APPLICATION ACCEPTED: March 4, 2011
PLANNING COMMISSION: May 9, 2013
BOARD OF SUPERVISORS: TBD

County of Fairfax, Virginia

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 j

Excellence * Innovation * Stewardship Phone 703-324-1290 FAX 703-324-3924 “;—E‘;‘;‘:';;.‘E

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



http://www.fairfaxcounty.gov/dpz

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.

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




Planned Residential Community
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Applicant:
Accepted:
Proposed:

Area:

Located:

Zoning:

Plan Area:

Map Ref Num:

JBG/RIC, L.L.C. AND RIC RETAIL, L.L.C

2/23/2011
MIXED USE
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SHEET INDEX

1. COVER SHEET

2. GEMERAL NOTES AND DETALS
3. GENERAL NOTES AND DETALS
4
5,
6.
7.

. EXISTING CONDITIONS & DEMOLITION PLAN
. EXISTING %“DNS & DEMOUTION PLAN

™
2
PRCA B-846
COVER SHEET
RESTON HEIGHTS
RESTON SECTION 40 BLOCKS 1C & 1D
CL=

FAIRFAX COUNTY. VIRGINIA
NA

HUNTER MILL DISTRICT

OWNER/DEVELOPER,/APPLICANT }E CROUND FLOGR PLAN
ACE

JBG RIC LLC, L

4445 WILLARD AVENUE 15, PEDESTRIAN CIRCULATION PLAN
CHASE, MARYLAND 20815 16. VEMICLE CIRCULATION PLAN
FH. (240) 333-3600 17. LOADING

SCALE: AS NOTED

OWNER PARCEL 1C OWNER_PARCEL 1D D DhAmE PLipea"s PRORLE

23, ZONING CORRESPONDENCE
IBG RIC LLC, RIC RETAIL LLC, 25, ZONING CORRESPONDENCE —
4445 WILLARD AVENUE 4445 WILLARD AVENUE 25— 44, SUPPLEMENTAL ARCHITECTURAL INFORMATION SHEETS
CHEVY CHASE, MARYLAND 20815 CHEVY CHASE, MARYLAND 20815
FH (240) X33-3000 PH (240) 333-3800
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LEED CERTIFICATION NOTE:
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1. A COMPLETE OUTFALL ANALYSIS SHALL BE PROVIDED WATH THE FINAL SITE
PLAN TO ENSURE THAT RUNCFF FROM THE STE 15 ADECUATELY CONVEYED TO
THE DOWNSTREAM FONDS.
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3 AN AGREEMENT SHALL BE MADE FOR USE OF THE OFFSITE PONDS PRIOR TO
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SUBECT PLAN, PRAC-B=848 WAS APPROVED ON JANUARY 1, J00B, WTHIN THE
STATED 2 YEAR EXPIRATION WINDOW. THEREFORE, THIS WAIVER REMAINS VALID.
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LEED CERTIFICATION LETTER
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PRCA B-846

PRC PLAN - GROUND FLOOR
RESTON HEIGHTS

RESTON SECTION 40 BLOCKS 1C & 1D

DATE

[REV.5Y| APPROVED)

DESCRPION
REVISION APPROVED BY DIVISION OF DESIGN REVIEW

DATE
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DATE: DEC. 2000 |

FAIRFAX COUNTY, VIRGINIA
ClL BA

HUNTER MILL DISTRICT
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AND BUILDINGS AS SHOWN PER THE
APPROVED PATRFAX, COUNTY APPLICKTION SEA o1-

awmm-nwwm—-

rvasion et 1 T greaees e
Preservaton Tarpet mat far] & T greaier an

Trae Fusd int]

S RS RS

o {3
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OF AN EXTSTHG SITE PRIMARLY COVERED BY

Planting Fund

W

AN i5 A FROPOSED REDEVELOPMENT
MM PARKING. THE 33,210 Y G’ E’IS“NG 'REE CANOPY |5 LOCATED PRIMARILY 0N
PARKING FSLANDS AND 15 OF MEETING THE TREE DEWUAHUI

MEDEIM TO
TARGET WILL PRECLUDE THE ABILITY TO DONS!R\H:T 'H'_ DENSITY APPROVED W
B-B4, APPROVED 0! -28—-08. DUE TO THE DENSITY THA'

TY IS REASOMABLY EXPECTED !0 INPACT THE DMSTING TREE CANOPY TO

PLAN
rsmurmmssm 1

AN EXTENT THAT uu NOT ALLGW THE EXISTING TREES TO SURMVE THE REGUIRED 10 YEARS.
THE TREE PRESERVATION TARGET IS ALLOWABLE ™
ACCORDAKCE WITH PFU SECTION 12-0508.3%

LANDECAPING HOTL
LANDSCAPIRG SHALL BE Pnuuu:o w amuce WTH me
DEVELOPMENT CONDITIONS o BE

GENERALLY AS WM BuT mcl’ o GHN!H WTH FINAL

SITE PLAM. THE FINAL PLANT SELECTION AND LOCATIONS WL

SPECFIED AT TIME OF FIMAL SITE PLAM, SUBJECT TO FARFAX COUNTY

URBAN FORESTRY MANMAGEMENT REVIEW AT THAT TIWE. THE APPLICANT

INTENDS TO SELECT SPECIES FROM THE TREE MATHIX ON SHEET 3.

'Y ww:s
+ n.aoo m] - J@M! ¥

= 616 * 5% = L941 SF,
& PROVDED WTERIDR PARKING LOT LANDSCAPMG
@ ~WTERIOR PARKING LOT LANDSCAPRG TREE

BTERCH PARKNG LOT AREA PROVIED = B TREES » 250 5 = 2000 SF,

PRCA B-846

OPEN SPACE PROVICED = 199 AC.
PERCENT OPIN SPME = 20

Y| AFPROVED]  OATE

DESCREBON

REVISION APPROVED BY DIVISION OF DESIGN REVIEW

DATE

IE

Blespenn
H
3[ddgadd
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Urhan, Lid.
TI02 Lihe River T
Pan. OLAELETS|
vt bl e

Anradale,
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|

51X

DATE: DEC., 2010

OPEN SPACE PLAN
RESTON HEIGHTS
RESTON SECTION 40 BLOCKS 1C & 1D |
HUNTER MILL DISTRICT
FAIRFAX COUNTY, VIRGINIA
CL=NA

SCALE: 1"=4tr

ts:§

|

PREL-1964
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TYPICAL PARKING SPACE DIMENSIONS

LEVEL

PLUS 7 LOADING SPACE

SUBTOTAL = 428 SPACES

FLOOR
= ELEV £470 = 222 SPACES
SUBTOTAL = 222 SPACES

UPPER LEVELS
= ELEV £491 = 214 SPACES
~ ELEV £502 = 214 SPACES

TYPICAL LOADING SPACE DIMENSIONS

(

TES:
1) PARKING SPACES WILL BE PROVIDED GENERALLY AS SHOWN. APPLICANT
VES THE RIGHT TO ADMUST THE MUMBER AND/OR LOCATION OF THE
PARKING SPACES AT TME OF FIMAL SITE PLAN, AS LOWG AS MM
NUMBER OF SPACES 15 PROVDED IN ACCORDANCE WITH ARTICLE 11 OF THE
FAIRFAX COUNTY 20MNG ORDINAMCE. APPLICANT THE RIGHT TO
A PARKING REDUCTION ™ ACCORDAMCE WITH THE FAIRFAX COUNTY
ANCE.

2} ALL PARKMNG SPACES ARE BSX1E' AND DRIVE AISLES ARE 247 WIOE UNLESS

o WISE NOTED ON THE PLAN.

3) MINMUM LOADING SPACE DMENSIONS TO MEET THE JOMING ORDINAMCE
REQUIREMENTTS ARE SHOWN O THIS SHEET.

4) THE PARKING GARAGE WILL MEET ALL THE NECESSARY ADA RECUIREMENTS
AND HC SPACE DESIGNATMONS WILL BE PROVIDED WTH THE FIMAL DESIGN.

