also considers multi seasonal uses through materials
and sun exposure and is conveniently located adjacent to the community room.

Retail Plaza/ Residential Entry:

The retail plaza is a pedestrian friendly space designed to allow for less significant to larger sized events,
while incorporating vehicular access and parking. Public café seating, a multi seasonal sprayground, terraced
seating, meeting spaces, and a large lawn space are place making features that use a variety of materials
complimentary to the proposed architecture. The entrance locations allow for safe vehicular access and drop off
points while providing routes to the residential entrance, parking garage, and retail spaces. Rolled curbs define the
vehicular and pedestrian areas and are physically and visually non restrictive for the pedestrian when accessing
the various points of interest.

RESTON HEIGHTS
OVERALL MASTER PLAN

sheet:  36 of 44

Streetscape:

The streetscape spaces are adjacent to Sunrise Valley Drive, South Street, and a west side lane that
parallels Reston Parkway. The area along Sunrise Valley Drive is considered the primary frontage for the project
and therefore will receive the most attention. The open spaces between the Sunrise Valley Drive and the
proposed buildings are limited by underground utilities, therefore creating constraints for planting depths. The
proposed design pulls the street trees closer to the building façades while allowing for wide pedestrian, seating,
bike parking, and vehicular collector zones. These zones will be buffered by small maturing plant material along
the street that will allow for shallow planting depths while creating interest and a sense of security from the
passing traffic. Additionally, the pedestrian corridors are designed to link pedestrians to and from the varying
modes of transit. The vegetation used at the edges of the property will be native material reflective of the area
and have low maintenance characteristics. South Street provides vehicular access to the rear of the property and
into the parking garage along the west lane. The west lane cane be entered from Reston Parkway and provides
safe access to and from parking garages and lots as well as access through the parcel.

Note: See Suggested Materials and Furnishings List for additional design information on sheet 38 of 43



March 15, 2013

Reston Heights

OLIN Partnership Ltd.

Disclaimer:
For Illustrative Purposes Only. 

PRCA B-846

RESIDENTIAL AMENITY
PLAN ENLARGEMENT

sheet:  37 of 44
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PerspectivesPrecedents

RESIDENTIAL AMENITY
PERSPECTIVES & PRECEDENTS

sheet:  38 of 44

Senior Center Vancouver, CN
Precedent image showing wooden overhead structures in relation to 
seating and recreational spaces.

Togar
(Above) Precedent image showing pool amenity space as it relates to 
the Reston Heights proposed design. (Below) Wood decking for pool 
terraces and/or residential spaces is inviting and remains cool during 
the summer months.

2. Perspective looking southeast into residential amenity space. Residential terraces, private seat ing

1. Birdseye perspective looking northeast into residential amenity space.  The pergola at the south 
space terminates the view when looking from the entrance south.

1 2

Key Plan
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RETAIL PLAZA
PLAN ENLARGEMENT
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Comcast Center, Philadelphia, PA
This image shows the use of stairs, walls, trees and paving patterns in a similar arrangement 
proposed for the Reston Heights retail plaza space.

Director Park, Portland, OR
(Top) This image shows a multi-seasonal water feature similar to the one proposed at Reston 
Heights.
(Bottom) This image displays an elegant relationship between stairs and sloped walkways, while 
integrating a paving pattern.  A similar detail is being proposed at Reston Heights.

PerspectivesPrecedents

RETAIL PLAZA
PERSPECTIVES & PRECEDENTS

sheet:  40 of 44

Bryant Park
A lawn panel is being proposed for the front of the existing International Center.  This 
space provides long views to the proposed retail plaza and retail building frontages.

1
2

1. Perspective looking north into retail plaza space showing cafe seating, a multi-seasonal water feature and planting areas in relation to the 

Key Plan
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STREETSCAPE
SUNRISE VALLEY DRIVE

PLANS AND SECTIONS
sheet:  41 of 44
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Victoria Mews, Princeton, NJ
Precedent image showing planting zones in relation to architectural stair elements.

Society Hill, Philadelphia, PA
Precedent image showing stairs facing and engaging pedestrian zone.

Vancouver, CN
Precedent image showing planting zone in relation to architectural stair elements.

Perspectives

STREETSCAPE
SUNRISE VALLEY DRIVE

PRECEDENTS AND PERSPECTIVES
sheet:  42 of 44

1

2

Key Plan

1. Perspective looking south along sunrise valley drive in relation to the proposed residential units and pedestrian/ planting zone.

2. Birdseye perpective looking southeast long sunrise valley drive in relation to the proposed residential units and pedestrian/ planting zone.

Precedents

Academy of the Arts,  Philadelphia, PA
Precedent image showing paving patterns and curing bench features. Curving benched could be 
used as an option for seating in the pedestrian zone along sunrise valley drive.
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Alternate Option:
Tree Grate System- see planting matrix for additional details

Preferred Option:
Permeable Paving- see planting matrix for additional details

PLANTING DETAILS
PLANTING & OPEN SOIL

sheet:  43 of 44

Reston Heights Tree Matrix

Scientific name Common Name Height Spread
Environmental
Tolerance

Category I Deciduous Trees

Acer Rubrum 'Columnare' Columnar Red Maple 50' 60' 15' 20' RZ
Ginko biloba' Princeton Sentry' Princeton Sentry Ginkgo 50' 60' 20' 25' AP, D, RZ, SC

Category II Deciduous Trees

Amelanchier canadensis Serviceberry 20' 30' 20' 30' PS, RZ, W
Carpinus caroliniana Hornbeam 20' 30' 20' 30' SH, W
Cercis Canadensis Appalachian Redbud 20' 30' 25' 35' D,PS, RZ, SC
Chionanthus virginicus White fringetree 12' 20' 12' 20' PS, RZ, W
Crataegus viridis 'Winter King' Winter King Hawthorn 15' 20' 15' 20'

For Soil Details please refer to Fairfax County P.F.M. for requirements

Crataegus viridis Winter King Winter King Hawthorn 15 20 15 20
Halesia carolina Silverbell 20' 30' 20' 30' PS
Lagerstoemia Indica 'natchez' Natchez Crape Myrtle 15' 25' 15' 20'
Magnolia virginiana Sweetbay Magnolia 10' 20' 10' 15' RZ, SH, W
Stewartia pseudocamellia Japanese stewartia 20' 25' 15' 20' RZ
Styrax japonica Japanese Snowbell 15' 20' 15' 20' PS, RZ

Category III Deciduous Trees

Betula nigra River birch 40' 70' 40' 60' W
Gleditsia triacanthos var. inermis Honey Locust 30' 70' 20' 30' AP, D, SC, W
Juglans nigra Black Walnut 50' 75' 40' 65' SC, W
Koelreuteria paniculata Goldenrain Tree 30' 40' 30' 50' D, SC
Prunus x yedoensis Yoshino Cherry 35' 45' 35' 45'
Quercus phellos Willow Oak 40' 60' 30' 40'
Sophora japonica Japanese Pagoda Tree 50' 75' 30' 50' AP, D, SC

Category IV Deciduous Trees

Platanus x acerfolia London Planetree 75' 100' 75' 100' AP, D
Quercus alba White Oak 65' 80' 50' 60' IS
Quercus bicolor Swamp White Oak 50' 60' 40 '60' D, IS, SC, W
Quercus Shumardii Shumard Red Oak 60' 80' 40' 50'
Tilia americana American Linden 60' 80' 40' 50'
Ulmus Parvifolia Lacebark Elm 40 50' 40 50'
Zelkova Serrata' Green Vase' Japanese Zelkova 50' 60' 40' 50'

Category I Evergreen Trees

Ilex x attenuata 'Fosteri' Foster's Holly 15' 25' 10' 15' SH
Ilex x 'Nellie R. Stevens' Nellie Steven's Holly 20' 30' 10' 20'
Juniperus virginiana Eastern Red Cedar 40' 50' 10' 15' D, IS

Category II Evergreen Trees

Ilex opaca American Holly 30' 50' 20' 30' IS, SH
Pi b L b k Pi 30' 50' 20' 35'Pinus bungeana Lacebark Pine 30' 50' 20' 35'

Category III Evergreen Trees

Picea abies Norway Spruce 40' 60' 30' 35' PS

Environmental Tolerance Key: Notes:
AP Air Pollution 1 Trees that tolerate poor soil conditions (SC)
D Drought may be planted in Structural Soils
IS De Icing Salts
PS Partial Shade 2 All other trees to be planted in open soil
RZ Restricted Root Zone pits or utilize Silva Cell (or equal) structures
SC Poor Soil Conditions
SH Full Shade
W Wet Soil
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Silva Cell Planting Detail- SectionSilva Cell Planting Detail- Plan View

Structural Soil Planting Detail w/ Concrete and Granite PaversStructural Soil Planting Detail w/ Porous Paving

Precedents

PLANTING DETAILS
PLANTING  PRECEDENTS

 sheet:  44 of 44

Queensway, Toronto, ON, CN
Silva Cell during installation; the image 
above shows the extent of root growth ca-
pacity as well as the potential of for paving to 
extend between street and sidewalk

Silva Cell Axon
The axonimetric view above shows a projected ideal of an installed 
street tree in an urban condition relative to paving.

Bishops Gate, London, UK
This precedent is an example of a pav-
ing surface extended above structural soil 
plants.

Beringer Vineyards, Saint Helena, CA
This precedent shows permeable paving that allows for narrow plant-
ing spaces while providing adequate water and oxygen to street trees.
With proper maintenance the paving cobbles can be removed to acco-
modate tree growth.

Detail Examples (All details subject to review and approval by applicable agencies)



Figure 1: The subject properties outlined in white (Source: Fairfax County DPZ air photo from 2011) 
 

 

DESCRIPTION OF THE APPLICATION 
 
The applicants, JBG/RIC, LLC and RIC Retail, LLC have requested approval to amend a 
previously approved Planned Residential Community (PRC) Plan.  PRC B-846 was adopted 
by the Board of Supervisors in January 2008, and called for an urban-scale, mixed use 
development on two parcels of land generally bounded by Sunrise Valley Drive, Reston 
Parkway, and the Dulles Toll Road.  This previous PRC Plan was approved for five new 
buildings in addition to the existing office building.  The previous plan distributed 498 
dwelling units, 145,000 square feet of retail space, and 428,225 square feet of office space 
amongst the six buildings, resulting in an overall Floor Area Ratio (FAR) of 2.80.    While the 
applicant has not proposed any increases beyond these approved numbers, the site has 
been completely redesigned with a new layout and new vehicular access from Reston 
Parkway. 
 
Copies of the proposed development conditions and the applicant’s statement of justification 
are included in Appendices 1 and 2, respectively.  A reduced copy of the applicants’ PRCA 
plan is included at the beginning of this staff report. 
  

 
LOCATION AND CHARACTER 
 
The 9.96 acre site is located approximately one half mile south of the Reston Town Center, 
along the eastern side of Reston Parkway.  The site is mostly covered with surface parking, 
interspersed with trees and shrubs in parking lot islands (Figure 1).  The buildings consist of 
the 183,190 square foot Reston International Center office building, Chili’s eating 
establishment adjacent to the office building, Wells Fargo drive-in, and small shopping 
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center at the southern end of the properties.   
 
The property currently has vehicular access points along Sunrise Valley Drive, and none on 
Reston Parkway.  While there are some internal sidewalks, the existing Reston Parkway 
and Sunrise Valley Drive frontages are devoid of either pedestrian or bicycle improvements.   
 
 Surroundings 
To the northeast, the property is bordered by the Sheraton Reston Hotel, the Westin Reston 
Heights Hotel, the 300-unit Mercer condominium building, and a 130,000 square foot office 
building.  Beyond these four buildings to the north is the Dulles Toll Road.   
 
The Reston National Golf Course is located to the east of the subject property across 
Sunrise Valley Drive.  The property is bordered on the south by a Popeyes fast food 
establishment, an Exxon service station, and approximately 56,000 square feet of office 
condominiums.  These properties, along with those to the northeast previously mentioned, 
are zoned PRC. 
 
The subject property has 249 feet of road frontage along Reston Parkway.  The remaining 
length of the western boundary fronts along Tax Map 17-3 ((1)) 8B, which the applicant 
identifies on the PRCA plan as “Outlot A”.  Outlot A is owned by an corporation with 
common ownership interests to the applicant.  This property is zoned R-1, and is 
encumbered by an access easement that was at one time the alignment for Reston 
Parkway’s predecessor, Reston Avenue.   
 
The properties across Reston Parkway to the west have surface parking lots along Reston 
Parkway that serve four large office buildings.  The southern portion of these properties was 
approved by the Board of Supervisors in 2009 for an expansion to over 1.1 million square 
feet of office space.   
 
 
BACKGROUND 
 
 Rezoning and Development Plan 
The 9.96 acres at the subject of this application were originally part of a larger 44.789 acre 
tract that generally bordered today’s Reston Parkway, Sunrise Valley Drive, and Dulles Toll 
Road in a boomerang shape that terminated on the east at a major gas pipeline easement 
(Figure 2).  The Board of Supervisors approved RZ B-846 on March 12, 1969, to rezone 
the entire acreage from RE-2 to the RPC district1.  The applicant, Gulf Reston, Inc., made 
no proffered commitments, as the rezoning predated the County’s statutory authority to 
accept them.  
 
The associated Development Plan lists several land uses to be developed on the property, 
but no other details.  The Development Plan designates the southern portion of the site for 
a gasoline service station.  At the center of the property, the Development Plan calls for 
office service center, minor commercial, and high density residential uses.  The subject 
                                                 
1  The RE-2 district or One-Family Residential on 2 Acres was reclassified as R-E, or Residential 

Estate District and the RPC district, or Residential Planned Community, was reclassified as PRC, 
or Planned Residential Community District with the adoption of the current Zoning Ordinance in 
1978.   
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properties are located in this central portion of the Development Plan.  Motel and 
conference center uses are shown on the eastern end of the property.  The Board of 
Supervisors did not adopt development conditions tied to this Development Plan.   

 
For the purposes of determining residential density, Part 3 of Section 6-308 of the Zoning 
Ordinance sets the maximum residential density for high density areas on Development 
Plans at 50 dwelling units per acre.  The applicant’s proposal for 498 dwelling units reflects 
this density of 50 units per acre over the 9.96 property.   
 
The existing buildings, parking, and landscaping were reviewed and approved through the 
site plan process, with PRC Plan review administered by the Department of Public Works 
and Environmental Services (DPWES).   
 
 PRC Plan Review Authority 
On March 26, 2007, the Board of Supervisors adopted Zoning Ordinance Amendment 
ZO-07-397, which modified the PRC District provisions as they relate to the review and 
approval of PRC plans, detailed in Articles 6, 16, and 18, changing the process from 
administrative to legislative.  With the adoption of the ZO-07-397, which became 
effective on March 27, 2007, PRC plans are now submitted to the Department of 
Planning and Zoning (DPZ) for review by the Zoning Evaluation Division (ZED), the 
Planning Commission, and the Board of Supervisors.  This evaluation process requires 
public hearings before both the Planning Commission and the Board of Supervisors.  
The Board ultimately has the authority to approve or deny a PRC Plan.   
  

Figure 2:  The darker outline captures the parcels that were originally rezoned with RZ B-846, with the 
lighter outline denoting the subject property (Source: Fairfax County DPZ, 2011 air photo) 
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 PRC B-846 
The Board of Supervisors approved PRC B-846, the first PRC Plan for RZ B-846 
approved under the new review authority, on January 28, 2008.  The plan would retain 
the Reston International Center, and shows six new buildings consisting of the 
following: 
 

a) Two 11-story mixed use buildings, with 10 stories of multi-family residences 
above one story of commercial space, located along Sunrise Valley Drive;  

b) Two 19-story mixed use buildings, with 18 stories of multi-family residences 
above one story of commercial space, located along Reston Parkway;  

c) A 16-story mixed use building, with 10 stories of offices above five levels of 
parking and two levels of commercial space;  

d) A one-story commercial addition to the Reston International Center.   
 