5) THIS SHEET FOR PARKING N.FW'I'ID; ONLY. FOR PEDESTRIAN AND
VDUV AR DNTRANGES SCF SHEETS 1416

APPROVED] DATE

DESCHP TN
REVISION APPROVED BY DIVISION OF DESIGN REVIEW

DATE

— ELEV £460 = 414 SPACES
SUBTOTAL = 414 SPACES

UPPER LEVELS
= ELEV +480.5 = 230 SPACES
SUBTOTAL = 230 SPACES

CL =N&

SUBTOTAL = 163 SPACES

PRCA B-846
GARAGE LEVELS
RESTON HEIGHTS
FAIRFAX COUNTY, VIRGINIA

ECTION 40 BLOCKS 1C & 1D
HUNTER MILL DISTRICT

20000 GSF EATIHG ESTABLISHWENTS
878 TABLE SEATS (@ 1 SP./ 4 TABLE SEATS) = 210 SPACES
+ 52 BAR SEATS (8 1 SP./ 2 BAR SEATS) = 26 SPACES
+ 70 EUPL (01 5P/ 2 ENPL) = 35 SPACES
EATING ESTABUSHMENT SUBTOTAL = 280 SPACES

(@1 SP.0000 GF + 1 5°./30,000 GFF) = 22 SPACES
COMUEROAL

LR
(@28 S./1,000 GIF) = 00§ SPACES
(@ 1 SP./10,000 G5F + 1 5P./24,000 G3F) = 2 SPACES

I SCALE: 1"=100/

(91 %, /25,000 GF + 1 5,/100.000 G5F) = 6 SPACES

* PARNG REQUREMENT BASED ON SHOPPING CENTER CRITIRA . 38 RPOURED SPAGES PER CALGAATION =

: ﬁa:ﬁl RESTON S

; WIQURED = 5 SEACES
30 SURFACE SPACES PROVOED (SEE SHEET €] FPY.CO. Z0L SECTON 1-20015

oA
= 2844 TOTAL SPACES PROMDED
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NOTE: THIS SHEET IS PROVIDED TO DEMONSTRATE THE
THROUGH—-GARAGE VEHICULAR CIRCULATION WHICH
SUPPLEMENTS THE ON-GRADE CIRCULATION OPTIONS,
INTERMAL CONNECTIVITY, ALONG WITH MULTIPLE ACCESS
LOCATIONS AT SEVERAL LEVELS AND DIRECTIOMAL SIGNAGE,
WILL PROVIDE SITE USERS WITH MULTIPLE INGRESS AND
EGRESS OPTIONS, INCLUDING MEANS TO UTILIZE EITHER THE
EXISTING OR PROPOSED TRAFFIC SIGNAL ON SUNRISE
VALLEY DRIVE. SEE GARAGE LEVEL PLANS ON SHEET #13
AND VEHICULAR CIRCULATION PLAN ON SHEET #16.
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VY| \FPROWED| _DATL
REVISION APPROVED BY DIVISION OF DESIGN REVIEW

TURN LANE AND BUILDINGS AS SHOWN PER THE
APFROVED, FAIRFAY, COUNTY APPLICATION SEA 01-H-087-2
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SUNRISE VALLEY DRIVE
(PUBLIC STREET, ROUTE 320,
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PRCA B-846

SIGHT DISTANCE PLAN AND PROFILE

DATE

| APPROVED]

DESCRIFTION

REVISION APPROVED BY DIVISION OF DESIGN REVIEW

[T

Ko
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PLAN)
12-01-1
02-72-
09=27~1
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0207~
i

HUNTER MILL DISTRICT
FAIRFAX COUNTY, VIRGINIA
]

SECTION 40 BLOCKS 1C & 1D

RESTON HEIGHTS
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[~ e
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FILE No.
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VIR 14053 P et

OPINION OF ADEQUATE OUTFALL

IT 1S THE OPINION OF URBAN ENGINEERING AND ASSOCWTES THAT THE ST &
ADEQUATELY DRAINED ONSITE AND OUTFALLS ADEQUATELY TO EXISTING OFFSITE
SWMBWF F 5

LHT e

AR

TASITE

SITE[

- SECTION 17-3
oy A

m&mr}..w&

S¥-10 NARRATIVE
AL LAND DESTURBING ACTRATY FOR THS SITE WAS PERMITTED WITH FARFAX COUNTY
SITE PLAN JB001-SP-001. APPROVED MAY 4, 1999, MO ADDITIONAL LAND
DISTURBING ACTRTY BEYOWD THAT PERMITTED @Y 8001-SP-001 15 PROPOSED WITH
THIS SITE PLAN; THEREFORE AS DISCUSSED AND AGREED TO WITH FARFAX COUNTY
STAFF SW-10 RECUIREMENTS DO NOT APPLY TO THS PLAN.

DRAIMAGE ROUTINGS
DOSTING CONDITONS PROPOSED DEVELOPED
CONDITIONS.

POINT € POINT €
DA = 30.33 DA = 31.38 Ac
Q2 = 4521 cha Q2 = TAD efn
Q10 = 88.73 cfs 010 = 45.09 cfs

8 POINT B
DA = 37.14 Ae DA =83.64 Ac.
02 = 41.79 cfs a2 = 1484 ofs
010 = 8513 ofs Q10 = 10802 cfs

POINT A

DA = B6TS Ae DA = 66.7%

02 = 45.08 cfy 02 = 27.02 cfs
Q10 = 14012 cfs Q10 = 13768 cfs

Post developed runcf @ Point A
Q2 = 14821 cfs
010 = 272.08 efs

Post developed runoff © Point B

G2 = 13603 ofs

Q10 = 254,10 cfs
runcil dfferantiol betwaen Poanls A & B
08 =

Gz oA~ O 14821 ofs — 13603 cfs = 12,18 cfs
QIO @A~ QI0 @B = 27206 cfs — 25410 cfe = 17.06 cfs

Poat detention runctf © Point B
Q2 = 1484 cfy
Q10 = 108.02 cts

Fogt detention runctf @ Point &
Q2 = 14.84 cfs + 12.18 cfs = 27.02 cfs
Q10 = 10802 cfs + 17.96 cfs = 137.86 cfy

LAND USE MAP EXISTING CONDITIONS
SCALE: 1°=300

LAND USE MAP PROPOSED CONDITIONS
SCALE: |"=308

@)

1KY OUT#HI9.25 (3-900MM RCF)

URBAN ENGINEERING & ASSOC.INC.
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PROFILE OF SPILLWAY FOR MULTI-LEVEL WET POND
e

DATE:

IZE® @
126 E
-
3
124 Sg drate
i
£z
22 |
Fgﬂlnm—\ rg
IE:ID!:ATE":_P"
120
g
g : is
8 § le 52
* iy oH K
pfil BB oy
5 ke ] fecF S ;g!E
) b o g.— %
% ’§=. | = é* 32 ﬁ’gg
Jle33E FeP fp  y sted
I R B
5 ghsr e
1+000 14040
DOWKSTREAM WATER IMPOUMDIMENTS
WATER IMPOUKDMENTS DO EXIST WITHIN THE POTENTIAL IFLUENCE AREA OF THE
PROPOSED LAND ACTMTY.

1134

ERIC 5. SIEGEL, P.L. PRINCIPAL

THIS SHEET REFERENCED FROM FAIRFAX COUNTY PLAN # 8001-SP-002-2 APPROVED ON 5/4/%9

SHEET TLE

FOR INFORMATIONAL PURPOSES ONLY. Engasc’s Seot & Sgootrs

SWM NARRATIVES

MAPS & ADEQUACY
COMPUTATIONS

SHEET 22 OF 44 PREL-1964
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Bear Bir:

1 seclune herwdih copy of riisence whoped by the Boand
of Buperviscrs, ing en grasting

at its oest g
fon of Qulf Bastos, Ine, (ho. B-Bkt) to resoce
in Camurerille Digtriei fros EE-3 DMstrict to

the at
o lamd
KR Distriet.
Fary truly yours,

Etna A, Bicksler
Clark of ssid Bowrd

eul M. Johe W. P man
co M. Robart ¥, Jemtash :

COMROWEAL 19 OF VIFFOINIA
% County oF FalRFAX

4198 CHan WRSOE ROAD
F i A, RG L B

000 oeth 15th Biieet
Aclington, Vicglals
s Peception Aesndmat
A BC-LT
Dear . B,
x of the Board of Supeevisors
1004, i Bourd spprovel Special Secuk o Jewadeecs. Rabec L M-01BC1 (n
the e o cations Corpoeation, located at Ta dep 17-3 ((3)]
1€ Sex u Hezouve o Sackion 6104 of
ol o by reguirisg comdorraaos
anditionas

L b
s fctal Beomption
and,

al Memaiecs is yeanted for and nma vits the
triaved in this splicetion ard ia it Faneferanie 5 woer

3. ile Gpecial Bewgeicn Medent L granted only for the
purpose(n), structore(s) kifoc se(s) indaceted on the Special
Lo, 4 qualifisd by theee

m Tim spyeorad with the applice:

ton Memndeet. 18 mdrject Lo the provisios of
. A phin mimikted pormans. to thin
Bemrctencit.

Thls spectal
Article 17, St

al Fecapedon shall be in substantial
with the agpeoved Speclal

ontormance
Facwption Flat and them conditions,
1, onklegent on the shove soted conditions,

it procedures. and This Bpecial Breprion Anendmest sall

not be walin matil His has been sccrplisted.

CommwEALTH OF Wi
CoUNTY OF FAIRFAX
PARFAR, VIBDINIA 22030

Cetsber 11, 1973

Nr, Tenald K, Belsinger
Belninger Ine.

Dear Mr. Delwinger:

This ts to advies yom that the Fosrd of Supervisors,
eshar #, 1672, prented your

Feques| n behal

OULF REATON, IES., to persit asditiseal aign ar

1
ut its aeec!

b For sgetisl perals fo. 8PI75,
in saeenn of that which 15 parmizted,
Vary traly yours,

Oalen 0, Momacn
Tlork of said Bosrd

Fermison
L dentaes
1

T ar
on

COMMONWEALTH of VIRGINIA
DERARTMENT OF TRAXSFORTATION
T
Augest 29, 3011

Te: Ms Basbars Bedin
Uhrecter, foming Evslustion Usvision
From:  Moroen H. Malosey

Subject:  PRC-B-846-03; Resten Flrights

DATE

[REVET| APPROVED|

DESCRIPTON

A e eemeoa 1o B s mieelln oS e § mcene wlen i P preenes VOOT vrasts |

Per the wnschod Evalustion Report, VINIT has complesed e review of the wnffic ansyss

* Full mcess oeg Reawce Parkowaty b ot segported Access should be reaicred so rigs i

m righ o, omdy

* Asy Waiven or Exceptioss filed 10 purse fill scorss aloag Reston Parkway will 2ot be

approved dus s the peomimity of the Dulles Toll Road.

REVISION APFROVED BY DIVISION OF DESIGN REVIEW

AN DATH

He | DATE

otk nems

W iCrep Vg Wowag
SITE BOUNDARY SUPERIMPOSED ON DEVELOPMENT PLAN
BOUNDARY THAT THE SITE IS LOCATED IN

o
THE HIGH DENSITY RESIDENTIAL AREA

£
it aregular  masting of the Beard of Suparvigora o
Fairfas Goarty, Virginia, beld in face Lg.:hglﬂamwgh .
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Drawing Title
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Reston Heights
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S0UTH DRIVE

BUILDING A

© 06

Reston Heights- Landscape Narrative

Reston il
surrounded Valley Drive, Landa The linkages

the site,
visually pleasing approach to the urban condition.

While vegetation s a large part of the design aesthetic, the landscape design elements will also provide

locations, tilze . and creat Iiving

and

« Residential Amenity Courtyard
*  Retail Plaza and Residential Entry Court
o Streetscape

Belowis a brief overview for the above mention design spaces:

Residential Amenity Courtyard:

SUNRISE VALLEY RD

BUILDING B BUILDING C
e - BUILDING D
1 _~ "
i
l‘ ° o
\E K
W b ey ~
. ot \ RETAIL PLAZA
\[E -
" - 3 =
o0 :: = 50
B EA :
74 BULDINGA .
4 BUILDING E
(EXISTING OFFICE BUILDING)

“This space by residential o courtyard for the residents. The Strostscape:
P feet in width
seating seating, “The streetscape spaces are adjacent to Sunrise Valley Drive, South Street, and a west side lane that
' points - parallels - Th Valley Drive P 8 project
i shed and receive the The open b the Sunrise Valley Drive and the
the usera materials proposed . The
d proposed design pulls the street trees closer to the building wide i
bike parking, and vehicular v These material along
8 the
Retail Plaza/ Residential Entry: traffic. Additionally, the toand from the varying
modes of transit. the property reflective of the area
@ a events, and ith the rear of the property and
and parking. terraced into the 3 from Reston b
i andalore '""”":d " safe access to and from parking garages and lots as well as access through the parcel,
and drop of
o " d retail spaces.
phy: P

the various points of interest.

Note: Furnishi additional 38ofa3
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Precedents

Perspectives

Key Plan

Togar
(Above) Precedent image showing pool amenity space as it relates to 1
the Reston Heights proposed design. (Below) Wood decking for pool
terraces and/or residential spaces is inviting and remains cool during
the summer months.

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

2. Perspective looking southeast into residential amenity space. Residential terraces, private seating
with fire pits and a pool are features in this view.

Senior Center Vancouver, CN
Precedent image showing wooden overhead structures in relation to

seating and recreational spaces.
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Reston Heights - Suggested Materials & Furnishings

*Note:

Reston Heights

Materials

Cast in place concrete
Precast concrete pavers
Masonry unit pavers
Permeable paving systems
Bituminous pavement
Brick

Granite

Limestone

Bluestone

Other natural stone options
Metals

Landscape site materials to compliment color and character of

e @A‘.“‘“Aﬂ‘.ﬂ.

Furnishings

Bike racks

Specialty lighting

Bollards

Tree grates

Silva cell or equal paving systems
Sprayground/ water features
Trash recepticles

Public art installations

RETAIL PLAZA

architectural materials. See precedent imagery for possible
material examples. PLAN EN LARG EM ENT

sheet: 39 of 44

OLIN

PRCA B-846

March 15, 2013

oL partnerstip L

Disclaimer:
For lllustrative Purposes Only.



Precedents Perspectives

Key Plan

Director Park, Portland, OR . - - =

(Top) This image shows a multi-seasonal water feature similar to the one proposed at Reston . . . ) . . ~ N . .

Heights. 1. Perspective looking north into retail plaza space showing cafe seating, a multi-seasonal water feature and planting areas in relation to the
(Bottom) This image displays an elegant relationship between stairs and sloped walkways, while proposed retail and office spaces.

integrating a paving pattern. A similar detail is being proposed at Reston Heights.

:._;__:____-,_-ff_ =T o —

TV
L

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.

2. Birdseye perspective looking south showing the green lawn space in front of the existing office building. Cafe seating and trees both help to
define the space.

Bryant Park

Alawn panel is being proposed for the front of the existing International Center. This ETA I L LAZA
space provides long views to the proposed retail plaza and retail building frontages.
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Precedents

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

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.

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.

Reston Heights

Perspectives

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. ST R E ETS CA P E

SUNRISE VALLEY DRIVE
PRECEDENTS AND PERSPECTIVES
sheet: 42 of 44
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Reston Heights

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

Alternate Option:
Tree Grate System- see planting matrix for additional details

Reston Heights - Tree Matrix

For S Detis lesse rfer o Fifax Courty P.F-M.for requirements

Scientiic name.

Category | Deciduous Trees

Common Name
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Colummar Red Maple

Senicsbery

s

J——— Hormsesm wa s
CorsConsdnss Sopalschan s wa s
PErS—— e fingeree waw
Crtsegs eids WinerKing je— s
s carlins Sierael wa "
[————— Natcher rape e 1525
Magnols giniens Swectbay agroia wa s
Stousra pesdocameis iapacse sewaris was @

s — s — w5 w5

Category Il Deciduous Trees
Gl scanthos o s Honey Lot w0 AnDsw
gans s Bk ss e sow
[y — GadenrinTiee v ws o
Pruns e Voshno was s
Quercus petos ilowoak w4
Sophors aonic Iapiase g Tee sz s Ao

Category IV Deciduous Trees
Pltanusx cartols Londonaneree 700 a0 Ao
Qe e 03¢ e s
Quereus bicolr Swamp e sk e sw omsow
Qrcusshumare Shumardfed 03k W s
Ui ool Lcsbarkeim w0 s
ko ot Grsen e Ipanese zekova e s

Category | Evergreen Trees
o xatenata oot ot oy was s s
Jperus ignana Eastom Red odar W was on

Category I Evergreen Trees

marian oty wse war s
Prusbungeana Lcebarkpine W was

Category Il Evergreen Trees

[ Norway sprce wer W

Environmental Tolerance Key:

AP Arpolltion

0 orought

15 Dedng Sls

Ps parta shade

R2 Restrited oot Zone
SC poor Sl Conditons
SH full hade

W wet oil

1 Tres that toerate poor sfl conditons (5
may be planted in Structural Sl

2 Allother rees to be planted in open sol
pitsor utiize iva Cell or equal structures

PLANTING DETAILS

PLANTING & OPEN SOIL
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Detail Examples (All details subject to review and approval by applicable agencies) Precedents