As seen in Figure 3, the new buildings were to be constructed above a below-ground 
parking structure that varies from two to four floors below the approved buildings.  The 
PRC Plan places the buildings amongst a grid of access streets, with two pedestrian 
plazas oriented around a central plaza feature.  Internal sidewalks range from five feet 
wide next to the 18-story buildings along Reston Parkway to as wide as 30 feet along 
the central drive aisle separating the mixed use towers.  Approximately 30% of the site 
would be retained as open space, consisting of the internal sidewalks and plazas as 
well as an 8-foot wide shared use path along Sunrise Valley Drive.   
 
The PRC Plan uses the same general access points along Sunrise Valley Drive as 
those existing at the time and used today.  No ingress or egress was proposed or 
approved for Reston Parkway.   
 

Figure 3:  PRC B-846, approved on January 28, 2008 (Source – Fairfax County LDSNET) 
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The Board approved eight conditions to the PRC Plan, which have been included as 
Appendix 3 to this staff report along with a copy of the PRC Plan.  The applicant was 
required to submit a sewer capacity analysis and a landscape plan at the time of site 
plan review, with review and approval oversight from DPWES.  The conditions call for a 
minimum of 36 inches in soil depth for trees planted above the below-ground parking 
structure.  Retail sales establishments-large are prohibited, and any single retail 
establishment can not exceed 60,000 square feet of gross floor area.  Loading spaces 
are to be determined during site plan review in accordance with Article 11 of the Zoning 
Ordinance.  The applicant committed to providing 12% of all units as workforce dwelling 
units (WDUs) in accordance with the Board’s Workforce Dwelling Unit Administrative 
Policy Guidelines.  Finally, the conditions allow the applicant to use up to 100,000 
square feet of cellar space for both principal and secondary uses as well as the required 
parking for such uses. 
 
 Metrorail and Station Access 
Figure 4 shows the subject property location relative to the Reston Town Center 
Metrorail station, which is included in Phase 2 of the Dulles Corridor Metrorail Project2.  
The future station will be approximately 0.3 miles from the property, but Reston 
Parkway runs between the property and the station location.  This stretch of Reston 
Parkway is four lanes wide, with two travel lanes going north and south, respectively.  
The northbound and southbound lanes are separated by an approximately 30-foot wide 

                                                 
2  The proposed site plan for the new rail station can be found at http://bit.ly/YMmCRB.   

Figure 4: The subject properties in relation to the forthcoming Reston Town Center Metrorail station.  The 
dashed line represents a potential pedestrian path from the subject properties to the station, which is 
approximately 0.3 miles to the west. (Source: Fairfax County DPZ) 

http://bit.ly/YMmCRB
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grass median.  An additional northbound lane begins along the property’s Reston 
Parkway frontage that becomes the eastbound on-ramp for the Dulles Toll Road.  
 
 Reston Parkway Widening 
To coincide with the Metrorail extension to Dulles International Airport, Reston Parkway 
is scheduled to be widened and to have sidewalks added along its eastern boundary 
with the subject properties.  The Record of Decision (ROD) issued by the Federal 
Transit Administration for Phase 2 of the Dulles Corridor Metrorail Project mandates a 
number of transportation improvements in proximity to the new stations.  Reston 
Parkway is scheduled to have a third northbound lane added that is to be operational by 
the time the rail station opens in 2018.   
 
The Reston Metrorail 
Access Group (RMAG) 
was appointed by 
Hunter Mill District 
Supervisor Catherine 
Hudgins in 2006 with 
the goal of developing a 
plan that would 
evaluate the current 
and future access 
needs near the Wiehle-
Reston East and 
Reston Town Center 
Metrorail stations.  
RMAG’s additional 
goals were to identify 
ways to provide 
pedestrian and bicycle 
access and effective 
bus feeder service, as 
well as manage 
vehicular traffic 
increases near the new 
stations3.  RMAG, 
collaborating with 
County staff and 
consultant Vanasse Hanglin Brustlin, developed the Wiehle Avenue/Reston Parkway 
Station Access Management Plans.  The plans call for a new sidewalk along the 
eastern side of Reston Parkway from South Lakes Drive up to Reston Parkway’s entry 
ramp to the eastbound Dulles Toll Road (Figure 5).  In addition, the plans recommend a 
variety of pedestrian safety improvements, such as high visibility crosswalks, a 
pedestrian countdown signal, warning signage, and a median refuge that would allow 
pedestrians to travel from the new sidewalk across Reston Parkway near the eastbound 
Dulles Toll Road ramp.   

                                                 
3  RMAG presentation to the Board of Supervisors’ Transportation Committee, November 2011 

(http://bit.ly/179nMNu).    

Figure 5:  This excerpt from the Station Access Management Plan displays a 
third northbound lane on Reston Parkway from South Lakes Drive to the 
eastbound on-ramp for the Dulles Toll Road, and a sidewalk to the right of it 
from Sunrise Valley Drive terminating at the same location (Source: VHB, 
April 2008 via FCDOT website) 

http://bit.ly/179nMNu
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DESCRIPTION OF THE PRCA PLAN 
 

The proposed PRCA Plan would retain the Reston International Center, but calls for a 
total of four new buildings as opposed to the previously approved five new buildings 
(Figure 6, on the following page).  The proposed development remains urban in scale, 
but with a different site design that distributes the building mass across more of the 
acreage instead of using towers.  Retail uses would be distributed along a central plaza 
with a drive aisle that connects the Sheraton with a new traffic signal at the central 
access along Sunrise Valley Drive.  The Reston International Center, listed as 
Building E on the PRCA Plan, would receive a 15-story addition.  Traffic would now 
enter the site from Reston Parkway as well as Sunrise Valley Drive.  Pedestrian 
amenities include a 10-foot wide shared use path along Sunrise Valley Drive and an off-
site sidewalk that would connect with the RMAG’s pedestrian crossing for Reston 
Parkway.  The following paragraphs describe the proposed amendment.   
 
 Buildings 
The applicant proposed four new buildings for the site along with a substantial addition 
to the Reston International Center for a total of five buildings.  Table 1 provides bulk 
measurements for each building.  Differences in building height from the height above 
grade are due to the need to accommodate mechanical equipment within a rooftop 
penthouse.  In total, the applicant’s proposed buildings would reach a FAR of 2.80.  
 

Table 1 – Building Data Chart 

Building Building 
Height 

Height 
Above 
Grade 

Stories Residential 
GFA 

Retail 
GFA 

Office 
GFA 

Dwelling 
Units 

A 75’ 90’ 6 519,000 68,700 0 385 
B 60’ 60’ 5 N/A N/A N/A 0 
C 190’ 200’ 15 156,000 58,600 0 113 
D 135’ 153’ 10 0 3,600 100,000 0 
E 203’ 210’ 15 0 14,100 328,225 0 

Totals -- -- -- 675,000 145,000 428,225 498 
 
o Building A is the largest proposed building based on gross floor area.  It occupies 

the majority of the southern end of the site, but reaches north and crosses over the 
site’s central drive aisle and retail plaza.  The building would have first floor retail 
uses near the site’s central access point.  Additional storefronts would be located 
along the façade of the northeastern section of the building that faces the retail 
plaza.   
 
The main entry to the building would be located near the central access point.  
Dwelling units located along Sunrise Valley Drive and along the property’s southern 
frontage with Exxon would have entrances to the street.    
 
The PRCA Plan calls for an amenity courtyard at the center of Building A.  The 
applicant has programmed this space to have a swimming pool, a seating area, 
landscaping, and fire pits (Figure 7).  Dwelling units that have ground-floor exposure  

Figure 1 – Aerial View of Potters Lane 
(Source – DPZ, 2009 air photo) 
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to the amenity courtyard would have private outdoor terraces with access to the 
courtyard.  The applicant intends to install a wood deck around the pool, which 
remains cooler than other surfaces in warm summer months.  The amenity courtyard 
would be open to the southwest and be approximately 21 feet above drive aisle and 
parking garage entrances.    

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  
Figure 7:  Graphical depictions of the amenity courtyard for Building A (Source: Olin 
Partnership Ltd. - March 15, 2013) 
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 Building B consists of five levels of above-ground parking, with an entrance along 

the central drive aisle close to the proposed signalized intersection with Sunrise 
Valley Drive.  The parking levels would be masked from Sunrise Valley Drive by 
Building A, and would be screened from motorists and pedestrians along Reston 
Parkway.  The applicant has included the treatment shown in Figure 8 below as an 
option for Building B’s screening.  While the applicant indicated to staff that these 
curving vertical fins are the preferred option, the PRCA Plan includes other 
screening alternatives that would use synthetic wood slats, metal framing, and a 
steel-framed trellis that would support vertical plant growth.   

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

 Building C would be a 15-story mixed use building.  The first two stories would be 
split between two levels of parking and two levels of retail space.  The two levels of 
parking would face the Reston Parkway frontage, while the retail space would 
address the central retail plaza.  The remaining stories would be dwellings.   
 

 Building D would provide 3,600 square feet of ground floor retail space along the 
central retail plaza. The four floors above the retail space would be structured 
parking, and the top five floors would be used as office space.  This retail space 
would only occupy the portion of the building footprint adjacent to the retail plaza.  
For pedestrians or motorists along Reston Parkway, the building would appear to 
contain five stories of parking and five stories of offices.   
 

 The applicant identified the existing 183,100 square foot Reston International Center 
as Building E.  The PRCA Plan calls for an additional 145,035 square feet of office 
space to be constructed on the northern side of the building.  This addition would 
match the current building’s 203 foot height.  The applicant would add ground level 
retail space and extend it approximately 50 feet beyond the footprint of the upper 
floors into the retail plaza.  The existing facades for the Reston International Center 
would be replaced once the building was constructed. 

 
  

Figure 8:  The applicant’s preferred option for screening the parking structures that face Reston 
Parkway (Source: Cunningham Quill Architects, PLLC – March 15, 2013) 
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The applicant has included the following note on Sheet 2 of the PRCA Plan below the 
Building Data Chart: 
 

As an alternative to the office area 
allocations presented [in the Building Data 
Chart], and subject to market demands, 
Applicant reserves the right to forgo all or 
part of the Office Expansion to Building E 
and alternatively incorporate the difference 
as additional office stories in Building D.  
Relocation of all 145,035 [square feet] of 
office expansion planned for Building E 
would result in 7 additional stories of office 
above the 5 listed above; increasing the 
maximum height above grade from 153’ to 
225’.  In this alternative scenario, the first 
story Minor Commercial addition to Building 
E would remain and therefore, the site plan 
footprints would not change.   
 

This note would give the applicant the ability to 
transfer building mass from the Reston 
International Center’s Building E addition to 
Building D, the office building with ground floor 
retail use.  No depictions of the massing or 
design of Buildings D or E were included by 
the applicant to illustrate the effects of the shift 
in massing.   
 
 Access Points 
The applicant is carrying forward the three 
access points to Sunrise Valley Drive as seen 
in the previously approved plan (Figure 9).   
 
The northern access point would allow cars 
travelling southbound on Sunrise Valley Drive 
to turn right, and cars leaving the site could 
also turn right.  The existing grass median 
would be left undisturbed at this location, 
preventing left-turn movements.   
 
The applicant would install a traffic signal at 
the development’s central access point, which 
would serve cars travelling north and south on 
Sunrise Valley Drive, along with cars entering 
and leaving the site.  According to the Virginia 
Department of Transportation (VDOT), this 
signal would be approved for installation once 
the level of traffic along Sunrise Valley Drive 
warranted the need for the signal.  The 
applicant would submit a warrant study in the Figure 9: From top to bottom – the northern, 

central, and southern access points to the site 
(Source: Urban, Ltd. – March 15, 2013) 
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future to trigger this analysis.  Two egress lanes from the site would allow motorists to 
turn right or left, and one ingress lane would bring motorists into the site.   
 
The southern access also provides access for the Exxon and Popeyes due to cross 
easements granted amongst the three property owners.  A median break in Sunrise 
Valley Drive would allow left and right turn movements for motorists leaving the site and 
left turns into the site from Sunrise Valley Drive.  There is no traffic signal at this location 
currently, and no signal is proposed by the applicant.   
 
The applicant proposes a new access point on Reston Parkway (Figure 10) that would 
allow motorists to enter the site from the northbound travel lanes.  The ingress would be 
located approximately 1,300 feet north of Reston Parkway’s intersection with Sunrise 
Valley Drive, and near the beginning of the roadway taper that widens out to become 
the eastbound ramp to access the Dulles Toll Road.  The applicant would use an 
approximately 410-foot right turn lane to decelerate cars using this access point.   

The applicant intends to construct this ingress in two stages.  If site construction were to 
commence prior the construction of the ROD’s third northbound lane for Reston 
Parkway, the applicant would seek approval to construct an interim right turn lane in the 
general location of the northbound lane to serve the property’s ingress (Figure 11).  In 
this scenario, the ingress would likely need to be closed temporarily to construct the 
third northbound lane.  The applicant would then follow up the ROD with a new right 
turn lane for the ingress, displaying the ultimate condition shown in the PRCA Plan.     

Figure 10:  The proposed ingress from Reston Parkway, showing the ultimate road design with the third 
northbound lane on Reston Parkway in accordance with the Metrorail Record of Decision (Source: Urban, 
Ltd. – March 15, 2013) 

Figure 11: An exhibit created by the applicant to demonstrate to staff how the interim lane configuration 
would be designed prior to the ROD’s construction (Source: Urban, Ltd. – April 8, 2013) 
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Figure 12:  The stars indicate the proposed garage entrances (Source: Urban, Ltd. – March 15, 2013) 

 Parking 
The applicant would construct a parking deck to contain the majority of the site’s 
parking.   This structure would be located underneath portions of each of the proposed 
buildings, but would also include five floors of above-ground parking in Building B, 
two floors in Building C, and four floors in Building D.  The parking aisles in 
Buildings B and C would connect above a 20-foot wide pedestrian path.  The garage 
contains 2,805 of the site’s 2,844 parking spaces.  The remaining spaces would be 
dispersed along the drive aisle that bisects the retail plaza.     
 
The parking garage levels would be interconnected, allowing motorists to enter one 
entrance, travel through the garage, and exit through another entrance.  The garage 
would have four entrances (Figure 12).  One entrance would serve cars entering the site 
from Reston Parkway, while a second entrance would be located at the southern end of 
the site.  The remaining two entrances are located along the retail plaza’s drive aisle.  
The Reston Parkway entrance would allow cars to enter but not exit the garage, while 
the three other entrances would allow entry and exit.   
 

 
The applicant anticipates that residents will most often use either the southern entrance 
or the entrance closest to the central access point to Sunrise Valley Drive.  Office 
workers would most likely use the northern entrance, while retail customers would use 
all four entrances.  Furthermore, the applicant expects workers based in the Reston 
International Center to park in the garage and exit at the retail plaza level, walking 
across the central drive aisle to enter the building.  Staff is of the opinion that these 
usage patterns will be established based on the paths of least resistance for motorists 
on the nearby road network. 
 
o Pedestrian Facilities 
The applicant’s PRCA Plan attempts to facilitate pedestrian movements in a variety of 
ways.  Along Sunrise Valley Drive, the applicant proposes a shared-use trail that would 
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maintain a minimum width of 10 feet along the properties’ entire frontage with Sunrise 
Valley Drive.  The applicant listed a number of potential paving materials for this trail 
and other pedestrian travelways on Sheet 39 of the plan, and has agreed to maintain 
this trail.   
 
The central retail plaza has been designed as a pedestrian-focused zone.  The western 
side of the drive aisle would provide a 22-28 foot wide sidewalk.  The eastern side 
would offer even wider pedestrian walkways that would open onto potential outdoor 
seating space for restaurants.  At their widest, the applicant’s cross section in Figure 13 
shows an almost 70-foot wide pedestrian zone.  The drive aisle separating both sides 
would have parallel parking along the eastern side. 