TREE CENTERED IN PIT 2TIERS OF STRUCTURAL
CELLS, REFER TO PLAN

NOTE: THE LAYOUT OF CELLS AT INDVIDUAL TREES LIMITS OF SOIL VOLUME CALCULATION TO DETAIL 1 FOR LAYOUT
MAY BE RECONFIGURED TO ACCOMODATE UTILITIES INCLUDE A COMEINATION OF OPEN TREE — concree
‘OR OTHER CONSTRAINTS. FINAL LAYOUT OF CELLS. M PIT AND STRUCUTRAL CELLS “SDEWALK
WILL PROVIDE MINIMUM SO VOLUVE SPECIFED IN STRUCTURAL CELLS (¢ Lx2 W)
AN B A VNN LTS OF OPEN I
i\ SN ZHEN AT 1eee pi per DEVELOPMENT S =
| K /\I 1 'CONDITIONS :@%
z VLUV _JIV_YiW _\ + 3 o =] i
H =2zt N A A > === H
B s EDGE OF SDEWALK 4 . 2 [
T TR S ST ]
i / \‘/ \/'M/' [ T K 7‘: 1] lﬁi\: i T - R Al -
li'\ A /\J? hWerEiirT= i SIS o DL
FURYURYURY) ]| Etie A== | I
T i ! PLANTNG SOLMK s [l
- P NS F oL voue L
1 SEEQGT | CALCULATION
Silva Cell Planting Detail- Plan View Silva Cell Planting Detail- Section
Queensway, Toronto, ON, CN Silva Cell Axon
Silva Cell during installation; the image The axonimetric view above shows a projected ideal of an installed
above shows the extent of root growth ca- street tree in an urban condition relative to paving.
SET ROOT BALL FLUSH To GRADE. CARERULLY » ) -
o Gt ceoros T B o o108 /2 pacity as well as the potential of for paving to

svemarce sy SISHET FROMTTOF 1/3 07 RoaTaa: extend between street and sidewalk
stone s,
e METAL BOX EDGING WITH STAKES

e SRR LR GRANITE PAVERS,

oL PRoFIE

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

TREE PITNOTES
1.MINHUM 3-6" DEPTH FOR & TO EACH SIDE OF TREE.

2.50IL MX INSTALL
RECOMMENDATIONS. MX SHALL CONSIST OF TOPSOIL, COMPOST, AND COARSE SAND MXED
TO THE FOLLOWING PROPORTION

Bishops Gate, London, UK Beringer Vineyards, Saint Helena, CA
WERA %evvoLE > - ! )
COMPOST 217% This precedent is an example of a pav- This precedent shows permeable paving that allows for narrow plant-
e ing surface extended above structural soil ing spaces while providing adequate water and oxygen to street trees.
5 AND L5 WGHES ER HOUR e GOMPACTED To 8468, O HAKRICM ORY to help air and light infiltrate to established With proper maintenance the paving cobbles can be removed to acco-
THE OVERALL PERMEABIITY G THE FIAL WIX. SUBMI ML TPLE WX RATIOSFOR plants. modate tree growth.

PERMEABILITY TO ESTABLISH THE CORRECT MIX RATIO FOR THE AVALLABLE TOP SOIL
B)  FINAL MX SHALL HAVE A pH BETWEEN 55 AND 6.5

©) FINALMIX SHALL HAVE TER CONTENT OF e
3. ALL REQUIRED PLANTINGS TO SATISFY THE REQUIRENENTS OF THIS PRC APPLICATION
'AND THE PFH. ADDITIONAL INSTALLATION DETALS TO BE PROVIDED AT TIVE OF SITE PLAN.
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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

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

e 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

e 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 district’. 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.

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)

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).

e PRC Plan Review Authority

On March 26, 2007, the Board of Supervisors adopted Zoning Ordinance Amendment
Z0-07-397, 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.
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e 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.

e 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 Projectz.
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

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)

2 The proposed site plan for the new rail station can be found at 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.

e 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 Figure 5: This excerpt from the Station Access Management Plan displays a

increases near the new third northbound lane on Reston Parkway from South Lakes Drive to the

stationsS. RMAG eastbound on-ramp for the Dulles Toll Road, and a sidewalk to the right of it
. oy from Sunrise Valley Drive terminating at the same location (Source: VHB,

collaborating with April 2008 via FCDOT website)

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).
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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.

e 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 | 719"t | | Residential | Retail | Office | Dwelling

Building | *10ight ébo"e Stories | " 5pa GFA | GFA | Units
rade

A 75 | 90 6 | 519,000 | 68.700 | 0O 385

B 600 | 60 5 N/A NA | NA 0

C 190 | 2000 | 15 | 156,000 | 58,600 | O 113

D 135 | 153 | 10 0 3,600 | 100,000 O

E 203 | 210' | 15 0 14100 | 328.225| 0
Totals | - ~ | 675000 | 145,000 | 428225 498

o Building A is the largest proposed building based on gross floor area. It occupies
the maijority 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 fagcade 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
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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)



PRCA B-846 Page 10

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.

Figure 8: The applicant’s preferred option for screening the parking structures that face Reston
Parkway (Source: Cunningham Quill Architects, PLLC — March 15, 2013)

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.
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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.

e 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
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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.
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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)

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 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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e 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.
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Figure 12: The stars indicate the proposed garage entrances (Source: Urban, Ltd. — March 15, 2013)

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.
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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)

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 J_ P Ry e << SR ay
outside the main entrance as a paved = ) —
circle where deliveries could occur.

Although Reston Parkway presents a Figure 14:. The view of the n'1ain entran'ce fr0n3 Sunrise
formidable barrier for pedestrian links to ngecy_]);:fcf’;’;’rczeo’lg)”"”mgh“m Quill Architects,
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.
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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 Figure 15: The proposed crosswalk and

could use a separate entrance from cars. sidewalk to the bus stop across from the site’s
main entrance (Source: Urban, Ltd. — March
15, 2013)

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:
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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 lll 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 lll 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 soll
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The Comprehensive Plan
provides site-specific
guidance for development of
the subject properties,
Popeyes, Exxon, and the s s0p VoL
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pr.op.ertles are. contained Figure 16: These images show how the modular cells can be used
within Sub-unit F-1 of the under pavement surfaces to increase soil volume for trees (Source:
Reston-Herndon Suburban  gyin Partnership, Ltd. — March 15, 2013)

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.”
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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 Il 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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Figure 18: The central retail plaza showing landscaping, seating areas, and alternative paving
surfaces (Source: Olin Partnership Ltd. - March 15, 2013)

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
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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

Proposed Development Conditions Dated April 25, 2012
Applicant’s Statement of Justification

Clerk’s Letter and PRC Plan for PRC B-846
Comprehensive Plan’s Workforce Housing Policy
FCDOT Transportation Analysis

Planning Division Environmental Analysis

Urban Forest Management Division Analysis
Fairfax County Park Authority Analysis

Fire and Rescue Department Analysis

10.  Sanitary Sewer Analysis

11.  Fairfax County Water Authority Analysis

12.  Stormwater Management Analysis

13.  Glossary of Terms

OCOND>ORWN =



Appendix 1

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.

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.

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.

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.

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



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, subiject 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.

10.

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.

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.

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.



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.

14.

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.

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.

16.

17.

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.

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.

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.



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.

20.

21.

22.

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.

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.

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.

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



16 of the PRCA Plan in conjunction with site plan approval of the proposed

development adjacent thereto.

Traffic Signal Warrant Study

24.

25.

26.

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.

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.

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, 8" 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)



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.

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.

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.

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



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 15™, 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.

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.

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



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:

Exceeded Trip
Goals Penalty
1% -3% 1% of Remedy Fund
3.1% - 6% 2% of Remedy Fund
6.1% - 10% 4% of Remedy Fund
Over 10% 8% of Remedy Fund

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

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



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.

l. 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.

29.

30.

31.

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.

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.

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

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



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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39.

40.

41.

42.

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).

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

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, Il 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 Il 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 Ill 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.

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

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.
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Noise Mitigation

47.

48.

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.

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.

50.

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.

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.

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.

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.

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.

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.

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.
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APPENDIX 2

Statement of Justification

Reston Heights West v

PRC Plan PRC-B-846 was approved for Reston Section 40, Blocks 1C and 1D (also known as the Reston
International Center site) on January 28, 2008. The approved PRC Plan proposes 145,000 square feet of
above-grade retail, 100,000 square feet of below-grade retail, 428,225 square feet of office (including the
existing office building), and 675,000 square feet of residential (498 units). This proposed PRC Plan

" Revision does not change the approved density or use allocations. Instead, the new plan capitalizes on the
local community-expressed needs and desires about places in their lives. The new plan better allows for a
new grocery and neighborhood retail into pedestrian-friendly, urban-type streetscape with mid-rise
residential above. The plan is punctuated by a commercial office tower adjacent to the existing Reston

International Center office building.

At its core, the new plan creates a unique, transit-oriented place on the south side of the Toll Road for
people to work, live, and play that is within walking distance of the new Metrorail station. The new
plan’s complete streets are a significant first-step toward establishing a grid of networked streets south of
the Toll Road. The proposed signalized-intersection on Reston Parkway connects the grid of streets to the
existing network, giving significant relief to the Reston Parkway/Sunrise Valley Road intersection.
Similarly, the proposed proximate interchange (direct site access onto the adjacent Dulles Toll Road
entrance ramp) would offer an alternate route onto the Toll Road, giving Reston Parkway and Sunrise
Valley Drive further relief. These three new proposals — the grid of streets, intersection, and interchange

improvement — will make travel more efficient by providing choice in modes and routes.