   
The main entrance to the residential 
building is located near the central 
access point to Sunrise Valley Drive, 
and would have retail uses on either 
side (Figure 14).  The pedestrian 
pathways would range from 19-30 feet 
and give first-floor restaurants room for 
café space and for pedestrians.  While 
not a formal part of the roadway, the 
applicant identified the area immediately 
outside the main entrance as a paved 
circle where deliveries could occur.   
 
Although Reston Parkway presents a 
formidable barrier for pedestrian links to 
the west of the site, the applicant has 
attempted to address this issue.  Earlier versions of the PRCA Plan included a high 
intensity activated crosswalk, or HAWK signal, that would allow controlled pedestrian 
crossings of Reston Parkway without the need to install an additional traffic signal.  

Figure 13:  The cross sectional view of the central retail plaza, with west on the left and east on the right 
(Source: Cunningham Quill Architects, PLLC – March 15, 2013) 

Figure 14: The view of the main entrance from Sunrise 
Valley Drive (Source: Cunningham Quill Architects, 
PLLC – March 15, 2013) 
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FCDOT and the Virginia Department of Transportation (VDOT) examined the feasibility 
of a HAWK signal crossing Reston Parkway at the southern end of the applicant’s 
frontage.  The posted speed limit of 45 miles per hour on Reston Parkway, combined 
with slope changes and proximity to intersections with Sunrise Valley Drive and the 
Dulles Toll Road, would not make the use of a HAWK signal at this location a safe, 
viable option.   
 
Staff encouraged the applicant to connect the site to the RMAG sidewalk and 
pedestrian crossing.  To make this connection, the applicant’s sidewalk would need to 
traverse a vacant parcel zoned R-1: Residential which is owned by a corporate entity 
that has common ownership interests with the applicant.  The parcel, 
Tax Map 17-3 ((1)) 8B otherwise known as Outlot A, contains the old alignment of 
Reston Avenue before it was realigned to construct today’s Reston Parkway.  While the 
applicant’s connected entity owns the property, VDOT still holds an access easement 
over a portion of Outlot A dating back to when it was used as Reston Avenue.  The 
applicant has agreed to provide this connection to the RMAG sidewalk.   
 
Additional walkways have been included along the other two access points and along 
the drive aisle that winds behind the buildings along the Reston Parkway frontage.  
These walkways have varying widths but are shown to have a five-foot minimum width 
on the PRCA Plan.  Both motorists and pedestrians would have interparcel access to 
north and south of the subject properties.    
 
The applicant would also create a crosswalk to 
link the subject properties with the northbound 
bus stop across from the site on Sunrise Valley 
Drive (Figure 15).  The bus stop is currently 
delineated by a bus stop sign, but no other 
features.  Since the bus stop location would 
remain the same, the applicant would provide a 
sidewalk from the crosswalk to the bus stop, as 
the bus stop is 100 feet north of the 
crosswalk’s landing on the east side of the 
road.   
 
o Bike Facilities 
Staff discussed the prospect of bicycle 
amenities with the applicant during the PRCA 
Plan review.  The applicant has shown typical 
cross sections at the parking garage entrances 
to show that both pedestrians and bicyclists 
could use a separate entrance from cars.   
 
Although not shown on the PRCA Plan, the 
applicant agreed to a development condition that would provide secure bicycle storage 
convenient to the office, residential and retail uses in the following manner.  Short term 
parking would be located at convenient locations for visitors, and long term parking 
would be located securely in a bike room, cage, locker, or other secure parking option: 
 

Figure 15: The proposed crosswalk and 
sidewalk to the bus stop across from the site’s 
main entrance (Source: Urban, Ltd. – March 
15, 2013) 
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 One long term bicycle parking space for the first 7,500 square feet of office gross 
floor area, with one additional short term space for each additional 20,000 square 
feet of office gross floor area; 

 One long term space for every three dwelling units, and one short term space for 
every 50 units; and, 

 Two short term spaces for every 10,000 square feet of the first 50,000 square 
feet of retail space, one short term for every additional 12,500 square feet of 
retail space, and one long term space for every 25,000 square feet of retail 
space.   

 
Using these calculations, the applicant would be required to provide 280 bicycle parking 
spaces.  The ultimate location of the bicycle parking would be coordinated with FCDOT 
during site plan review.  The bicycle parking for a particular use would be installed prior 
to the issuance of the first RUP or Non-RUP for that use.  In addition, the applicant has 
committed to providing shower facilities in the office buildings, which would be available 
to bicycle commuters.   
 
The 280 bicycle parking spaces would exceed the commitments included on recent 
PRC Plan approvals, but fall short of the recommendations in the forthcoming Bicycle 
Master Plan currently being developed by FCDOT.  FCDOT’s recommendation is that 
the applicant provide 440 spaces in conformance with that forthcoming plan.   
 
o Housing Affordability 
The applicant committed to providing 12% of the dwellings as workforce dwelling units 
(WDUs) per the Board of Supervisors’ Workforce Dwelling Unit Administrative Policy 
Guidelines.  This carries forward to the commitment identified on the PRC Plan and 
conditioned by the Board of Supervisors with the approval of PRC B-846.  This would 
result in 60 workforce units to be included within the proposed total of 498 dwelling 
units.   
 
Both staff and the applicant discussed the prospect of incorporating bonus density into 
the project per the Comprehensive Plan’s workforce dwelling unit policy.  In consultation 
with the Zoning Administrator and the County Attorney’s office, staff has determined that 
the applicant is only eligible for bonus units or nonresidential bonus floor area when the 
workforce housing commitment is proffered in either a Rezoning or Proffered Condition 
Amendment (PCA) application.  An adopted proffer statement would allow the applicant 
to exceed the maximum density of the PRC zoning district by attaining one bonus 
market rate unit, or its equivalent in nonresidential square footage, for every workforce 
unit incorporated into the project.  The Comprehensive Plan allows a bonus of up to 
20% in this manner.   
 
Since the applicant is pursuing a PRCA Plan instead of a Rezoning or PCA, the 
applicant is not eligible for bonus market rate dwelling units beyond the maximum 
density prescribed in the PRC district standards.  Part 5 of Section 6-308 in the Zoning 
Ordinance allows proffered bonus units or floor area to exceed the maximum density 
prescribed by the PRC district standards, but does not permit additional density if the 
applicant participates in the workforce housing program for a project not subject to a 
Rezoning or PCA.   
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To take advantage of the bonus density provisions in the Comprehensive Plan, the 
applicant will explore a PCA in the future.  Staff would consider any additional 
transportation impacts or urban design issues that would arise with this bonus during 
the course of a PCA review for the site. 
 
o Stormwater Management 
The applicant intends to meet the Fairfax County Public Facilities Manual’s (PFM) 
requirements for stormwater detention by using existing off-site stormwater ponds.  Two 
of the ponds are located to the southwest of the site, along the north side of Sunrise 
Valley Drive just west of its intersection with Reston Parkway.  The third pond is to the 
east of the site located generally between Roland Clarke Place, Dulles Toll Road, 
Association Drive, and Sunrise Valley Drive.  No on-site measures for managing 
stormwater, such as vegetated roofs, tree box filters, or porous pavement have been 
included in the PRCA Plan.   
 
The applicant obtained a waiver of the on-site detention requirements in 2006 which 
was included on the approved PRC Plan for PRC B-846.  DPWES has determined that 
this waiver remains valid and may be carried forward for PRCA B-846.   
 
o Landscaping 
Since the applicant’s construction would affect the entire acreage, no trees would be 
preserved post-development.  The applicant has requested a deviation from the tree 
preservation target prescribed by the PFM, which would require approximately 3,321 
square feet of tree canopy to be preserved.  Staff from DPWES’s Urban Forest 
Management Division (UFMD) are supportive of this request due to the lack of 
significant trees on the subject property.   
 
The PFM requires a minimum of 10% coverage for all land designated in PRC districts 
for high-density use.  The applicant would need to provide an additional 6,336 square 
feet of tree canopy at the time of site plan review based on what was shown on the 
PRCA Plan.   
 
The landscape plan shows trees lining both sides of the drive aisle that runs between 
the buildings and Reston Parkway.  As the drive aisle nears Sunrise Valley Drive, trees 
are shown only between Building A and the pavement in the sidewalk.  To avoid 
conflicts with underground utilities, the applicant placed street trees along Sunrise 
Valley Drive close to Building A, and used smaller shrubs that require less soil volume 
near the curb line.  The landscape plan shows trees in all of the pedestrian walkways 
and along the drive aisle that leads through the retail plaza.   
 
The applicant’s landscaping plan shows plantings that would be located above the 
underground parking garage.  To ensure healthy growth, these plantings would need a 
minimum of 36 inches in soil depth above the garage.  Moreover, UFMD staff is 
supportive of the applicant’s usage of Silva cells for increasing soil volume under the 
central retail plaza, but these structural cells must provide the PFM’s minimum soil 
depth of 36 inches.   
 
UFMD staff does not support the use of structural soil, which can consist of 80-85% 
stone, and would not accept it for achieving the required soil volume.   
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Finally, UFMD identified what appear to be Category III trees, which are typically 35-40 
feet high, proposed in above-ground planters for the residential amenity courtyard.  
These planters are approximately five feet on each side.  For sustainable growth in 
Category III trees, 90 square feet of soil volume is needed.  Trees should also not be 
planted closer than four feet from any barrier that will restrict root growth.  The applicant 
can use either above-ground plants or an alternative design to achieve this soil volume.   
 
The PFM requires an eight-foot wide rooting 
area for trees.  To reduce this required width 
but still maintain the necessary soil volume 
for healthy tree growth, the applicant would 
use modular suspended pavement cells for 
planting trees in selected areas (Figure 16).  
These cells are filled with soil and located 
under the sidewalk adjacent to where a tree 
is planted, allowing tree roots to extend 
underneath an improved surface without 
compromising the integrity of the surface.  
Structural cells are permitted in the PFM as 
an alternative method for planting trees in 
an urban context.  The applicant also 
indicates that structural soils, which would 
replace conventional soil with a stone 
aggregate, could be used in some locations.  
Staff is opposed to the use of structural soils 
in lieu of using conventional soils to satisfy 
the PFM’s minimum soil 
volume requirements.   
 
 
COMPREHENSIVE PLAN 
PROVISIONS 
 
The Comprehensive Plan 
provides site-specific 
guidance for development of 
the subject properties, 
Popeyes, Exxon, and the 
office condominiums.  These 
properties are contained 
within Sub-unit F-1 of the 
Reston-Herndon Suburban 
Center’s Land Unit F.  
Across all properties within the Sub-unit, the Comprehensive Plan calls for “well-
designed residential and mixed-use projects which provide active recreation, 
entertainment and other site amenities.”  Each development with residential uses should 
include “on-site affordable housing that is well integrated and dispersed throughout the 
development.” 

Figure 16:  These images show how the modular cells can be used 
under pavement surfaces to increase soil volume for trees (Source: 
Olin Partnership, Ltd. – March 15, 2013) 
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The Sub-unit F-1 properties are planned for residential use at up to 30 dwelling units an 
acre, with active recreation needs for residents met through on-site facilities or a 
collaborative agreement with an adjacent residential development.  The Plan also calls 
for pedestrian walkways throughout the Sub-unit that connect to adjacent properties and 
existing sidewalks/trails.   
 
The Comprehensive Plan gives additional guidance on a rail-oriented residential mixed 
use option for development that would allow mixed use development up to a 1.0 FAR 
with both residential and nonresidential components.  The nonresidential component 
should include office, hotel, and support retail.  The residential portion of the 
development pursued under this option should be 40-50% of the total gross floor area.  
Development should meet the following conditions: 
 

o The site should have direct pedestrian access to an area adjacent to the station 
with direct pedestrian access to the station.  
 

o Grade-separated pedestrian links to the rail station are encouraged.  
 

o Parcel consolidation should be substantial.  
 

o A quality site layout should be provided with consolidated vehicular access to the 
site, parking structures that do not front on pedestrian areas, and shared parking 
to the maximum extent possible.  

o Building heights should be limited to 140 feet.  
 

o Transportation Demand Management measures as discussed [in the district level 
recommendations] should be utilized to the maximum extent possible.  
 

o Appropriate transportation improvements should be provided to mitigate the 
impact of development, such as interparcel access between Sub-units F-1 and F-
2, direct access to the DAAR ramp, right turn access to Reston Parkway, and 
improvements to the intersection of Sunrise Valley Drive and Colts Neck Road.  
 

o Retail uses located on the ground floor should have direct public access and 
display windows oriented to pedestrian walkways, and where appropriate to 
vehicular drives and/or streets.  

 
The Comprehensive Plan’s Land Use Map designates the site as a Residential Planned 
Community, which is the common designation for PRC-zoned properties in Reston.   
 
 
CONFORMANCE WITH THE DEVELOPMENT PLAN 
 
The Development Plan associated with RZ B-846 approved by the Board of Supervisors 
in 1969 designates this portion of the property for high density residential, office service 
center, and minor commercial use.  As previously mentioned, no conditions or 
modifications were approved by the Board with the 1969 approval.  As previously 
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determined with the approval of PRC B-846, the proposed PRC Plan would conform to 
the Development Plan as the proposed uses fall within the general categories listed. 
 
 
ZONING ORDINANCE PROVISIONS 
 
The purpose and intent of the PRC District regulations are to permit greater flexibility to 
a developer of a planned community by removing many of the restrictions of 
conventional zoning.  This flexibility is intended to provide an opportunity and incentive 
to the developer to achieve excellence in physical, social, and economic planning.  With 
every step of the planning, design and development within the PRC District, including 
the review of a PRC(A) Plan, the applicant must demonstrate the achievement of the 
applicable objectives and regulations of the PRC district.  Furthermore, all PRC plans 
shall be in accordance with the approved rezoning and development plan, any 
conditions or modifications that may have been previously approved by the Board, the 
design standards listed in Sect. 16-102, the applicable objectives and regulations of the 
PRC District and the submission requirements of Sect. 16-303 for PRC plans. 
 
Bulk Regulations (Section 6-307) 
 
The PRC District requires that the location and arrangement of structures shall not be 
detrimental to existing or prospective adjacent dwellings, or the existing or prospective 
development of the neighborhood.  The district does not impose minimum lot areas or 
widths, and there are no maximum limits to building height, floor area ratio, or 
percentage of lot coverage.   
 
The proposed structures are of a similar scale and arrangement as the hotels, office 
building, and residential condominiums to the northeast.  Although the urban scale 
proposed would not be compatible with the existing Popeyes eating establishment or 
Exxon service station to the south, the proposed structures would be located at a 
distance that would not be detrimental to their prospective redevelopment.   

 
PRC District Objectives (6-301) 
 
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. 
  
Housing Affordability 
 
The Comprehensive Plan’s Guidelines for the Provision of Workforce Housing are 
included in the Policy Plan’s Housing section, and attached as Appendix 4.  The 
guidelines allow developers to realize a bonus of one additional market rate dwelling 
unit for each WDU that is proffered.   The Zoning Administrator has determined that, in 
accordance with Sect. 6-308(5)  of the Zoning Ordinance, PRC Plans are not eligible for 
bonus units since they are not associated with proffers.  To achieve bonus units or 
nonresidential floor area, the applicant would need to submit a Rezoning or PCA and 
contribute the WDUs through a proffer statement.   
 
The approved PRC Plan conditioned the applicant with providing 12% of the dwelling 
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units as WDUs.  The provision of WDUs fulfills this PRC objective as it provides a 
greater variety of housing types for families of all levels of income.  Based on the 498 
units proposed, the applicant would dedicate 60 units as workforce housing.  Since the 
applicant is amending a PRC Plan and not applying for a Rezoning or a PCA, the bonus 
provisions in the Comprehensive Plan are not applicable to this project.  The applicant’s 
proposal of 498 market rate units would require that the 12% commitment be fulfilled 
within this maximum number of units.   
 
As noted previously, the applicant has committed to providing 12% of the dwelling units 
as WDUs, and intends to submit a PCA at a later date to achieve bonus density through 
proffers.  Staff has included a development condition in Appendix 1 that addresses 
WDUs.   
 
Unit Types 
The applicant anticipates that the dwelling units will be a mix of studio, one-bedroom 
and two-bedroom rental apartments.  No breakdown of this mix has been included on 
the PRCA Plan.  Staff recommends that the applicant provide a breakdown of this unit 
mix with ranges to allow flexibility during the site plan and building permit review 
processes.  To fully meet Objective #1 of the PRC District, the applicant should commit 
to designating a percentage of the units as three-bedroom apartments.  Larger 
apartments provide more space for families with multiple children; with recent 
multifamily construction in the region focusing on smaller dwelling units with fewer 
bedrooms, staff is concerned about the lack of supply for larger dwellings in a 
multifamily setting.   
 
Universal Design 
Staff included a development condition that would require the applicant to furnish 10 
dwelling units, or 2% of the total units, with a number of universal design features to 
enhance mobility and accessibility for disabled persons.  Universal design principles 
help achieve Objective #1 because they allow further variety in the housing types that 
can cater to County residents who are disabled.   
 
Mixed Use Development 
The applicant’s mix of residential, office, and retail uses provides a balanced 
development with employment opportunities and commercial services for the residents 
of the proposed development and those nearby.   

 
 The proposed PRCA plan would satisfy this objective with the adoption of the conditions 

recommended by staff.    
 
2. An orderly and creative arrangement of all land uses with respect to each other and 

to the entire community. 
 

The applicant’s site design concentrates the offices uses to the north of the site closer 
to the Sheraton Reston Hotel and the Dulles Toll Road, while the residential uses are 
located to the south and oriented more toward Sunrise Valley Drive.  The retail uses 
would be interwoven with the residential and office uses in a central retail plaza, 
creating distinct zones of residential, retail, and employment activity in a mixed use 
setting.   
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Transfer of Density from Building E to Building D 
As previously noted, the applicant has included a note on Sheet 2 of the PRCA Plan 
that would allow the full transfer of the new office square footage intended for the 
Reston International Center addition to Building D.  This building is shown to be five 
stories of office space over five stories of parking with ground floor retail along the 
central plaza.  Staff is concerned with the level of flexibility that this note would allow in 
transferring density between the two office buildings.  The applicant has not 
demonstrated in the PRCA Plan’s elevation drawings how Building D at 17 stories 
would compare with the other buildings on the site.   
 
Staff would like an opportunity to review massing and elevation drawings for a scenario 
where density would be transferred between Building D and E.  The applicant should 
include this scenario amongst the architectural exhibits that have been provided as 
opposed to leaving the transfer as a footnote to the Building Data Chart.  If the applicant 
is unable to include these exhibits in the PRCA Plan, staff recommends that the Board 
of Supervisors adopt a development condition that would prohibit this flexibility.  
Otherwise, staff remains open to a continued dialogue with the applicant to explore the 
feasibility of a more limited approach.   
 
With the implementation of the above development condition, the proposed PRCA plan 
would satisfy this 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 transportation improvements proposed with the PRCA Plan pose a number of 
issues that complicate pedestrian and vehicular traffic.  These issues are discussed 
below, with staff recommendations on how they can be resolved to create a better 
planned and integrated comprehensive transportation system. 
 
 Access from Reston Parkway and Right Turn Lane 
FCDOT is also concerned about the feasibility and appropriateness of the right turn 
access from Reston Parkway.  From their perspective, the proposed right-in access 
introduces a number of operational and safety concerns which are described here as 
well as outlined in Appendix 5.   
 
The proposed entrance is located at the current taper for the on-ramp from Reston 
Parkway to the Dulles Toll Road.  It is likely that an Interchange Modification Request 
(IMR) subject to the Federal Highway Administration’s (FHWA) and the Metropolitan 
Washington Airports Authority’s (MWAA) approval is necessary if the access is 
constructed prior to the ROD improvements.  Further, given the necessity of a 
modification, it is unclear if VDOT would support a change in operation that creates a 
private property entrance from a ramp lane as well as a potential reduction in ramp 
capacity at this location. 
 
The proposed design, with assumed ramp modifications under current conditions, is an 
unusual circumstance considering that Reston Parkway carries traffic at an increasingly 
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higher speed as it approaches the Dulles Toll Road, with a free-flowing ramp access for 
cars that requires no slowing or stopping before entering the toll road.  A right-turn lane 
to access private property immediately adjoining this ramp can create driver confusion 
especially if signage is directing drivers to the Dulles Toll Road ramps.   
 
The third northbound lane to be added to Reston Parkway per the ROD will become the 
ramp lane for the Dulles Toll Road as motorists travel toward the toll road.  In addition, 
the applicant has shown a new right-turn lane to serve the Reston Parkway ingress to 
the subject property, separate from the ROD’s new northbound lane.  While the ROD’s 
widening may allow for greater differentiation of the site turn lane from ramp traffic, the 
private property access will still be within the interchange influence area, located at the 
beginning of the eastbound ramp under today’s conditions.   
 

In addition to the interchange proximity concerns, FCDOT staff has identified sight 
distance; driver, pedestrian, and bicyclist safety concerns; and design and engineering 
challenges with the proposed access.  
 
The conflicts could be further exacerbated by the sequencing of the ROD and RMAG 
improvements with the applicant’s construction schedule.  The third northbound lane for 
Reston Parkway is scheduled to be constructed prior to the opening of the Reston Town 
Center Metrorail station in 2018.  Staff encouraged the applicant to show this feature as 
an existing feature on the PRCA Plan to show that the right turn lane could be 
accommodated with the ROD improvements.  However, the applicant could complete 
construction of the right turn lane and ingress before 2018, and it is unclear how these 
improvements would be constructed in an interim setting, or if the construction costs of 
the ROD would increase if demolition of the right turn lane and damage payments had 
to be factored into the ultimate costs.  Even more uncertainty is created by the funding 
concerns surrounding Phase 2 of Metrorail and the current absence of funding for the 
RMAG recommendations, which could create delays for the ROD and RMAG plans.   
 
The applicant has a number of options for resolving these concerns, and should ideally 
proceed through the following sequence: 

 
a) Delay construction of the right-in access from Reston Parkway until the ROD 

improvement program for Reston Parkway is completed. 
b) Design and construct the right-turn lane in such a way as to accommodate the 

Wiehle Avenue/Reston Parkway Station Access Management Plan’s minimum 
five-foot wide sidewalk along Reston Parkway.  The sidewalk should have the 
standard setbacks and clearances adjacent to the turning lane, and also be 
constructed by the applicant. 

c) Provide a crosswalk across the entrance of the right-in access, and it should be 
designed and constructed to provide safe and adequate pedestrian movement 
subject to FCDOT’s approval during site plan review.   

d) Dedicate in fee simple to Fairfax County, at no cost to the County and without 
encumbrances, all right-of-way associated with the right-turn lane and the 
adjoining sidewalk. 

e) The applicant should continue discussions with staff on the interim design for the 
site’s pedestrian connection to the intersection of Reston Parkway and the 
eastbound ramp for the Dulles Toll Road. 
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Staff has recommended a development condition that would require coordination with 
FCDOT, VDOT, MWAA, and any other necessary agencies to ensure that the proposed 
ingress does not conflict with the other nearby transportation initiatives previously 
discussed.  Since Reston Parkway is a VDOT-maintained road and would have the 
ultimate approval authority for the ingress, VDOT will need to study and address these 
issues prior to the right-turn lane’s construction in either the interim or ultimate condition 
during the site plan review for the project if approved by the Board of Supervisors. 
 
Reston Metro Access Group (RMAG) Sidewalk 
The Fairfax County Department of Transportation (FCDOT) reviewed the proposed 
PRCA Plan (Appendix 5).  FCDOT is concerned about the ability to implement the 
sidewalk included in the Wiehle Avenue/Reston Parkway Station Access Management 
Plan, or RMAG plan, for the eastern side of Reston Parkway.  If the applicant is granted 
permission from VDOT to construct a right turn lane and ingress after the third 
northbound lane on Reston Parkway is constructed, the applicant’s ability to implement 
the sidewalk per applicable engineering standards would be minimized.  This new 
northbound lane is an element of the Federal Transit Administration’s Record of 
Decision (ROD) for the environmental impact statement for Phase 2 of the Metrorail 
extension along the new Silver Line.  As previously noted, the ROD is the formal 
document issued by the FTA that authorizes construction of Phase 2 of the Dulles 
Corridor Metrorail Project, but also includes new transportation facilities near the 
forthcoming Metrorail stations such as the widening of Reston Parkway.  The applicant’s 
site design only leaves approximately 3.5 feet between the right turn lane and the 
existing right-of-way line near the Popeyes.   
 
To address this concern, the applicant has agreed to construct a five-foot wide sidewalk 
along the property’s Reston Parkway frontage.  This ensures that the applicant would 
bear any additional costs beyond those projected by RMAG.  The applicant would need 
to construct the sidewalk to accommodate the ROD and the right turn lane into the site.  
Staff is supportive of this resolution.   

  
Figure 17:  The dark line shows a conceptual location for the RMAG sidewalk (Source: Urban, Ltd.) 
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However, FCDOT staff is concerned with the right turn lane into the site could pose 
safety hazards for pedestrians using the RMAG sidewalk.  The radius of the turn brings 
drivers into the site at a higher speed without a stop sign or other traffic control at the 
end of the ramp which would allow pedestrians to safely cross the right turn lane.  
FCDOT is concerned about pedestrian visibility, as there is a grade differential between 
Reston Parkway and the internal intersection on site where motorists could either enter 
the parking garage or turn left at the rear drive aisle to the buildings.  Pedestrians 
travelling north on the sidewalk may not see cars turning from Reston Parkway in time 
due to the acute angle of the turn lane at differing grades.  Pedestrians walking 
southward may have difficulty discerning whether cars entering the site are in the right 
turn lane or in the through lane that leads to eastbound Dulles Toll Road.  
 
The issues that FCDOT raises would need to be addressed by the applicant during the 
site plan review.  Staff has communicated these issues to VDOT officials, who would 
review the right turn lane for compliance with sight distance, turn length, radius, and 
additional standards for new access points on Reston Parkway.   
 
Pedestrian Connection from Subject Property to RMAG Crossing 
Staff prefers a flexible approach to connecting the subject property to the RMAG’s 
Reston Parkway crossing.  Staff encourages the applicant to continue to work on the 
ultimate location and terminus of this sidewalk.  Staff will continue to support the 
applicant’s efforts to connect the site to the RMAG crossing.  Particularly in the interim 
before the crossing is constructed, it is critical that a proper terminus is determined for 
the sidewalk.  Staff plans to discuss with the applicant the possibility of an alternative 
location for this sidewalk, delaying the sidewalk’s construction for a period of time, or 
collecting escrowed funds from the applicant for the ultimate construction of the 
sidewalk by others.   
 
Traversing Reston Parkway 
FCDOT’s analysis highlights the continued need for better pedestrian and bicycle 
connectivity to the forthcoming Reston Town Center Metrorail station from points east of 
Reston Parkway.  FCDOT staff encouraged the applicant to assess the feasibility of 
incorporating an alternative to the HAWK signal originally proposed.  These alternatives 
would include a grade separated pedestrian bridge over Reston Parkway, a tunnel 
underneath Reston Parkway, or enhanced connectivity at the existing traffic signals.  
The applicant has not committed to any alternative to the HAWK signal, and cited 
several reasons why an alternative could not be incorporated into the proposed PRCA 
Plan.   
 
Staff recommends that the applicant provide a pedestrian link from the subject 
properties to Reston Parkway’s intersection with the Dulles Toll Road ramps, where the 
RMAG plan recommends an at-grade pedestrian crossing to be integrated into the 
existing intersection.  Because of the impacts that the applicant’s right-in access would 
create on the RMAG sidewalk for Reston Parkway, staff recommends that the applicant 
also construct a minimum five-foot wide sidewalk in accordance with the RMAG plan.  In 
response, the applicant has committed to providing this pedestrian link to the RMAG 
crossing, and staff addressed this commitment in the development conditions.  The 
applicant has yet to commit to providing the RMAG sidewalk along Reston Parkway; 
staff has recommended a development condition to construct this sidewalk.   
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Internal and Interparcel Connectivity  
The applicant’s site design precludes easy internal vehicular and pedestrian 
connectivity.  To traverse the length of the site in either direction, a motorist must drive 
through multiple levels of a parking garage.  A roadway to the rear of the development 
offers only a one-way connection across the site.  Similar obstacles exist for pedestrian 
traffic.  With the current design, it is not immediately evident how north/south 
connections can be made other than along the Sunrise Valley Drive trail.   
 
FCDOT has also indicated concerns with interparcel connectivity with the adjacent 
properties.  Specifically, the applicant’s drive aisle between the backs of Buildings A and 
B and Reston Parkway only permits one-way traffic south of the Reston Parkway 
entrance.  The drive aisle was originally intended for two-way movements, but was 
changed to one-way heading south to eliminate conflicts with and to provide an ample 
turning radius for motorists entering the site from Reston Parkway.  Unless a motorist is 
to enter the underground parking structure and negotiate the parking levels to access 
one of the other garage entrances, the drive aisle’s one-way traffic constrains 
interparcel access from points south from travelling north.   
 
The applicant’s traffic impact analysis shows long queue lengths for cars heading north 
on Sunrise Valley Drive from the southern access point during peak hours.  No traffic 
signal is proposed for this entrance, and an additional traffic signal would not meet 
VDOT’s spacing requirements for the distance between signals at the central and 
southern access points.  Vehicles turning left out of the southern access point could 
block cars from getting to the right turn lane that allows traffic to head south on Sunrise 
Valley Drive, which could force vehicles to use the office condominiums’ access point 
and create increased traffic congestion on the properties to the south.   
 
The applicant could install signs to direct motorists intent on heading south on Sunrise 
Valley Drive to only use the southern access point or to travel through the parking 
garage to use the traffic signal at the central access point.  Staff has recommended a 
development condition that would require the applicant to provide this signage.   
 
Vehicle Circulation Near Reston International Center 
The applicant’s northern access point on Sunrise Valley Drive is within close proximity 
to the egress that would be used by emergency vehicles responding to a service call on 
the eastern side of the Reston International Center.  FCDOT noted that this egress 
could create safety concerns for motorists entering the site from Sunrise Valley Drive, 
who may not have enough time to stop for vehicles exiting from the emergency drive 
aisle.   
 
To avoid this conflict, staff recommended a development conditions to use signs and a 
barrier to ensure that the access is only used by emergency vehicles.   
 
Transportation Demand Management 
Strategies for transportation demand management (TDM) aim to influence travel 
behavior so that trips taken in single occupancy vehicles are reduced and alternative 
modes are encouraged and used more frequently.  In Fairfax County, TDM is used to 
meet goals for travel demand that are based on the subject property’s proximity to a 
Metrorail station and whether or not the property is located in Tysons Corner.  Based on 
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the adopted standards for TDM in Fairfax, the proposed PRCA Plan should achieve a 
20% trip reduction prior to the opening of the Reston Town Center Metrorail station, and 
a 35% trip reduction after the station has opened.   
 
The applicant has agreed to a TDM strategy to achieve these goals through an 
incentive based, flexible approach.  While the applicant did not commit to the staff 
recommended reduction goal of 35 percent, the 30 percent commitment substantially 
increases the TDM commitment that the applicant made with PRC B-846.  The TDM 
program exceeds those approved with other recent PRC Plans, and is similar to 
commitments required for staff support in Rezoning or PCA applications.   
 