D 3 APPENDIX 3

™A County of Fairfax, Virginia

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

January 29, 2008

Benjamin F. Tompkins

Reed Smith LLP

3110 Fairview Park Drive, Suite 1400
Falls Church, Virginia 22042-0681

RE: Planned Residential Community Application PRC B-846

Dear Mr. Tompkins:

At a regular meeting of the Board of Supervisors held on January 28, 2008, the Board
approved Planned Residential Community Application PRC B-846 in the name of JBG/RIC
Retail LLC, JBG/RIC LLC. The Board’s action approved the PRC Plan associated with
Development Plan Application DP B-846 to permit high density residential, minor commercial
and office service center development. The subject property is located at 11800 Sunrise Valley
Drive on approximately 9.96 acres of land zoned PRC [Tax Map 17-3 ((3)) 1C and 1D] in the
Hunter Mill District, subject to the development conditions dated January 15, 2008. :

1. This PRC Plan is subject to the provisions of Article 16, Development
Plans, as may be determined by the Director, Department of Public Works
and Environmental Services (DPWES). Any plan submitted pursuant to this
PRC Plan shall be in substantial conformance with the approved PRC Plan
entitled “PRC B-846 - Reston Section 40 Blocks 1C & 1D”, prepared by
Urban Engineering & Associates, Inc., consisting of 24 sheets, and dated
January 15, 2008. Minor modifications to the approved PRC Plan may be
permitted pursuant to Sect. 16-203 of the Zoning Ordinance.

2. A sewer capacity analysis shall be submitted by the applicant at the time of
site plan review that evaluates whether the existing sewer line on the site has
adequate capacity to handle the projected flow from this development. The
applicant shall make/install any necessary improvements prior to issuance of
a non-RUP or an occupancy permit for the proposed development, as
determined necessary by DPWES.

3. A landscape plan shall be submitted with the first and all subsequent site
plans that demonstrates sufficient landscaping shall be provided onsite to
satisfy all applicable landscape and tree cover requirements of the Zoning
Ordinance and Public Facilities Manual, as determined by Urban Forest
Management (UFM), DPWES.

Office of the Clerk to the Board of Supervisors

12000 Government Center Parkway, Suite 533

Fairfax, Virginia 22035

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

http:/fwww fairfaxcounty.gov/bosclerk




PRC B-846 -2-
January 29, 2008

4, A minimum depth of 36 inches of soil shall be provided where trees
are proposed to be planted over underground parking areas, as
determined by UFM, DWPES.

5. No retail sales establishment-large, as defined in Article 20 of the
Zoning Ordinance, shall be permitted on-site, and no single retail
sales establishment shall be permitted to occupy a gross floor area
greater than 60,000 square feet.

6. Irrespective of what is shown on the PRC Plan, the number of required
loading/unloading spaces for the development shall meet the
requirements of Article 11 of the Zoning Ordinance, as determined by
the Director of DPWES. Any proposed waivers and/or modifications
of such reguirements shall be addressed at the time of site plan review.

7. The applicant shall enter into a separate binding written agreement
with the appropriate Fairfax County agency as to the terms and
conditions of the administration of the Workforce Dwelling Units
referenced on Sheet 1 of 24, General Note #27 of the PRC Plan. Such
an agreement shall use as a base the Workforce Dwelling Unit
Administrative Policy Guidelines adopted on October 15, 2007 and
shall otherwise be on terms mutually acceptable to both the Applicant
and Fairfax County including reasonable variations to such Policy
Guidelines. Such an agreemeént may occur after the approval of this
Application. The agreement and any modifications thereto, shall be
recorded in the land records of Fairfax County., No work-force
housing units shall be permitted within any cellar space areas.

8. Cellar Space: The applicant reserves the right to utilize the cellar(s) of
buildings in the proposed development ("Cellar Space") for Principal
and Secondary Uses, except residential uses, provided that (a) the
maximum total square footage of Cellar Space dedicated to Principal
and Secondary Uses shall not exceed 100,000 square feet and (b) the
Applicant shall be required to provide parking for the Cellar Space in
accordance with the requirements of Article 11 of the Zoning
Ordinance. Ancillary Uses located in the Cellar Space shall not count
against the maximum total square footage of Cellar Space allowed for
Principal and Secondary uses. The Applicant reserves the right to
allocate the maximum total square footage of Cellar Space among any
of the buildings of the development.

This approval, contingent on the above noted conditions, shall not relieve the applicant
from compliance with the provisions of any applicable ordinances, regulations, or
adopted standards. '
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The Board also:

e Modified the transitional screening requirements between the proposed
residential and non-residential uses.

If you have questions regarding this Planned Residential Community Application, they
should be directed to the Zoning Evaluation Division in the Department of Planning and
Zoning at 703-324-1290. The mailing address for the Zoning Evaluation Division is
Suite 801, 12055 Government Center Parkway, Fairfax, Virginia 22035.

Sincerely,

W’lﬁﬂ’w

Nancy Vehrs
Clerk to the Board of Supervisors
NV/dms

Cc:  Chairman Gerald E. Connolly
Supervisor Catherine Hudgins, Hunter Mill District ,
Janet Coldsmith, Director, Real Estate Division. Dept. of Tax Administration
Regina Coyle, Director, Zoning Evaluation Division, DPZ
Diane Johnson-Quinn, Deputy Zoning Administrator, Dept. of Planning and Zoning
Thomas Conry, Dept. Manager. — GIS - Mapping/Overlay
Angela K. Rodeheaver, Section Chief, Transportation. Planning Division
Ellen Gallagher, Capital Projects and Operations Div., Dept. of Transportation
Audrey Clark, Director — Building Plan Review, DPWES
Ken Williams, Plans & Document Control, ESRD, DPWES
Department of Highways-VDOT ‘
Sandy Stallman, Park Planning Branch Manager, FCPA
Charlene Fuhrman-Schulz, Development Officer, DHCD/Design Development Division
District Planning Commissioner
Barbara J. Lippa, Executive Director, Planning Commission
Jose Comayagua, Director, Facilities Management
Denise James, Office of Capital Facilities/Fairfax County Public Schools
Karyn Moreland, Chief Capital Projects Sections, Dept. of Transportation
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APPENDIX 4

FAIRFAX COUNTY COMPREHENSIVE PLAN, 2011 Edition POLICY PLAN
Housing, Amended through 9-22-2008
: Page 8

APPENDIX 1
GUIDELINES FOR PROVISION OF WORKFORCE HOUSING

It is a policy of the Board of Supervisors of Fairfax County that Workforce Housing should
be provided in the County’s Mixed-Use Centers, including Tysons Corner Urban Center, Suburban
Centers, Community Business Centers and Transit Station Areas, where the Area Plans envision
mixed use or high-density residential development above the baseline recommendation for
development. The following guidelines should apply in the development of Workforce Housing.

1. Proposals for development that are above the baseline recommendation(s) in the Area Plans
should include a minimum of 12 percent of all residential units in all building construction
types as affordable housing (Affordable Dwelling Units and/or Workforce Housing) as
defined in the Glossary of the Fairfax County Comprehensive Plan.

For proposals that are exempt from the Affordable Dwelling Unit Program, the 12 percent
policy should be met by proffered Workforce Housing. As an alternative, the 12 percent
policy may be met by any combination of proffered Affordable Dwelling Units and/or
Workforce Housing units. For proposals that are not exempt from the Affordable Dwelling
Unit Program, the number of Affordable Dwelling Units and the Workforce housing units
combined should be equal to 12 percent of the total number of residential units in the
proposed development.

Flexibility may be granted regarding the provision of Workforce Housing to the extent that
consideration may be given to proposals whereby units available within the same Transit
Station Area or Mixed-Use Center may be purchased by the developer of new construction
and proffered as Workforce units to meet the requirements of these guidelines, as long as
Guidelines 8 and 9 below are met. .

2. The provision of Workforce Housing does not exempt an applicant from meeting the
requirements of the Affordable Dwelling Unit Program, if applicable.

3. Workforce Housing should be subject to administrative requirements that are set forth in the
Zoning Ordinance or interim guidelines generally comparable to those of the Affordable
Dwelling Unit Program.