Bicycle Amenities 
In response to the FCDOT recommendation, the applicant has committed to provide 
bicycle spaces at rates exceeding other recent PRC Plan approvals, but below the 
FCDOT recommendation.  Using the applicant’s preferred parking rates referenced 
earlier in this report, the applicant would provide 280 spaces on site.  Staff prefers the 
higher parking rates, but is comfortable with the bicycle parking capacity that would be 
created with this commitment and has included the applicant’s rates as a development 
condition.   
 
On-Road Bike Lane 
FCDOT’s pending bicycle master plan will call for on-road bicycle lanes along each side 
of Sunrise Valley Drive in front of the subject properties.  At the time of staff report 
publication, the County Bicycle Master Plan has not yet been adopted by the Board of 
Supervisors.  Fairfax County’s Countywide Trails Plan also calls for a major paved trail 
to be constructed on the western side of Sunrise Valley Drive along the applicant’s 
frontage.   
 
The applicant has not included an on-road bicycle lane in the streetscape design for 
Sunrise Valley Drive.  The PRCA Plan shows variable pavement width of 25 to 27 feet 
for the southbound Sunrise Valley Drive lanes along the applicant’s frontage.  To 
accommodate a bike lane, the applicant would need a total of 29 feet to accommodate 
the travel lanes and bike lane.  Due to the limited additional right-of-way needed and the 
fact that the applicant is already adjusting the curb for most of its frontage, staff 
encourages the applicant to provide for the bike lane.     
 
The applicant has included a shared-use path with a minimum width of eight feet, which 
conforms to the recommendations in the Countywide Trails Plan in lieu of the on-road 
bike lane requested by FCDOT.   
 
Warrant Study for Traffic Signal 
The applicant is proposing a new traffic signal for their central access intersection and 
Sunrise Valley Drive.  New signals must be approved by VDOT and are only permitted 
when a warrant study shows the signal is necessary based on a minimum number of 
traffic warrants being reached.  In meetings with the applicant and staff from FCDOT 
and VDOT, VDOT was concerned that the traffic signal may not be approved for 
construction because the warrant study may not show that a signal is warranted until 
the applicant’s site has reached close to full build-out.  It is staff’s and the applicant’s 
preference that the traffic signal be installed during the construction of the buildings so 
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that the signal can be operational once use permits have been issued and residents, 
customers, and workers begin using the site.   
 
To address this concern, staff recommended a development condition that indicates 
that the applicant is to submit the warrant study within one year prior to the point when 
anticipated site traffic volumes would specify the need for a signal.  If the signal is 
warranted, then the applicant would install the signal contingent upon VDOT’s approval.  
The development condition proposed by staff and agreed to by the applicant would hold 
the applicant responsible for the signal’s installation once warranted.   
 
With the implementation of the above development conditions, the proposed PRCA plan 
would satisfy this objective.   

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

segments of the community. 
 

To facilitate the integration of public art in Reston, staff recommends that the applicant 
coordinate with the Institute for Public Art – Reston (IPAR) to determine if there are 
suitable locations for public art on the subject property.  Staff has included the standard 
condition used with all PRC plans that requires engagement with IPAR. 
 
The applicant intends to provide indoor recreation facilities for the residential building, 
and a commercial health club could be a prospective retail tenant.  The shared use path 
along Sunrise Valley Drive and the bicycle storage amenities are additional facilities that 
allow the applicant to satisfy this objective.   
 
With the implementation of this condition, the proposed PRCA plan would satisfy this 
objective.   

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

environment. 
 

The applicant has several opportunities to take maximum advantage of the natural and 
manmade environment.    

 
Green Building Design 
The subject properties are within areas of the County that are designated by the 
Comprehensive Plan where green building certification is encouraged for new 
construction and redevelopment activity.   
 
The applicant’s corporate policy is to obtain the Silver level of Leadership in Energy and 
Environmental Design (LEED) Certification for all office buildings.  Staff commends this 
commitment, and encourages the applicant to further study a broader commitment that 
would encompass the residential buildings, too.  The applicant could employ an 
alternative certification system similar to LEED.  These alternatives, and the Planning 
Division analysis of the PRCA Plan, are included in Appendix 6.  For residential 
buildings, the applicant has committed to using Energy Star appliances in each dwelling 
unit as was approved in the Spectrum case.  The applicant would also make an effort to 
incorporate green building design elements to achieve energy efficiency and water 
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reduction, but no strong commitment to a rating system such as LEED or a LEED 
equivalent has been communicated to staff.   
 
Landscaping 
Prior to site plan approval, the applicant’s PRCA Plan will need to comply with Article 13 
of the Zoning Ordinance, the Tree Conservation Ordinance in Chapter 122 of the 
County Code, and the PFM as currently stated, not the regulations in force when 
PRC B-846 was approved in 2008.  Staff included a development condition to ensure 
that an existing vegetation map, tree canopy calculation table, and any required 
landscaping information shall be provided per current regulations.  The condition would 
also require the applicant to meet the 10% minimum tree canopy requirement.   
 
Staff included a development condition that would give UFMD the authority to require 36 
inches of soil depth above all garages, as previously discussed and outlined in 
Appendix 7.  Staff’s conditions also address the usage of Silva Cells, the need to 
prohibit structural soils, and Category III trees in the amenity courtyard.   
 
With the implementation of the above conditions, the proposed PRCA plan would satisfy 
this objective.   
 
6. The provision of adequate and well-designed open space for the use of all residents. 

 
The applicant provided detailed drawings of both the amenity courtyard (Figure 3) and 
the retail plaza (Figure 18).  Each area provides adequate space for users to enjoy 
individual or group activities, with the potential for both passive and active recreation 
usage.   
 
The Fairfax County Park Authority (FCPA) recommended additional features for the 
amenity courtyard, such as a multi-use sports court, bocce court, or horseshoe pitch 
(Appendix 8).  FCPA made similar recommendations for the retail plaza; the applicant 
could employ a multi-use lawn space, multi-seasonal sprayground, or public art to 
attract more people to use the plaza as a gathering space.  The applicant should 
consider these recommendations during both the site plan and building plan review 
process.  The proposed PRCA plan would satisfy this 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 properties are served by adequate fire protection, sanitary sewer, and water 
service as described in Appendices 9-11.  However, the applicant’s off-site strategy for 
controlling water quantity and improving water quality overlooks the need to provide 
facilities that perform those functions on site.  By providing best management practices 
(BMPs) and low impact development measures (LIDs) on site, the impact on the off-site 
stormwater management ponds and ultimately the downstream water bodies can be 
reduced. 
 
DPWES’s Site Development and Inspections Division (SDID) notes in Appendix 12 that 
the applicant would need to demonstrate that the existing off-site ponds to the east and 
west have capacity to detain the stormwater flow that would be generated from the  
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subject properties.  Even if capacity is available, the applicant would need to secure 
maintenance agreements with the respective property owners of these ponds. 
 
On Sheet 2 of the PRCA Plan, the applicant has included a 2006 approval letter from 
DPWES that waives the PFM’s on-site stormwater detention requirements.  SDID staff 
have researched and confirmed with DPZ staff that this approval letter for 
6734-WSWD-001-1 is still valid because PRC B-846 was approved within two years of 
the waiver’s approval.   
 
Staff has recommended a development condition that would require stormwater 
management and BMPs in accordance with the PFM unless waived or modified by 
DPWES.  With the above condition, the PRCA Plan would satisfy this objective.   

 
Planned Development District Design Standards (16-102) 
 
1. In order to complement development on adjacent properties, at all peripheral 

boundaries of the PDH, PRM, PDC, PRC Districts 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. In the PTC District, such provisions shall only 
have general applicability and only at the periphery of the Tysons Corner Urban 
Center, as designated in the adopted comprehensive plan. 
 

The proposed building additions and site modifications would be surrounded by property 
zoned PRC to the north and south.  The applicant is not proposing to exceed the height 
of the existing Reston International Center except for possible transfer of density 
between Buildings D and E.  The properties to the south are developed under the same 
Development Plan as the subject properties.  Since the Development Plan for RZ B-846 

Figure 18:  The central retail plaza showing landscaping, seating areas, and alternative paving 
surfaces (Source: Olin Partnership Ltd. - March 15, 2013) 
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did not specify bulk regulations, the properties to the south have the ability to achieve 
similar building form as those shown in the proposed PRC Plan.   
 
The Development Plan was amended for the property to the north that holds the 
Sheraton Reston Hotel, the Westin Reston Heights, the Mercer condominium building, 
and the office building.  This Development Plan Amendment is more detailed and 
contains the bulk regulations that were implemented with the buildings seen today.   
 
Since the PRC zoning to the north and south allows a similar development pattern as 
shown on the proposed PRCA Plan, the applicant’s proposal would satisfy Design 
Standard 1.   
 
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. 
 

Open Space 
The applicant reduced the amount of open space from that which was approved with 
PRC B-846.  The applicant provided 20% of the site as open space, while the previous 
approval provided 30%.  By reducing the building heights and spreading the building 
mass more throughout the site, the applicant reduced the amount of open space to fit 
the new site design onto the subject properties.  Much of the open space in the previous 
approval was provided in a similar format, with wide pedestrian plazas for cafés or 
gathering spaces.  The applicant provided additional high quality details to the public 
and private open space with PRCA B-846 not seen in the first PRC Plan; thus, staff is 
amenable to the reduction in open space.   
 
Parking 
For off-street parking, Sheet 13 of the PRCA Plan displays the applicant’s parking 
tabulation.  In total, the applicant is providing 2,844 spaces with all but 39 spaces in the 
underground garage.  The applicant’s tabulation on Sheet 13 of the PRCA Plan 
demonstrates that the proposed parking would meet the minimum standards prescribed 
by Article 11 of the Zoning Ordinance.   
 
The proposed PRCA Plan exceeds the Zoning Ordinance’s minimum requirement of 
five loading spaces by providing seven loading spaces.   
 
Signs 
The applicant has noted in meetings with staff that a portion of the building facades 
facing Reston Parkway may be used for signs to advertise the retail tenants on site.  
Neither staff nor the applicant has focused on signs during the review process.  Any 
signs installed by the applicant would require a sign permit per Article 12 of the Zoning 
Ordinance.             
 
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 
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shall be coordinated to provide access to recreational amenities, open space, public 
facilities, vehicular access routes, and mass transportation facilities. 

 
The applicant’s drive aisles and on-site circulation will need to meet all applicable PFM 
standards.  The applicant submitted access management exceptions to VDOT for the 
three entrances on Sunrise Valley Drive and for the proposed ingress from Reston 
Parkway.  VDOT has not issued a decision for these exceptions, but it is anticipated that 
the applicant will be able to obtain them prior to final site plan approval.   
 
The applicant has agreed to construct a sidewalk starting at the southern edge of the 
property’s Reston Parkway frontage that would ultimately connect to the future RMAG 
planned crossing of Reston Parkway.  This link, along with the shared use path along 
Sunrise Valley Drive, would provide off-street access for pedestrians and bicyclists to 
reach either the Reston Town Center or Wiehle Avenue Metrorail stations.  Staff has 
included this commitment in the development conditions.   
 

 
CONCLUSIONS  
 
The proposed PRCA Plan represents a significant change in architectural form from the 
original PRC Plan approved in 2008.  The proposal would make a strong design 
statement in the Dulles Toll Road corridor and Town Center portions of Reston.  
However, the applicant’s proposal also presents a number of transportation challenges 
associated with local and regional transportation efforts.  These challenges are 
exacerbated by the site’s location at Reston Parkway, which serves as a highly traveled, 
critical transportation link for north/south vehicular traffic across the Dulles Toll Road.  
Reston Parkway accommodates traffic travelling north/south through the County while 
providing connectivity between the Reston Town Center and lower intensity, nearby 
suburban office and residential development south of the Toll Road.  Its functional 
classification creates a challenging environment for pedestrians and bicyclists.   
 
However, staff is satisfied that the access management issues can be resolved with the 
proposed development conditions.  The applicant’s commitments to further coordination 
with the relevant transportation agencies ensures a forum for determining how the ROD, 
RMAG, and PRCA Plan improvements will be phased in along Reston Parkway.   
 
Staff has recommended a number of development conditions to offset the adverse 
impacts of the proposed site design, and the applicant has agreed to the language put 
forth in Appendix 1.  With these conditions, the PRCA Plan would conform to the 
original Development Plan, the Planned Development District Design Standards, and 
the PRC District standards listed in the Zoning Ordinance. 
 
 
STAFF RECOMMENDATION 
 
Staff recommends approval of PRCA B-846, subject to the development conditions in 
Appendix 1. 
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It should be noted that it is not the intent of staff to recommend that the Board, in 
adopting any conditions proffered by the owner, relieve the applicant/owner from 
compliance with the provisions of any applicable ordinances, regulations, or adopted 
standards.  
 
It should be further noted that the content of this report reflects the analysis and 
recommendation of staff; it does not reflect the position of the Board of Supervisors. 
 
The approval of this 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 
 
 

APPENDICES 
 
1. Proposed Development Conditions Dated April 25, 2012 
2. Applicant’s Statement of Justification 
3. Clerk’s Letter and PRC Plan for PRC B-846 
4. Comprehensive Plan’s Workforce Housing Policy 
5. FCDOT Transportation Analysis 
6. Planning Division Environmental Analysis 
7. Urban Forest Management Division Analysis 
8. Fairfax County Park Authority Analysis 
9. Fire and Rescue Department Analysis 
10. Sanitary Sewer Analysis 
11. Fairfax County Water Authority Analysis 
12. Stormwater Management Analysis 
13. Glossary of Terms 



 

 

 
 

PROPOSED DEVELOPMENT CONDITIONS 
 

PRCA B-846 
 

April 25, 2013 
 

If it is the intent of the Board of Supervisors to approve PRCA B-846 (the “PRCA 
Plan”) located at 11800 and 11842 Sunrise Valley Drive, Tax Map 17-3 ((3)) 1C & 1D 
(the “Property”), for use as an office, retail establishment, and multiple family dwellings, 
then staff recommends that the Board condition the approval by requiring conformance 
with the following development conditions: 
 
General 
 
1. The following conditions supersede all previously approved development 

conditions that affect the Property.  If a conflict arises between these conditions 
and the PRCA Plan, these conditions shall govern.   

2. Any site plan, minor site plan, or building plan submitted pursuant to this PRCA 
Plan shall be in substantial conformance with the approved PRCA Plan entitled 
“PRCA B-846 | Reston Heights  | Reston Section 40 | Blocks 1C and 1D” 
prepared by Urban, Ltd., consisting of 43 sheets, and dated December 1, 2010 
as revised through March 15, 2013.  Minor modifications to the approved PRCA 
Plan may be permitted pursuant to Sect. 16-203 of the Zoning Ordinance. 

3. Density credit shall be reserved for the Property as provided by Section 2-308 of 
the Zoning Ordinance for all dedications described herein and/or as shown on 
the PRCA Plan or as subsequently made at the time of site plan approval or 
otherwise.   

4. Upon demonstration by the applicant that, despite diligent efforts or due to 
factors beyond the applicant’s control, the applicant will be or has been delayed 
in the completion of one or more of the obligations or improvements required by 
these conditions (such as the inability to secure necessary permission for utility 
relocations or VDOT approval for traffic signals) beyond the timeframes set forth 
in these conditions, the Zoning Administrator may agree to a later date for the 
fulfillment/completion of such obligations or improvements, provided the applicant 
otherwise is in substantial conformance with these conditions. 