4, To encourage the provision of Workforce Housing, development proposals may realize a

bonus of up to one additional market rate unit for each proffered Workforce Housing unit as
long as a minimum of 12 percent of the total number of units proposed is affordable housing
(i.e. Affordable Dwelling Units and/or Workforce Housing). In a mixed-use development,
the bonus may be realized as non-residential square footage that is equal to the square
footage of the Workforce Housing provided.
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Maximum Percentage
Number of Workforce Ratio of
Units Number of | Units out Bonus
according to Percent | Awvailable Total | Workforce | of Total Units to
Plan of Bonus Bonus. | Number Units Number of | Workforce
Recomm.1 Density Units of Units [ Expected Units Units
100 12% 12 112 14 12.5% .85:1
100 13% 13 113 14 12.4% 93:1
100 14% 14 114 14 12.3% 1:1
100 15% 15 115 15 13.0% 1:1
100 16% 16 116 16 13.8% 1:1
100 17% 17 117 17 14.5% 1:1
100 18% 18 18 | 18 15.2% 1:1
100 19% 19 119 19 15.9% 1:1
100 20% 20 120 20 16.6% 1:1
5. The maximum achievable bonus for the provision of Workforce Housing is 20 percent in

terms of additional residential density (dwelling units per acre) or non-residential intensity
(floor area ratio).

6. In accordance with guidance in the Land Use section of the Policy Plan, for developments
~ providing affordable housing, the additional density/intensity achieved with the inclusion of
applicable bonus market rate units should not be counted toward the maximum allowable
density (dwelling units) or floor area ratio (FAR) designated in the Area Plan
recommendation(s). Building height above the maximum designated in the Area Plan
recommendation(s) should only be considered if necessary to accommodate the inclusion of

bonus market rate units.

7. In all cases, a minimum of 12 percent of all residential units should be Affordable Dwelling
Units and/or Workforce Housing regardless of the degree to which the density available in
the Plan recommendation(s) is achieved or the bonus provisions are utilized.

8. Workforce Housing should meet the following minimum unit sizes:
e Efficiency: 450 square feet
e I-bedroom: 600 square feet
e 2-bedroom: 750 square feet

9. The size (in square feet) of the market rate units created with the bonus provision should be
within 10 percent of the square footage of the Workforce Housing units with the same
number of bedrooms.

10. Workforce Housing should be available to households of varying income levels up to 120
percent of the Area Median Income (AMI) for the Washington Metropolitan Statistical Area
(MSA) adjusted for household size, as determined periodically by the U.S. Department of
Housing and Urban Development.

1 Maximum residential Plan recommendation may be expressed as a density range or a floor area ratio (FAR). A
FAR recommendation would need to be converted to a number of units to ensure the 12% affordable housing
goal is met.
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Workforce housing provided in “for-sale” developments of all construction types or in rental
developments built in steel and concrete should be allocated to three equal groupings or tiers
as follows:

e The first tier should be priced so as to be affordable to households making up to and
including 80 percent of the AMI, adjusted for household size.

¢ The second tier should be priced so as to be affordable to households making up to
and including 100 percent of the AMI, adjusted for household size.

e The third tier should be priced so as to be affordable to households making up to and
including 120 percent of the AMI, adjusted for household size. -

However, development proposals may voluntarily designate that more than one-third of the
units be provided for households with maximum income limits below 80 percent of the AMI.

Workforce housing in rental developments in wood and masonry building construction types
should be allocated to two equal groupings or tiers as follows:

e The first tier should be priced so as to be affordable to households making-up to 80
percent of the AMI, adjusted for household size.

e The second tier should be priced so as to be affordable to households making up to
100 percent of the AMI, adjusted for household size.

However, development proposals may voluntarily designate that more than one-half of the
units be provided for households with maximum income limits below 80 percent of the AMI.,




APPENDIX 5

County of Fairfax, Virginia

MEMORANDUM

DATE: April 1,2013

TO: ~ Barbara Berlin, Director
' Zoning Evaluation Division
Department of Planning & Zoning

FROM: Angela Kadar Rodeheaver, ChiefM @ 7@‘[

Site Analysis Section

Department of Transportation A té({
FILE: 3-4 (RZ B-846)
SUBJECT: Transportation Impact
REFERENCE: PRCA B-846; JBG/RIC Retail LLC

(previously PRC B-846-03)
Traffic Zone: 1715
Land Identification Map: 17-3 ((03)) 1C, 1D

Transmitted herewith are comments from the Department of Transportation with respect to the
referenced application. These comments are based on the revised plan dated March 15, 2013 and the
revised traffic analysis dated March 4, 2013. '

The applicant proposes to develop 9.96 acres at a density of 50 dwelling units/ acre with an approved
PRC Plan to construct 498 multi-family units, 145,000 square feet of commercial space and 428,225
square feet of office space. It is noted that this density has been previously approved, however the
applicant has revised the site layout; internal circulation, and is now requesting direct access to Reston
Parkway which prompted further staff review of these impacts.

The anticipated trip generation for the proposed development and the existing development are shown
below:

Trip Generation ( Proposed Approved —vear 2022 vehicular trips per)

AM peak Hour PM Peak Hour Daily

498 Dwelling Units 48 292 3,140
145,000 sq.-ft. 6f Commercial . 200 816 8,650
428,000 sq.-ft. of Office minus 425 395 2,850

(201,716 sq.-ft. existing)

Total Approved trips 873 1,503 14, 640

Fairfax County Department of Transportation
4050 Legato Road, Suite 400 ‘

Fairfax, Virginia 22033-2898 4 CD OT

Phone: (703) 877-5600 TTY: 771

" Fax: (703) 877 5723
www.fairfaxcounty.gov/fcdot

r 25 Years and Mare
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Primary Concerns:

e The proposed right-in access off Reston Parkway is not supported by FCDOT for the following

reasons:
O

The Reston Metrorail Access Group (RMAG) recommends various roadway,
intersection, pedestrian and bicycle facility improvements in and around the subject site
to enhance access to future rail stations. One recommendation is a sidewalk along the
east side of Reston Parkway from South Lakes Drive to the Dulles Toll Road. The
applicant’s proposed right turn lane would limit the feasibility of this improvement by
further reducing an already constricted area, requiring waivers from the design
standard, requiring acquisition of right-of-way where none was anticipated, and the
potential for more utility relocation. If it can be constructed at all, these circumstances
will incur potentially significant additional public cost to the sidewalk project.

The proposed right-in introduces operational and safety concerns related to sight
distance, pedestrian visibility, inadequate angled approach, sharp turning radius,
vehicular turning movements, perceptions of vehicle speed, and the ability to
differentiate which lane vehicles are in given its close proximity to the toll road ramp
and the height of Reston Parkway at this location.

e Recognizing that VDOT may permit the construction of the right-in access off Reston Parkway,
the following issues still remain:

o

e The app

The recommended RMAG sidewalk improvement along the east side of Reston
Parkway along the applicant’s property line should be included in the design of the
proposed right turn lane and constructed by the applicant.

The Record-of-Decision (ROD) for the Dulles Rail Phase 2 requires the construction of
a third northbound lane on Reston Parkway from South Lakes Drive to the Dulles Toll
Road. The current design for the third northbound lane on Reston Parkway includes a
retaining wall for the majority of its length. The applicant’s revised plan shows the
third lane and acknowledges its construction by others. However the plan for the right
turn lane does not fully address the location of the retaining wall as it is depicted within
the middle of the proposed right turn lane.

~ The site distance profile for the right-in entrance should include potential conflicts with

the retaining wall, if any. Also, trees should not be planted within or near the sight
distance lines.

If the construction of the ROD’s third northbound through lane is delayed and not open
to traffic before the applicant’s proposed right turn lane is constructed, the applicant

should provide an exhibit that depicts this interim condition.

The applicant should commit to closely coordinate with appropriate officials to ensure
that the construction of the turn lane does not conflict with ROD improvements.

licant has requested bonus density which would result in additional residential units

and/or additional retail square footage, neither of which was included in the traffic impact

analysis

. The residential units would not create as much of an impact as retail uses in terms of
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vehicle trips. However, without further analysis, FCDOT would not support the bonus density
if it was allowed to be converted to retail square footage.

e The site’s overall plan does not provide adequate circulation in relation to all the adjacent
parcels, particularly at the south entrance. If vehicles turning left out of the south entrance
block access to the right-out turn lane, vehicles leaving the applicant’s site can cut through the
adjacent parcel’s access points along Sunrise Valley Drive (i.e. the gas station entrances and/or
the signal at Colts Neck Road). However the ability for northbound vehicles from the adjacent
parcels are limited to only the south entrance now that the access road along Reston Parkway is
restricted to one-way travel for southbound vehicles. This scenario could force a traffic burden
on the adjoining site without a reciprocal means to access the subject site.

e The proposed vehicle circulation for Building E should be clarified in regards to the entrance
marked “Emergency Vehicle Only” at the site’s north entrance. Under existing conditions,
vehicles can enter and pass through an alley under the Reston International Center building. It
is unclear if this condition will remain based on how the access is labeled, if vehicles are able to
adequately turn around, or if this access point meets corner clearance requirements.

Waivers and Exceptions

e Several waivers and exceptions have élready been identified related to sight distance, turn lane
lengths, signal spacing, and entrance spacing. The applicant should submit all necessary VDOT
waivers and exceptions for review prior to zoning approval.

Bicycle, Pedestrian, and Transit Amenities

e The pending FCDOT bicycle master plan shows on-road bicycle facilities on Sunrise Valley
Drive (State Route 5320). The current Countywide Trails Plan shows a major paved trail. The
applicant is showing a shared use path, ten feet in width and no on-road bicycle
facilities. Frontage improvements on Sunrise Valley Drive are included in this proposal
therefore the pavement should be widened to accommodate an on-road bike lane.

e Bicycle parking should be included on site. The equipment type, amount of required bicycle
parking, the location and placement should be approved by FCDOT at site plans for all or
phases of development. With the intensity of the site development and proposed land uses, we
recommend the applicant provide enclosed, secure bicycle parking for both the office and
residential elements. Both short and long term bicycle parking needs have to be
defined. Amenities such as showers at the office should be provided.

¢ Based on the number of residential dwelling units and commercial and office square footage,
four hundred and forty (440) bicycle parking spaces should be provided as follows:

o Residential (498 units): 50 visitor; 250 resident = 300 spaces
o Commercial (145,000 ft*): 30 short term; 30 long term = 60 spaces
o Office (428,225 ft*): 22 short term; 58 long term = 80 spaces

e Bicycle parking should be located in the garage structures. The applicant needs to demonstrate
how bicycles will enter/exit the garages as the garage entrances appear very narrow and lack
both pedestrian and bicycle access.
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The commercial garages should utilize way-finding measures for available bicycle parking.

Several of the curb cut ramps are incorrectly and shown while other locations within the site
show no ramps. All curb cut ramps should meet current VDOT accessibility design standards.
Efforts should be made to maximize pedestrian sight distances, especially where pedestrians
have to cross loading dock areas or parking garage entrances.

Several street trees along the site’s interior sidewalk network appear to impede the pedestrian
path along the narrower sections of walkway, particularly around Building E and its raised
plazas. ' :

Although an at-grade, mid-block crossing of Reston Parkway was not permissible, the applicant
should consider other alternatives to provide connectivity to the future Reston Town Center
Metrorail station entrance. Alternatives could include pedestrian bridge, tunnel or enhanced
internal connectivity at existing traffic signals.

The proposed crosswalk at the central access to Sunrise Valley Drive should be moved forward
and not set so far back behind the median nose.

TDM Plan

The subject site is located with % of a mile from the future Non-Tysons Metrorail station,
therefore the TDM goals should be at a moderate participation level. The applicant should
comunit to a 20% trip reduction before the future station opens and 35% trip reduction after the
onset of the Reston Metro Rail. Draft TDM strategies were submitted to DPZ staff via email on
December 4, 2012 to help define a framework in order for the applicant to achieve trip
reductions.

EAVAK




APPENDIX 6
County of Fairfax, Virginia

MEMORANDUM

DATE: April 2, 2013

TO: Barbara Berlin, Director
Zoning Evaluation Division, DPZ

FROM:  Pamela G. Nee, Chief 2
Environment and Development Review Branch, DPZ

SUBJECT: ENVIRONMENTAL ASSESSMENT for: PRCA B- 846-3
Reston Heights

This memorandum, prepared by John R. Bell, includes citations from the Comprehensive Plan
that provide guidance for the evaluation of the above referenced Development Plan as revised
through March 15, 2013. Possible solutions to remedy identified environmental impacts are
suggested. Other solutions may be acceptable, provided that they achieve the desired degree of
mitigation and are also compatible with Plan policies.

COMPREHENSIVE PLAN CITATIONS:

The Comprehensive Plan is the basis for the evaluation of this application. The assessment of
the proposal for conformity with the environmental recommendations of the Comprehensive
Plan is guided by the following citations from the Plan:

Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Environment, as amended
through July 27, 2010, pages 19 and 20:

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

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

Department of Planning and Zoning I I
Planning Division

12055 Government Center Parkway, Suite730 7T
Fairfax, Virginia 22035-5509 j
Phone 703-324-1380 | = < .

Excellence * Innovation * Stewardship Fax 703-324-3056 PLANNING
Integrity * Teamwork * Public Service www.fairfaxcounty. gov/dpz/ & ZONING
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- Environmentally-sensitive  siting and  construction  of
development.

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

- Optimization of energy performance of structures/energy-
efficient design.

- Use of renewable energy resources.

- Use of energy efficient appliances, heating/cooling systems,
lighting and/or other products.

- Application of water conservation techniques such as water
efficient landscaping and innovative wastewater technologies.

- Reuse of existing building materials for redevelopment projects.

- Recycling/salvage of non-hazardous construction, demolition,
and land clearing debris.
- Use of recycled and rapidly renewable building matenals

- Use of building materials and products that originate from nearby
sources.

- Reduction of potential indoor air quality problems through
measures such as increased ventilation, indoor air testing and use
of low-emitting adhesives, sealants, paints/coatings, carpeting
and other building materials.

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

Policy c. Ensure that zoning proposals for residential development will qualify for the

ENERGY—STAR—Qualified -Homes designation;—where—such—zoning—————

0:2013_Development_Review_Reports\PRC\PRCA_B-846-3_Reston_Heights_env.doc




Barbara Berlin
PRCA B-846-3, Reston Heights
Page 3

proposals seck development at the high end of the Plan density range and
where broader commitments to green building practices are not being
applied.”

Fairfax County Comprehensive Plan, Policy Plan, 2011 Edition, Environment section as
amended through July 27, 2010, on page 7 through 9:

“Objective 2: Prevent and reduce pollution of surface and groundwater resources.
Protect and restore the ecological integrity of streams in Fairfax
County....
Policy k. For new development and redevelopment, apply better site design and

low impact development techniques such as those described below, and
pursue commitments to reduce stormwater runoff volumes and peak
flows, to increase groundwater recharge, and to increase preservation of
undisturbed areas. In order to minimize the impacts that new
development and redevelopment projects may have on the County’s
streams, some or all of the following practices should be considered
where not in conflict with land use compatibility objectives:

- Minimize the amount of impervious surface created. . . .

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

- Apply nonstructural best management practices and bioengineering
practices where site conditions are appropriate, if consistent with
County requirements. . . .

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

Development proposals should implement best management practices to reduce runoff
pollution and other impacts. Preferred practices include: those which recharge groundwater
when such recharge will not degrade groundwater quality; those which preserve as much
undisturbed open space as possible; and, those which contribute to ecological diversity by
the creation of wetlands or other habitat enhancing BMPs, consistent with State guldehnes
and regulations. . ..”

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

“Objective 10:  Conserve and restore tree cover on developed and developing sites.

Provide tree cover on sites where it Is absent prior to development.

0:12013_Development_Review_Reports\PRC\PRCA_B-846-3_Reston_Heights_env.doc
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Page 4
Policy a: Protect or restore the maximum amount of tree cover on developed and
developing sites consistent with planned land use and good silvicultural
practices.
Policy b: Require new tree plantings on developing sites which were not forested

prior to development and on public rights of way.”

Fairfax County Comprehensive Plan, 2007 Edition, Policy Plan, Environment, as amended
through February 25, 2008, page 11:

“QObjective 4: Minimize human exposure to unhealthful levels of transportation
generated noise.

Policy a: Regulate new development to ensure that people are protected from
unhealthful levels of transportation noise.

Policy b: Reduce noise impacts in areas of existing development.”

ENVIRONMENTAL ANALYSIS:
This section characterizes the environmental concerns raised by an evaluation of this site and
the proposed land use. Solutions are suggested to remedy the concerns that have been

identified by staff. There may be other acceptable solutions.

Green Buildings

The applicant is proposing LEED for New Development (LEED-ND) for the proposed
development. However, this approach only provides an assurance that two of the proposed
buildings will achieve LEED certification. The applicant has indicated that it is their intention
and corporate model to strive for LEED silver for all new office construction. While this
approach is appreciated by staff, it is not clearly reflected in any of the materials submitted for
staff consideration. It should also be noted that there is no specific green building commitment
for the residential portion of the proposed development. Staff has encouraged the applicant to
consider LEED for Homes, Energy Star or EarthCraft for achieving green building goals for
the residential portions of the proposed development. Staff feels that the applicant should
more clearly define all green building measures as discussed. At this time, no firm
commitment has been made regarding green building measures for the residential portions of
the proposed development. Staff continues to support the concept for more substantive
commitments on the residential portions of the proposed development.