5. The maximum non-residential gross floor area (“GFA”) that may be constructed 
on the Property is 573,225 square feet and the maximum number of residential 
units is 498, both are exclusive of any cellar space and inclusive of workforce 
dwelling units.  The applicant reserves the right to construct a lesser amount of 
GFA or lesser amount of units.  Additionally, the applicant reserves the right to 

Appendix 1 



 

2 

 

pursue a Proffered Condition Amendment (PCA) for bonus density associated 
with the provision of workforce dwelling units (WDUs). 

Universal Design 

6. A minimum of 2% of the dwelling units shall be designed and constructed with 
universal design features.  These features shall include, but not be limited, to the 
following: 

A. Front entrance doors that are a minimum of 36 inches wide; 
B. Lever door handles instead of knobs;  
C. Light switches 44-48 inches high;  
D. Thermostats a maximum of 48 inches high;  
E. Electrical outlets a minimum of 18 inches high;  
F. A curb-less shower, or a shower with a curb of less than 4.5 inches high; 

and/or, 
G. Grab bars in the bathrooms that are ADA compliant. 

Housing 

7. The applicant shall provide 12% of all dwelling units as WDUs, subject to the 
income tiers set forth in the Board of Supervisors’ Workforce Dwelling Unit 
Administrative Policy Guidelines dated October 15, 2007, as amended.  The 
WDUs shall be administered in accordance with the referenced Board of 
Supervisors’ policy.  Additionally, the applicant reserves the right to pursue a 
PCA for bonus density associated with the provision of WDUs. 

Reston Parkway Frontage 

8. The applicant shall design and construct the right-turn lane and access to 
accommodate a minimum five-foot wide sidewalk along the Property’s frontage 
with Reston Parkway with standard setbacks and clearances adjacent to the 
turning lane.  A five-foot wide sidewalk shall be constructed on the Property 
frontage in the sidewalk’s ultimate location to accommodate the Reston Town 
Center Metrorail Station Record of Decision (ROD) improvement program.  A 
crosswalk across the entrance shall be designed and constructed that provides a 
safe and adequate pedestrian movement subject to the approval of FCDOT.   

9. The applicant shall dedicate in fee simple all right-of-way associated with the 
right-turn lane and adjoining sidewalk as shown on the PRCA Plan.   

10. The applicant shall designate a liaison to coordinate with the appropriate officials 
from FCDOT, VDOT, MWAA, and any other necessary agencies to ensure that 
the construction of the right-in access and turn lane does not conflict with the 
ROD improvements or materially increase the cost of or delay the ROD 
improvements.  The name and contact information for the liaison shall be 
communicated to FCDOT and the Hunter Mill District Supervisor’s office prior to 
the initial site plan approval that includes the initial right-in access and turn lane.   
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11. The location and design of the interim and ultimate right turn lane and access 
point along Reston Parkway shall be subject to the review and approval of 
VDOT.   

Sunrise Valley Drive Frontage   

12. The applicant shall construct right turn lanes for each property entry.  Right-of-
way for these improvements shall be dedicated to Fairfax County in fee simple, 
without encumbrances, and at no cost to Fairfax County.  All improvements shall 
be in conformance with the PRCA Plan.   

Wayfinding and Directional Signs 

13. The applicant shall install wayfinding signs for motorists heading south on the 
drive aisle behind Buildings A and B directing them to use the southern access 
point or the parking garage in order to head south on Sunrise Valley Drive.   

14. The applicant shall install signs to notify motorists that the egress to the east of 
the Reston International Center is for emergency vehicles only.  The egress from 
the emergency vehicles drive aisle shall be restricted to exit for emergency 
vehicles in a manner acceptable to the Fire Marshal with a sign noting that 
access is limited to emergency vehicles. 

Pedestrian Facilities 

15. Sidewalks shall be constructed by the applicant concurrent with the construction 
of the associated streetscape.  The pedestrian circulation plan shown on Sheet 
15 of the PRCA Plan shall be constructed to meet ADA and ADAAG 
requirements and guidelines.  All internal sidewalks shall be maintained by the 
applicant.  The pedestrian facility along Sunrise Valley Drive shall be maintained 
by the applicant in accordance with VDOT policy concerning private sidewalks in 
public right-of-way, as applicable.  Sidewalk improvements along Reston 
Parkway, wholly located within existing or proposed rights-of-way, shall be 
publically maintained.  The applicant shall provide wayfinding signs to direct 
pedestrians from Sunrise Valley Drive through the Property to Reston Parkway. 

16. Internal sidewalks shall provide a minimum of 5 feet of clear pedestrian walking 
area irrespective of proposed streetscape elements.  All sidewalks shall provide 
a linear path for pedestrians to avoid conflicts with street furniture, lighting poles, 
landscaping, or other similar features.   

17. The frontage improvements along Sunrise Valley Drive shall be designed with 
the streetscapes generally as shown on the PRCA Plan.  The location of street 
trees, residential entrances, street furniture, and streetscape layout may be 
adjusted as part of final engineering and design to accommodate the 
underground utilities, the specific needs of retail tenants, and sight lines. 
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18. Prior to the issuance of site plan approval, the applicant shall demonstrate 
adequate sight distance for the ingress from Reston Parkway, subject to the 
review and approval of VDOT.  Trees, signage or similar potential sight-distance 
impediments shall be treated (located, limbed, etc.) such as to not interfere with 
adequate sight-distance, subject to VDOT approval.   

Bicycle Facilities 

19. The applicant shall provide secure bicycle storage in locations convenient to the 
office, multifamily residential and retail uses using the standards outlined below.  
For the purposes of this condition, short term parking shall be located at a 
convenient location for visitors.  Long term parking shall be in a secure location 
such as a bike room, bike cage, bike locker or other secure parking option 
approved by FCDOT: 

A. One long term bicycle parking space for the first 7,500 square feet or portion 
thereof of office gross floor area and one additional short term space for each 
additional 20,000 square feet or portion thereof of office gross floor area;  

B. One long term bicycle parking space for every three multifamily residential 
units or portion thereof and one short term space for every 50 multifamily 
residential units or portion thereof; 

C. Two short term bicycle parking spaces for every 10,000 square feet or portion 
thereof of the first 50,000 square feet of retail gross floor area, one additional 
short term space for every 12,500 square feet of additional retail gross floor 
area, and one long term space for every 25,000 square feet of retail gross 
floor area. 

20. The exact locations of the bicycle parking spaces and lockers to be provided 
shall be coordinated with FCDOT at the time of site plan review.  

21. The bicycle parking spaces for any particular use shall be installed prior to the 
issuance of the first RUP of Non-RUP for such use in accordance with the site 
plan on which the applicable bicycle parking spaces and lockers are shown. 

22. The applicant shall provide one shower per gender for every 50,000 square feet 
of office gross floor area, up to a maximum of three showers per gender in each 
office building.   

Bus Shelters 

23. If approved with the traffic signal plan for the below intersection, the applicant 
shall relocate the existing bus stop that is presently located on the northeast side 
of the Sunrise Valley intersection with the central project entrance as shown on 
Sheet 16 of the PRCA Plan to the southeast side of such intersection and install 
a crosswalk, ADA improvements and a concrete bus stop within the existing right 
of way, provided utilities do not need to be relocated to accommodate the bus 
stop. Additionally, the applicant shall coordinate with FCDOT to provide a bus 
stop with benches on the western side of such intersection as shown on Sheet 
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16 of the PRCA Plan in conjunction with site plan approval of the proposed 
development adjacent thereto. 

Traffic Signal Warrant Study 

24. If warranted at any time after approval of this application, the applicant shall 
design and install a signal at the Property’s central access intersection with 
Sunrise Valley Drive. 

25. If not already installed, within one year prior to anticipated traffic volumes, the 
applicant shall submit to VDOT a traffic signal warrant study for a traffic signal at 
the Property’s central access point on Sunrise Valley Drive.  A copy of this 
analysis shall also be submitted to FCDOT for information. 

26. Should the warrant study determine that a traffic signal at such location(s) is 
warranted, then, prior to the issuance of the first RUP or Non-RUP, as applicable, 
for the building that triggers the requirement for such signal (and subject to timely 
VDOT approval of the signal construction plans), the applicant shall design and 
install such signal, including audible (if approved by VDOT), pedestrian-activated 
countdown signals and crosswalks across both legs of the subject intersection.  

Transportation Demand Management (TDM) 

27. Transportation demand management strategies, as detailed below, shall be 
utilized by the applicant and/or its successors or assigns to reduce vehicular trips 
generated by residents and employees of the Property during peak hours.  The 
TDM program associated with this development is categorized by FCDOT as a 
‘moderate’ level of participation.   

A. Mass transit, ride-sharing, and other transportation strategies shall be 
utilized to reduce baseline trips generated from the Property during peak 
hours by a minimum of 20% prior to the opening of the Reston Town 
Center Metrorail station, and a minimum of 30% after the Reston Parkway 
Metrorail station’s opening. For purposes of this agreement, the baseline 
number of trips from which such reductions are measured shall be 
determined using the trip generation rates data published by the Institute 
of Transportation Engineers in the Trip Generation Manual, 8th Edition and 
as determined by FCDOT. Residents and employers of the Application 
Property shall be advised of this transportation strategy.  Transportation 
coordination duties shall be carried out by the Property Manager, or 
assigns. 

B. In order to meet the trip reduction goals set forth above, a TDM Plan shall 
be submitted to FCDOT for approval prior to initial site plan approval.  The 
TDM Plan shall be adopted and implemented prior to the issuance of the 
first RUP or Non-RUP.  The TDM Plan should outline the components of 
the TDM Plan and may be subsequently adjusted by mutual agreement 
between the applicant (and subsequent UOA/HOA/COA, as applicable) 
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and FCDOT.  All adjustments shall be approved by FCDOT and will not 
require an amendment to the PRCA Plan.  Any changes to the TDM Plan 
should be noted in the Annual Report described below. 

C. The following is a list of strategies, in addition to others that may be 
outlined in the TDM Plan, that shall be instituted by the applicant of the 
Application Property prior to the issuance of the first RUP or Non-RUP, 
whichever is first: 

(1) Designate an individual (such as property management staff and/or 
residential association representative) to act as the transportation 
coordinator (“TC”) for the Property, who shall be responsible to 
implement the TDM strategies for the entire Property, with on-going 
coordination with FCDOT.  The applicant shall provide written 
notice to FCDOT within 10 days of the designation of the TC and 
thereafter within 10 days of any change in said designation. 

(2) Provide Metro maps, schedules, and forms; information on the 
Fairfax County Ride Share Program; and information on other 
relevant transit options available to owners/tenants either in a 
newsletter to be published on a regular basis and not fewer than 
four times per calendar year in the event that a website for the 
Application Property is not established.  If the Applicant elects to 
establish a website for the project it shall include links to the 
commuter information listed above. 

(3) The TDM program shall be continued by a Condominium Owners 
Association (“COA”) in the event of a condominium conversion.   

D. One year following build-out of the Property and, if the survey described 
above reveals that the trip reduction goals are not being met, every three 
years thereafter, the Transportation Coordinator will administer a survey of 
residents and office workers on the Application Property.  For purposes of 
this TDM agreement, build-out of the Application Property shall be 
deemed to occur upon when 80% of the RUPs and Non-RUPs have been 
issued. The survey shall include, at a minimum, details regarding the 
number of times per week the resident commutes, the mode of 
transportation for commuting purposes, and his or her work destination 
and shall be approved by FCDOT prior to distribution. 

E. One year following build-out of the Property and, if the survey described 
above reveals that the trip reduction goals are not being met, every year 
thereafter, the effectiveness of the TDM strategies shall be evaluated and 
reported to FCDOT until three successive annual reports indicate that the 
trip reduction goals are being met.  The TC shall submit to FCDOT a 
report describing the previous year’s TDM strategic efforts and the 
effectiveness of the TDM program in reaching trip reduction goals.  The 
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report shall be submitted to FCDOT no later than April 15th of each year, 
unless a later date is approved by the County. The TC shall coordinate 
draft survey materials and the methodology for conducting traffic counts 
with FCDOT prior to each year’s count, as applicable. If in any year the 
annual report is not received by April 15th, the Applicant will be subject to a 
TDM Remedy Fund payment of $75 per day in arrears beginning with the 
first day of non-submission, provided that the County shall first give the 
applicant notice of such failure to report and a reasonable time to cure the 
same. 

F. If the applicant based on the most recent report is not achieving the trip 
reduction goals, the applicant shall establish a separate, interest-bearing 
account referred to herein as the "TDM Remedy Fund." All interest earned 
on moneys deposited in the TDM Remedy Fund shall be added to the 
principal of the TDM Remedy Fund and used for TDM Remedy Fund 
purposes. Within 30 days after the issuance of the first RUP for the 
Property, or if the applicant’s shuttle service is discontinued and the trip 
reduction goals are not being met, the applicant shall make a one-time 
contribution of $0.20 per square foot of commercial, excluding retail, and 
$0.10 per square foot of residential to the TDM Remedy Fund. Moneys 
from the TDM Remedy Fund shall be drawn on by the applicant/successor 
or COA only for purposes of immediate need of TDM funding and may be 
drawn upon prior to any TDM Budget adjustments. 

G. As part of the reporting process required by Paragraph E, the applicant 
shall measure actual trip generation of the Property in order to evaluate 
the success of meeting the trip reduction objectives set forth in 
subparagraph A, above. 

(1) Peak hour vehicular traffic counts shall be conducted during the 
highest peak traffic period (AM or PM, whichever is highest) (“Peak 
Hour Trips”) of the adjacent streets over two days, within a 
maximum two week period, at a time of year that reflects typical 
travel demand conditions (e.g., September to May - and not during 
holiday weeks, on Mondays or Fridays, or when public schools are 
not in session.)   

Residents and employees shall not be notified in advance of the 
days or times that these counts will be taken. 

The applicant shall notify and get approval from FCDOT on the trip 
count methodology in advance of the dates that the counts are to 
be undertaken. 

(2) The results of the trip generation analyses above shall be 
compared to the baseline trip generation referenced in 
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subparagraph A above to determine if the reduction goals have 
been met.   

(3) In the event the traffic counts reveal that the reduction goals have 
not been met, then the applicant shall continue to implement the 
TDM strategies in place and no adjustments to the program or 
penalties are required.   

(4) If applicable, the first time traffic counts that are conducted in 
accordance with subparagraph G(1) above reveal that the baseline 
trip reduction has not been met, the TC shall request a meeting 
with FCDOT within thirty  days after the completion of the traffic 
counts to review the results of that report and the TDM strategies 
then in place for the Property. The TC shall be responsible to 
design and implement a strategy that is intended to bring baseline 
peak hour trip reductions to the percentage listed in subparagraph 
A. The applicant shall submit any revisions to the TDM Plan to 
FCDOT within thirty  days following this meeting.  

(5) In the event that subsequent annual traffic counts conducted in 
accord with subparagraph G(1) above reveal that the baseline trip 
reductions have not been met, then the TC shall draw upon the 
Remedy Fund (if then existing) based on the following scale: 

 

(6) Monies from the Remedy Fund should be used to enhance the 
TDM program in order to meet the stated goals.    

H. If three consecutive annual trip counts conducted in accord with 
subparagraph G(1) above reveal that the trip reduction thresholds are met 
after build-out of the Property as defined herein, then additional trip counts 
shall be conducted on the third anniversary if requested by the County to 
confirm that the trip reduction goals are still being met, or less (including 
elimination of this requirement) if it is determined by FCDOT that fewer 
counts are necessary to indicate continued compliance.  If such report 
indicates continued compliance with the trip reduction goals, then no 
further trip counts will be required unless the programmatic elements of 
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the TDM Program are changed.  Further, upon such event, only annual 
reports detailing the programmatic elements in place and yearly TDM 
expenditure assessment and/or survey results will be required. 

I. If subsequent trip counts reveal that the trip reduction thresholds are not 
being met, then the annual counts, surveys, and reports shall again be 
required as described in subparagraphs D, E, G(1), and G(5), until such 
time as three consecutive trip counts reveal that the trip reduction 
thresholds are met. 

Urban Design 

28. The quality, character and massing of all the buildings shown in the PRCA Plan 
shall be in substantial conformance with the illustrative architectural elevation 
drawings, perspectives and cross sections shown on Sheets 25-35 of the PRCA 
Plan.  Modifications may be permitted and may not require an amendment to the 
PRCA Plan provided the changes are in substantial conformance with the quality, 
character and massing set forth on Sheets 25-35 of the PRCA Plan as 
determined by the Zoning Administrator.   

29. The applicant shall provide a residential amenity plaza and a retail plaza in 
substantial conformance with sheets 36-38 of the PRCA Plan.  The retail plaza 
shall be accessible to visitors and guests, at a minimum, between the hours of 
7:00 a.m. and 10:00 p.m., provided that nothing herein shall prevent the applicant 
from installing security features such as fences, gates or similar facilities to 
separate quasi-public areas from private resident amenities.   The applicant 
reserves the right to install temporary or permanent canopies in the plazas, which 
areas covered by the canopies shall not be counted against GFA and such 
installation shall not require a PRC plan amendment.  Modifications may be 
permitted and may not require an amendment to the PRCA Plan provided the 
changes are in substantial conformance with the quality and character set forth 
on Sheets 36-38 of the PRCA Plan as determined by the Zoning Administrator.   

30. Use of exterior insulation and finishing system (“EIFS”) materials and vinyl siding 
for exterior cladding is prohibited.   

31. Notwithstanding the notes accompanying the Building Data Chart on Sheet 2 of 
the PRCA Plan, land uses, gross floor area and building heights shall be 
substantially conform to the Building Data Chart.  No transfer of density and no 
modifications of building height may be permitted unless via the minor 
modification process outlined in Sect. 16-203 of the Zoning Ordinance.  Building 
Heights shall be exclusive of those structures that are excluded from the 
maximum height regulations as set forth in Section 2-506 of the Zoning 
Ordinance, including, for example, penthouses and other rooftop structures used 
for common amenity space, exercise rooms, meeting rooms and similar facilities.  
Such penthouses and other rooftop structures permitted under Section 2-506 of 
the Zoning Ordinance may be constructed to a height 20 feet from the roof level 
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of the top floor of the building below to the top of the penthouse/rooftop structure 
roof.  All building penthouses/rooftop structures shall be integrated into the 
architecture of the building below. 

32. The Property is subject to the Design Guidelines administered by the Reston 
Design and Review Board, as the same may be amended from time to time. 

33. Build-out of the Property may proceed in phases.  As such, the total area of open 
space provided at any given phase of development shall not be required to be 
equivalent to the 20 percent overall open space required at project completion; 
provided that the total combined open space at the completion of all development 
shall satisfy the overall open space requirement as shown on the PRCA Plan. 

34. The permitted principal uses shall not result in any additional buildings beyond 
those represented on the PRCA Plan.  However, the applicant reserves the right 
to establish Group 8 Temporary Uses, including the hosting of special events on 
the plazas and construction and sales/marketing trailers on an interim basis all 
without the necessity of an amendment to the PRCA Plan if such do not alter the 
limits of clearing and grading. 

35. The applicant shall be permitted to operate up to 10 movable carts, which shall 
be defined as temporary, transportable kiosks that serve a retail purpose.  Each 
kiosk/cart shall be no more than 120 square feet.  Said carts may be located 
within plaza areas and garage areas, as determined by the applicant, provided 
that, cumulatively, said carts do not negatively affect streetscape views and do 
not interfere with pedestrian movements or safety.   

Public Art 

36. 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 site.  The applicant shall make the final selection of 
the public art features and their location based on recommendations from IPAR 
and shall incorporate such features into the development prior to issuance of a 
Non-RUP for the building that includes such public art.   

Landscaping 

37. All landscaping on site shall conform to Article 13 of the Zoning Ordinance, 
Chapter 122 of the Fairfax County Code, and the Public Facilities Manual (PFM), 
as amended per the date of the Board of Supervisors’ approval of this PRCA 
Plan.   

38. The applicant shall provide interior parking lot landscaping as required by the 
Zoning Ordinance.  To promote tree survivability, the applicant shall seek to 
satisfy the interior parking lot landscaping requirements for all exposed parking 
surfaces, including the top level of Building B’s parking structures, generally as 
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shown on Sheet 12 of the PRCA Plan.  This manner of satisfying the applicable 
Zoning Ordinance provisions shall be subject to the review and approval of the 
Department of Public Works and Environmental Services (DPWES).   

39. All planting sites above garage and retail spaces shall provide a minimum of 36 
inches in soil depth.  For any trees classified as Category III or IV trees in the 
PFM, such plantings shall also meet the soil volume requirements specified in 
Condition 42 below. 

40. The first and all subsequent submissions of the site plan shall include a 
landscape plan that is in substantial conformance with the landscape plan 
approved with the PRCA Plan, subject to revision as may be necessary for the 
installation of utilities, to be reviewed and approved by UFMD.  Notwithstanding 
what may be shown in planting details included in the approved PRCA Plan, the 
applicant shall use structural cells, or other solutions acceptable to the UFMD to 
provide planting sites meeting the following specifications if planting areas do not 
otherwise meet the PFM requirements. 

A. A minimum of four feet open surface width and 16 square feet open 
surface area provided for Category I, III and IV trees, as indicated in PFM 
Table 12.17;  

B. A minimum of two feet open surface width and four square feet open 
surface area provided for Category II trees, as indicated in PFM Table 
12.17;  

C. A minimum of 36 inches of soil depth;  
D. Rooting area a minimum of eight feet wide, which may be achieved below 

permeable paved surfaces using structural cell or other technology 
acceptable to UFMD;  

E. Soil volume for Category III and IV trees, as indicated in PFM Table 12.17, 
shall be a minimum of 700 cubic feet per tree for single trees.  For two 
trees planted in a contiguous planting area, a total soil volume of at least 
1200 cubic feet shall be provided.  For three trees or more planted in a 
contiguous area, the soil volume shall equal at least 500 cubic feet per 
tree; and,   

F. Soil in planting sites shall be as specified in planting notes to be included 
in site plans reviewed and approved by UFMD. 

G. Applicant shall contact UFM (703-324-1770) at least 3 business days prior 
to installation of trees, and provide an opportunity for UFM staff to verify 
conformance with these requirements. 
 

41. Notwithstanding the details shown in the approved PRCA Plan, the use of 
structural soils shall be prohibited on the subject properties. 
 

42. All plantings for the residential amenity courtyard shall provide adequate soil area 
and depth for the proposed plantings.  Planting designs that can achieve long-
term health and functionality may be reviewed and approved by UFMD.  Such 
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strategies may include, but not be limited to, planting trees in large containers or 
planting multiple trees within a contiguous area for more efficient use of soil. 

Stormwater Management 

43. The applicant shall provide stormwater management (SWM) and best 
management practices (BMPs) facilities in accordance with the Public Facilities 
Manual and in substantial conformance with the PRCA Plan, unless waived or 
modified by DPWES.   

Parking 

44. Parking shall conform to the parking requirements of Article 11 of the Fairfax 
County Zoning Ordinance, as determined by DPWES, for the uses established 
on the Property. 

A. Parking for the buildings shown on the PRCA Plan shall be in parking 
structures generally as shown on Sheet 13 of the PRCA Plan.  The 
applicant reserves the right to modify the parking layout without requiring a 
PRC Plan amendment, provided the parking for the uses is in compliance 
with Article 11 and Sect. 16-203 of the Zoning Ordinance.   

B. Should the development occur in multiple phases, parking will be 
constructed in phases as buildings are developed.  As development and 
parking construction is phased, the applicant reserves the right to provide 
parking in excess of the minimum required per the PRCA Plan. 

C. At time of each site plan following the establishment of the first use, the 
applicant shall demonstrate how the parking requirement for the existing 
uses will be satisfied during construction, and the applicant shall be 
permitted to use valet, stacked and off-site parking arrangements during 
such periods of construction, as reasonably approved by the Fairfax 
County Department of Transportation. 

45. As shown on Sheets 33 and 34 of the PRCA Plan, the applicant shall use 
architectural treatments to screen a substantial portion of the above-grade 
portions of each parking structure from view along Reston Parkway.  Any 
material deviation from that shown on the PRCA Plan shall be subject to 
administrative review by the Planning Commission. 

46. The applicant may at its sole discretion petition Fairfax County to reduce the 
required number of parking spaces on the 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 
Board of Supervisors.  Said reduction shall not require an amendment to the 
PRCA Plan.   

  



 

13 

 

Noise Mitigation 

47. Prior to the first residential building plan approval, the applicant shall provide to 
the Environment and Development Review Branch of DPZ an acoustical study 
for review and approval, in accordance with DPZ’s established guidelines for 
such study at the time of PRCA Plan approval, to assess the impact of 
transportation noise from Reston Parkway and Sunrise Valley Drive on the 
proposed development based on final site grades and future traffic volumes.  In 
order to reduce interior noise to a level of approximately 45 dBA DNL within a 
highway noise impact zone of DNL 65-70 dBA, the applicant shall employ 
acoustical treatment measures reasonably satisfactory to DPWES. 

48. Prior to the first office building plan approval, the applicant shall provide to the 
Environment and Development Review Branch of DPZ an acoustical study for 
review and approval, in accordance with DPZ’s established guidelines for such 
study at the time of PRCA Plan approval, to assess the impact of transportation 
noise from Reston Parkway and Sunrise Valley Drive on the proposed 
development based on final site grades and future traffic volumes.  In order to 
reduce interior noise to a level of approximately 50 dBA DNL within a highway 
noise impact zone of DNL 65-70 dBA, the applicant shall employ acoustical 
treatment measures reasonably satisfactory to DPWES. 

Energy Efficiency 

49. The applicant shall install, as part of initial construction of each residential 
building, Energy Star appliances in each unit constructed on the property. In 
addition, the applicant shall use reasonable efforts to incorporate sustainable 
design elements into the proposed residential building(s) to achieve energy 
efficiency and reduction in water use. In furtherance of this condition, concurrent 
with its submission of both the initial site plan and the initial building permit 
applications for each residential building, a LEED AP, who is also a professional 
engineer or licensed architect, shall submit to the Environment and Development 
Review Branch of the Department of Planning and Zoning a certification 
statement listing the sustainable features and facilities incorporated into the 
building's design. Prior to final bond release for each residential building, a LEED 
AP, who is also a professional engineer or licensed architect, shall submit to the 
Environment and Development Review Branch of the Department of Planning 
and Zoning a certification statement and documentation listing and confirming the 
sustainable features and facilities incorporated into the building.  

50. The applicant will include, as part of future building plan design submissions for 
office buildings, a list of specific credits within the version of the U.S. Green 
Building Council’s Leadership in Energy and Environmental Design - Core and 
Shell rating system (LEED®-CS) in effect at the time the office building is 
registered with the U.S. Green Building Council (USGBC), or other LEED rating 
system determined to be applicable to the building(s) by the USGBC, that the 
applicant anticipates attaining. A LEED-accredited professional (LEED-AP) who 
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is also a professional engineer or licensed architect will provide certification 
statements at both the time of site plan review and the time of building plan 
review confirming that the items on the list will meet at least the minimum number 
of credits necessary to attain LEED Silver certification of the building(s) shown on 
such plans. 

A. In addition, prior to building plan approval, the applicant will designate the 
Chief of the Environment and Development Review Branch of the 
Department of Planning and Zoning as a team member in the USGBC’s 
LEED Online system. This team member will have privileges to review the 
project status and monitor the progress of all documents submitted by the 
project team, but will not be assigned responsibility for any LEED credits 
and will not be provided with the authority to modify any documentation or 
paperwork. 

B. Prior to building plan approval for an office building, the applicant will 
submit, to the Environment and Development Review Branch of DPZ, 
documentation from the USGBC demonstrating that LEED Silver 
precertification under the Core and Shell program has been attained for 
that building. Prior to release of the bond for the office building, the 
applicant shall provide documentation to the Environment and 
Development Review Branch of DPZ demonstrating the status of 
attainment of LEED Certification from the USGBC for the building. 

C. As an alternative to the actions outlined in the above paragraphs, or if the 
applicant fails to attain LEED Silver precertification prior to building plan 
approval, the applicant will post, for each building, a “green building 
escrow,” in the form of cash or a letter of credit from a financial institution 
acceptable to DPWES as defined in the Public Facilities Manual, in the 
amount of ($2/sq. ft.). This escrow will be in addition to and separate from 
other bond requirements and will be released upon demonstration of 
attainment of certification, by the USGBC, under the version of the 
LEEDCS rating system in effect at the time the office building is registered 
with the USGBC or other LEED rating system determined, by the USGBC, 
to be applicable to the office building. The provision to the Environment 
and Development Review Branch of DPZ of documentation from the 
USGBC that the office building has attained LEED certification will be 
sufficient to satisfy this commitment. 

D. If the applicant provides to the Environment and Development Review 
Branch of DPZ, within eighteen months of issuance of the final Non-RUP 
for the building, documentation demonstrating that LEED certification for 
the building has not been attained but that the building has been 
determined by the USGBC to fall within three points of attainment of LEED 
certification, 50% of the escrow will be released to the applicant; the other 
50% will be released to Fairfax County and will be posted to a fund within 
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the county budget supporting implementation of county environmental 
initiatives. 

E. If the applicant fails to provide, within eighteen months of issuance of the 
final Non-RUP for the building, documentation to the Environment and 
Development Review Branch of DPZ demonstrating attainment of LEED 
certification or demonstrating that the building has fallen short of LEED 
certification by three points or less, the entirety of the escrow for that 
building will be released to Fairfax County and will be posted to a fund 
within the county budget supporting implementation of county 
environmental initiatives. 

F. If the applicant provides documentation from the USGBC demonstrating, 
to the satisfaction of the Environment and Development Review Branch of 
DPZ, that USGBC completion of the review of the LEED certification 
application has been delayed through no fault of the applicant, the 
applicant’s contractors or subcontractors, the time frame may be extended 
as determined appropriate by the Zoning Administrator, and no release of 
escrowed funds shall be made to the Owner or to the County during the 
extension. 

The above proposed conditions are staff recommendations and do not reflect the 
position of the Board of Supervisors unless and until adopted by that Board. 

 
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.  The applicant shall be himself responsible for obtaining the 
required Residential and Non-Residential Use Permits through established procedures. 











































































































 

 
 GLOSSARY 
 This Glossary is provided to assist the public in understanding 
 the staff evaluation and analysis of development proposals. 
 It should not be construed as representing legal definitions. 
 Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan 
 or Public Facilities Manual for additional information. 
 
ABANDONMENT:  Refers to road or street abandonment, an action taken by the Board of Supervisors, usually through the public hearing 
process, to abolish the public's right-of-passage over a road or road right-of way.  Upon abandonment, the right-of-way automatically 
reverts to the underlying fee owners.  If the fee to the owner is unknown, Virginia law presumes that fee to the roadbed rests with the 
adjacent property owners if there is no evidence to the contrary. 
 
ACCESSORY DWELLING UNIT (OR APARTMENT):  A secondary dwelling unit established in conjunction with and clearly subordinate to 
a single family detached dwelling unit.  An accessory dwelling unit may be allowed if a special permit is granted by the Board of Zoning 
Appeals (BZA).  Refer to Sect. 8-918 of the Zoning Ordinance. 
 
AFFORDABLE DWELLING UNIT (ADU) DEVELOPMENT:  Residential development to assist in the provision of affordable housing for 
persons of low and moderate income in accordance with the affordable dwelling unit program and in accordance with Zoning Ordinance 
regulations.  Residential development which provides affordable dwelling units may result in a density bonus (see below) permitting the 
construction of additional housing units.  See Part 8 of Article 2 of the Zoning Ordinance. 
 
AGRICULTURAL AND FORESTAL DISTRICTS:  A land use classification created under Chapter 114 or 115 of the Fairfax County Code 
for the purpose of qualifying landowners who wish to retain their property for agricultural or forestal use for use/value taxation pursuant to 
Chapter 58 of the Fairfax County Code. 
 
BARRIER:  A wall, fence, earthen berm, or plant materials which may be used to provide a physical separation between land uses.  Refer 
to Article 13 of the Zoning Ordinance for specific barrier requirements. 
 
BEST MANAGEMENT PRACTICES (BMPs):  Stormwater management techniques or land use practices that are determined to be the 
most effective, practicable means of preventing and/or reducing the amount of pollution generated by nonpoint sources in order to improve 
water quality. 
 
BUFFER:  Graduated mix of land uses, building heights or intensities designed to mitigate potential conflicts between different types or 
intensities of land uses;  may also provide for a transition between uses.  A landscaped buffer may be an area of  open, undeveloped land 
and may include a combination of fences, walls, berms, open space and/or landscape plantings.  A buffer is not necessarily coincident  
with transitional screening. 
 
CHESAPEAKE BAY PRESERVATION ORDINANCE:  Regulations which the State has mandated must be adopted to protect the 
Chesapeake Bay and its tributaries.   These regulations must be incorporated into the comprehensive plans, zoning ordinances and 
subdivision ordinances of the affected localities.  Refer to Chesapeake Bay Preservation Act, Va. Code Section 10.1-2100 et seq and VR 
173-02-01, Chesapeake Bay Preservation Area Designation and Management Regulations. 
 
CLUSTER DEVELOPMENT:  Residential development in which the lots are clustered on a portion of a site so that significant 
environmental/historical/cultural resources may be preserved or recreational amenities provided.  While smaller lot sizes are permitted in a 
cluster subdivision to preserve open space, the overall density cannot exceed that permitted by the applicable zoning district.  See 
Sect. 2-421 and Sect. 9-615 of the Zoning Ordinance. 
 
COUNTY 2232 REVIEW PROCESS:  A public hearing process pursuant to Sect. 15.2-2232 (Formerly Sect. 15.1-456) of the Virginia Code 
which is used to determine if a proposed public facility not shown on the adopted Comprehensive Plan is in substantial accord with the 
plan.  Specifically, this process is used to determine if the general or approximate location, character and extent of a proposed facility is in 
substantial accord with the Plan. 
 
dBA:  The momentary magnitude of sound weighted to approximate the sensitivity of the human ear to certain frequencies; the dBA value 
describes a sound at a given instant, a maximum sound level or a steady state value.  See also Ldn. 
 
DENSITY:  Number of dwelling units (du) divided by the gross acreage (ac) of a site being developed in residential use; or, the number of 
dwelling units per acre (du/ac) except in the PRC District when density refers to the number of persons per acre. 
 
DENSITY BONUS:  An increase in the density otherwise allowed in a given zoning district which may be granted under specific provisions 
of the Zoning Ordinance when a developer provides excess open space, recreation facilities, or affordable dwelling units (ADUs), etc. 
 
DEVELOPMENT CONDITIONS:  Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of 
Zoning Appeals (BZA) in connection with approval of a special exception, special permit or variance application or rezoning application in 
a "P" district.  Conditions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with 
the Zoning Ordinance and/or conformance with the Comprehensive Plan.  For example, development conditions may regulate hours of 
operation, number of employees, height of buildings, and intensity of development. 
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DEVELOPMENT PLAN:  A graphic representation which depicts the nature and character of the development proposed for a specific land 
area: information such as topography, location and size of proposed structures, location of streets trails, utilities, and storm drainage are 
generally included on a development plan.  A development plan is s submission requirement for rezoning to the PRC District.  A 
GENERALIZED DEVELOPMENT PLAN (GDP) is a submission requirement for a rezoning application for all conventional zoning districts 
other than a P District.  A development plan submitted in connection with a special exception (SE) or special permit (SP) is generally 
referred to as an SE or SP plat.  A CONCEPTUAL DEVELOPMENT PLAN (CDP) is a submission requirement when filing a rezoning 
application for a P District other than the PRC District; a CDP characterizes in a general way the planned development of the site.  A 
FINAL DEVELOPMENT PLAN (FDP) is a submission requirement following the approval of a conceptual development plan and rezoning 
application for a P District other than the PRC District; an FDP further details the planned development of the site.   See Article 16 of the 
Zoning Ordinance. 
 
EASEMENT:  A right to or interest in property owned by another for a specific and limited purpose.  Examples: access easement, utility 
easement, construction easement, etc.  Easements may be for public or private purposes. 
 
ENVIRONMENTAL QUALITY CORRIDORS (EQCs):  An open space system designed to link and preserve natural resource areas, 
provide passive recreation and protect wildlife habitat.  The system includes stream valleys, steep slopes and wetlands.  For a complete 
definition of EQCs, refer to the Environmental section of the Policy Plan for Fairfax County contained in Vol. 1 of the Comprehensive Plan. 
 
ERODIBLE SOILS:  Soils that wash away easily, especially under conditions where stormwater runoff is inadequately controlled.  Silt and 
sediment are washed into nearby streams, thereby degrading water quality. 
 
FLOODPLAIN:  Those land areas in and adjacent to streams and watercourses subject to periodic flooding; usually associated with 
environmental quality corridors.  The 100 year floodplain drains 70 acres or more of land and has a one percent chance of flood 
occurrence in any given year. 
 
FLOOR AREA RATIO (FAR):  An expression of the amount of development intensity (typically, non-residential uses) on a specific parcel 
of land.  FAR is determined by dividing the total square footage of gross floor area of buildings on a site by the total square footage of the 
site itself. 
 
FUNCTIONAL CLASSIFICATION:  A system for classifying roads in terms of the character of service that individual facilities are providing 
or are intended to provide, ranging from travel mobility to land access.  Roadway system functional classification elements include 
Freeways or Expressways which are limited access highways, Other Principal (or Major) Arterials, Minor Arterials, Collector Streets, and 
Local Streets.  Principal arterials are designed to accommodate travel; access to adjacent properties is discouraged.  Minor arterials are 
designed to serve both through traffic and local trips.  Collector roads and streets link local streets and properties with the arterial network. 
 Local streets provide access to adjacent properties. 
 
GEOTECHNICAL REVIEW:  An engineering study of the geology and soils of a site which is submitted to determine the suitability of a site 
for development and recommends construction techniques designed to overcome development on problem soils, e.g., marine clay soils. 
 
HYDROCARBON RUNOFF:  Petroleum products, such as motor oil, gasoline or transmission fluid deposited by motor vehicles which are 
carried into the local storm sewer system with the stormwater runoff, and ultimately, into receiving streams; a major source of non-point 
source pollution.  An oil-grit separator is a common hydrocarbon runoff reduction method. 
 
IMPERVIOUS SURFACE:  Any land area covered by buildings or paved with a hard surface such that water cannot seep through the 
surface into the ground. 
 
INFILL:  Development on vacant or underutilized sites within an area which is already mostly developed in an established development 
pattern or neighborhood. 
 
INTENSITY:  The magnitude of development usually measured in such terms as density, floor area ratio, building height, percentage of 
impervious surface, traffic generation, etc.  Intensity is also based on a comparison of the development proposal against environmental 
constraints or other conditions which determine the carrying capacity of a specific land area to accommodate development without 
adverse impacts. 
 
Ldn:  Day night average sound level.  It is the twenty-four hour average sound level expressed in A-weighted decibels;  the measurement 
assigns a "penalty" to night time noise to account for night time sensitivity.  Ldn represents the total noise environment which varies over 
time and correlates with the effects of noise on the public health, safety and welfare. 
 
LEVEL OF SERVICE (LOS):  An estimate of the effectiveness of a roadway to carry traffic, usually under anticipated peak traffic 
conditions.  Level of Service efficiency is generally characterized by the letters A through F, with LOS-A describing free flow traffic 
conditions and LOS-F describing jammed or grid-lock conditions. 
 
MARINE CLAY SOILS:  Soils that occur in widespread areas of the County generally east of Interstate 95.  Because of the abundance of 
shrink-swell clays in these soils, they tend to be highly unstable.  Many areas of slope failure are evident on natural slopes.  Construction 
on these soils may initiate or accelerate slope movement or slope failure.  The shrink-swell soils can cause movement in structures, even 
in areas of flat topography, from dry to wet seasons resulting in cracked foundations, etc.  Also known as slippage soils. 
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OPEN SPACE:  That portion of a site which generally is not covered by buildings, streets, or parking areas.  Open space is intended to 
provide light and air; open space may be function as a buffer between land uses or for scenic, environmental, or recreational  purposes. 
 
OPEN SPACE EASEMENT:  An easement usually granted to the Board of Supervisors which preserves a tract of land in open space for 
some public benefit in perpetuity or for a specified period of time.  Open space easements may be accepted by the Board of Supervisors, 
upon request of the land owner, after evaluation under criteria established by the Board.  See Open Space Land Act, Code of Virginia, 
Sections 10.1-1700, et seq. 
 
P DISTRICT:  A "P" district refers to land that is planned and/or developed as a Planned Development Housing (PDH) District, a Planned 
Development Commercial (PDC) District or a Planned Residential Community (PRC) District.  The PDH, PDC and PRC Zoning Districts 
are established to encourage innovative and creative design for land development; to provide ample and efficient use of open space; to 
promote a balance in the mix of land uses, housing types, and intensity of development; and to allow maximum flexibility in order to 
achieve excellence in physical, social and economic planning and development of a site.  Refer to Articles 6 and 16 of the Zoning 
Ordinance. 
 
PROFFER:  A written condition, which, when offered voluntarily by a property owner and accepted by the Board of Supervisors in a 
rezoning action, becomes a legally binding condition which is in addition to the zoning district regulations applicable to a specific property. 
 Proffers are submitted and signed by an owner prior to the Board of Supervisors public hearing on a rezoning application and run with the 
land.  Once accepted by the Board, proffers may be modified only by a proffered condition amendment (PCA) application or other zoning 
action of the Board and the hearing process required for a rezoning application applies.  See Sect. 15.2-2303 (formerly 15.1-491) of the 
Code of Virginia. 
 
PUBLIC FACILITIES MANUAL (PFM):  A technical text approved by the Board of Supervisors containing guidelines and standards which 
govern the design and construction of site improvements incorporating applicable Federal, State and County Codes, specific standards of 
the Virginia Department of Transportation and the County's Department of Public Works and Environmental Services. 
 
RESOURCE MANAGEMENT AREA (RMA):  That component of the Chesapeake Bay Preservation Area comprised of lands that, if 
improperly used or developed, have a potential for causing significant water quality degradation or for diminishing the functional value of 
the Resource Protection Area.  See Fairfax County Code, Ch. 118, Chesapeake Bay Preservation Ordinance. 
 
RESOURCE PROTECTION AREA (RPA):  That component of the Chesapeake Bay Preservation Area comprised of lands at or near the 
shoreline or water's edge that have an intrinsic water quality value due to the ecological and biological processes they perform or are 
sensitive to impacts which may result in significant degradation of the quality of state waters.  In their natural condition, these lands 
provide for the removal, reduction or assimilation of sediments from runoff entering the Bay and its tributaries, and minimize the adverse 
effects of human activities on state waters and aquatic resources.  New development is generally discouraged in an RPA.  See Fairfax 
County Code, Ch. 118, Chesapeake Bay Preservation Ordinance. 
 
SITE PLAN:  A detailed engineering plan, to scale, depicting the development of a parcel of land and containing all information required 
by Article 17 of the Zoning Ordinance.  Generally, submission of a site plan to DPWES for review and approval is required for all 
residential, commercial and industrial development except for development of single family detached dwellings.  The site plan is required 
to assure that development complies with the Zoning Ordinance. 
 
SPECIAL EXCEPTION (SE) / SPECIAL PERMIT (SP):  Uses, which by their nature, can have an undue impact upon or can be 
incompatible with other land uses and therefore need a site specific review.  After review, such uses may be allowed to locate within given 
designated zoning districts if appropriate and only under special controls, limitations, and regulations.  A special exception is subject to 
public hearings by the Planning Commission and Board of Supervisors with approval by the Board of Supervisors; a special permit 
requires a public hearing and approval by the Board of Zoning Appeals.  Unlike proffers which are voluntary, the Board of Supervisors or 
BZA may impose reasonable conditions to assure, for example, compatibility and safety.  See Article 8, Special Permits and Article 9, 
Special Exceptions, of the Zoning Ordinance. 
 
STORMWATER MANAGEMENT:  Engineering practices that are incorporated into the design of a development in order to mitigate or 
abate adverse water quantity and water quality impacts resulting from development.  Stormwater management systems are designed to 
slow down or retain runoff to re-create, as nearly as possible, the pre-development flow conditions. 
 
SUBDIVISION PLAT:  The engineering plan for a subdivision of land submitted to DPWES for review and approved pursuant to Chapter 
101 of the County Code. 
 
TRANSPORTATION DEMAND MANAGEMENT (TDM):  Actions taken to reduce single occupant vehicle automobile trips or actions taken 
to manage or reduce overall transportation demand in a particular area. 
 
TRANSPORTATION SYSTEM MANAGEMENT (TSM) PROGRAMS:  This term is used to describe a full spectrum of actions that may be 
applied to improve the overall efficiency of the transportation network.  TSM programs usually consist of low-cost alternatives to major 
capital expenditures, and may include parking management measures, ridesharing programs, flexible or staggared work hours, transit 
promotion or operational improvements to the existing roadway system.  TSM includes Transportation Demand Management (TDM) 
measures as well as H.O.V. use and other strategies associated with the operation of the street and transit systems. 
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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 
ADU 
ARB 
BMP 
BOS 
BZA 
COG 
CBC 
CDP 
CRD 
DOT 
DP 
DPWES 
DPZ 
DU/AC 
EQC 
FAR 
FDP 
GDP 
GFA 
HC 
HCD 
LOS 
Non-RUP 
OSDS 
PCA 
PD 
PDC 

 

Agricultural & Forestal District 
Affordable Dwelling Unit 
Architectural Review Board 
Best Management Practices 
Board of Supervisors 
Board of Zoning Appeals 
Council of Governments 
Community Business Center 
Conceptual Development Plan 
Commercial Revitalization District 
Department of Transportation 
Development Plan 
Department of Public Works and Environmental Services 
Department of Planning and Zoning 
Dwelling Units Per Acre 
Environmental Quality Corridor 
Floor Area Ratio 
Final Development Plan 
Generalized Development Plan 
Gross Floor Area 
Highway Corridor Overlay District 
Housing and Community Development 
Level of Service 
Non-Residential Use Permit 
Office of Site Development Services, DPWES 
Proffered Condition Amendment 
Planning Division 
Planned Development Commercial 
 
 

PDH 
PFM 
PRC 
RC 
RE 
RMA 
RPA 
RUP 
RZ 
SE 
SEA 
SP 
TDM 
TMA 
TSA 
TSM 
UP & DD 
VC 
VDOT 
VPD 
VPH 
WMATA 
WS 
ZAD 
ZED 
ZPRB 
 
 

Planned Development Housing 
Public Facilities Manual 
Planned Residential Community 
Residential-Conservation  
Residential Estate  
Resource Management Area 
Resource Protection Area 
Residential Use Permit 
Rezoning 
Special Exception 
Special Exception Amendment 
Special Permit 
Transportation Demand Management 
Transportation Management Association 
Transit Station Area 
Transportation System Management 
Utilities Planning and Design Division, DPWES 
Variance 
Virginia Dept. of Transportation 
Vehicles Per Day 
Vehicles per Hour 
Washington Metropolitan Area Transit Authority 
Water Supply Protection Overlay District 
Zoning Administration Division, DPZ 
Zoning Evaluation Division, DPZ 
Zoning Permit Review Branch 
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