Water Quality

The applicant is seeking a waiver of onsite detention requirements based on the existing offsite
facilities and the creation of no new impervious surface. However, staff feels that this should

I d_runoff from the site as the existing

offsite facilities were developed long ago and do not provide a significant water quality

0:2013 Development Review Reports\PRC\PRCA B-846-3 Reston_Heights_env.doc
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benefit. The applicant has indicated a willingness to explore a variety of LID measures to be
incorporated into the revised design. These measures may include infiltration, filterras, rain
gardens and other measures which could be incorporated into the revised landscaping for the
proposed development. Staff feels that these measures should be clearly noted on the revised
plans.

Tree Cover

The proposed tree cover could be described as minimal at best. A variety of trees, shrubs,
bushes, groundcover and other plantings should be considered as part of the proposed
development. As noted above, additional water quality improvement measures could be

incorporated into these areas thereby satisfying both suggested staff improvements.

Transportation Generated Noise

A sizable portion of the proposed residential development will sit in close proximity to Reston
Parkway. There is significant potential for transportation generated noise to adversely impact
these proposed units. Staff feels that the applicant should commit to provide a noise study at
the time of site plan or building plan submission with a commitment to mitigate interior noise
to no greater than 45 decibels.

PGN:JRB

0:\2013_Development_Review_Reports\PRC\PRCA_B-846-3_Reston_Heights_env.doc




APPENDIX 7

County of Fairfax, Virginia

- MEMORANDUM n

DATE: April 1, 2013

TO: Nicholas Rogers, Staff Coordinator
Zoning Evaluation Division, DPZ

FROM: Hugh Whitehead, Urban Forester II
Forest Conservation Branch, DPWES

SUBJECT: - Reston Section 40, Blocks 1C & 1D (Reston International Center Site)
~ PRCA B-846-03 ' ‘

I have reviewed the above referenced PRC submission, stamped as received by the Zoning
Evaluation Division (ZED) on March 19, 2013. The following comments are based on this
review and site visit conducted during review of previous submissions of this application.

1. Comment: Section drawings show trees planted over underground parking garage and retail
space. Information in section drawings should include soil depth for planting sites above
garage and retail spaces.

Recommendation: Ensure that information in section drawings include soil depth for
planting sites above garage and retail spaces (a minimum of 36 inches), in addition to
meeting requirements for soil volume for Category Il and IV trees.

2. Comment: Silva cell planting details show cells stacked two high (32 inches), which does
not provide adequate soil depth (36 inches).

Recommendation: Require the Applicant to provide planting details with sections and plan
views that show how proposed planting spaces will meet requirements for minimum soil
volume and depth. A condition could be written that supersedes any details that the plan may
show and requires conformance with the following recommended condition language:

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 PRC, subject to
revision as may be necessary for installation of utilities, to be reviewed and approved by the
Urban Forest Management Division, DPWES (UFMD). Notwithstanding what may be
shown in planting details included in the approved PRC, the Applicant shall use structural

Department of Public Works and Environmental Services
Urban Forest Management Division

12055 Government Center Parkway, Suite 518

Fairfax, Virginia 22035-5503

Phone 703-324-1770, TTY: 703-324-1877, Fax: 703-803-7769
www.fairfaxcounty.gov/dpwes
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cells, or other solutions acceptable to the UFMD, to provide planting sites meeting the

following specifications:

a) A minimum of 4 feet open surface width and 16 square feet open surface area provided
for Category I, Il and IV trees (as indicated in PFM Table 12.17).

b) A minimum of 2 feet open surface width and 4 square feet open surface area provided for
Category II trees (as indicated in PFM Table 12.17).

¢) Soil depth a minimum of 36 inches.

d) Rooting area a minimum of 8 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 or IV trees (as indicated in Table 12.17 of the Public
Facilities Manual) 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.

f) Soil in planting sites shall be as specified in planting notes to be included in site plans
reviewed and approved by Urban Forest Management.

3. Comment: Details for structural soil are provided. Structural soil consists of 80-85 percent
stone and is not an acceptable method to satisfy requirements for minimum soil volume.

Recommendation: Ensure that details and any other references to structural soil are deleted
from the plan. '

4. Comment: An Existing Vegetation Map is not provided in a format that conforms to
requirements of PFM 12-0506.

Recommendation: Require the Applicant to provide an Existing Vegetation Map that
- conforms to the requirements of PFM 12-0506. This requirement could be stated as a
condition of approval and met at the time of site plan submission.

5. Comment: PFM Table 12.10: 10-yr. Tree Canopy Calculation does not show the overall tree
canopy requirement being met for the site. Tree canopy required is 43,400 sq. ft. (10%)
Tree canopy provided is 37,050 sq. ft. (8.5%).

- Recommendation: Provide a completed Table 12.10 that demonstrates how the 10-year Tree
Canopy Requirement will be met.

6. Comment: The Plan Enlargement for the Residential Amenity appears to show Category III
trees (35-40 ft. tall) proposed in above ground planters approximately five feet on each side.

Department of Public Works and Environmental Services

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

Fairfax, Virginia 22035-5503

Phone 703-324-1720, TTY: 703-324-1877, Fax: 703-324-8359
www.fairfaxcounty.gov/dpwes
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Planters of this size do not provide enough soil volume for a tree of this ultimate size, and do
not satisfy planting area and width requirements.

Recommendation: The minimum planting area for a Category IlI tree is 90 sq. ft. and trees
should be planted no closer than 4 ft. from any barrier that will restrict root growth. If this
cannot be achieved in above ground planters, require additional alternative planting designs
to demonstrate how trees will be planted to achieve long-term health and functionality.
Suggest planting trees in larger containers, preferably multiple trees within a contiguous area
for more efficient use of soil.

If there are any questions, please contact me at (703)324-1770.

HCW/
UFMID #: 159622

cc: DPZ File

Department of Public Works and Environmental Services

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

Fairfax, Virginia 22035-5503

Phone 703-324-1720, TTY: 703-324-1877, Fax: 703-324-8359

www .fairfaxcounty.gov/dpwes
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APPENDIX 8

FAIRFAX COUNTY PARK AUTHORITY

MEMORANDUWM

1¢fax Co.
B
Authority

TO: Barbara Berlin, Director
Zoning Evaluation Division
Department of Planning and Zoning
FROM: Sandy Stallman, Manager i A g
Park Planning Branch, PDD 7~
DATE: February 27, 2013

SUBJECT: PRC B-846-03, Reston Heights, Reston Section 40, Blocks 1C & 1D Revised
2/7/13, Addendum
Tax Map Number: 17-3 ((3)) 1C & 1D

The Park Authority staff has reviewed the above referenced plan dated February 7, 2013 and
provides the comments below. This addendum augments comments submitted in the
memorandum dated November §, 2012.

Residential Amenity

Staff recommends the addition of scale-appropriate active recreation elements to the residential
amenity plaza/pool area. The currently un-programmed southern/eastern third of the area (see
sheet #36) would be appropriate for a multi-use sports court, a bocce court, and/or a horseshoe
pitch. The provision of such active recreation options would complement elements already
depicted in the plan set and would increase the utility of the residential amenity area.

Retail Plazas, Public Spaces

Design details added in this revised plan set better demonstrate how these public spaces will be
programmed and how residents and retail visitors might be able to use these areas. The
provision of seating and meeting spaces, multi-use lawn space, a multi-seasonal sprayground,
and public art (see sheet #38) will help these ground level plazas be usable, public gathering
places. Staff requests that these design elements be reflected in any applicable proffer
commitments.

FCPA Reviewer: Anna Bentley
DPZ Coordinator: Nicholas Rogers

Copy: Andrea L. Dorlester, Planner IV, Park Planning Branch
Chron Binder
File Copy
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County of Fairfax, Virginia

MEMORANDUM §

DATE: October 9, 2012

TO: Barbara C. Berlin, Director
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Eric Fisher, GIS Coordinator
Information Technology Section
Fire and Rescue Department

SUBJECT: Fire and Rescue Department Preliminary Analysis of Planned Residential
Community Application PRC B-846-03 (second review)

The following information is submitted in response to your request for a preliminary Fire and
Rescue Department analysis for the subject:

1. The application property is serviced by the Fairfax County Fire and Rescue Department
Station #425, Reston
2. After construction programmed __ (n/a) this property will be serviced by the fire
station (n/a)
Proudly Protecting and

Fire and Rescue Department
4100 Chain Bridge Road
Fairfax, VA 22030
703-246-2126
‘www.fairfaxcounty.gov/fire

Serving Our Community
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MEMORANDUM

October 31, 2012

TO: Nick Rogers
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Gilbert Osei-Kwadwo, P.E.
Engineering Analysis and Planning Branch

SUBJECT: Sanitary Sewer Analysis Report

REF: Application No.  PRC-B-846-03
Tax Map No.  017-3- ((03))- 001C, 001D

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

1. The application property is located in the Difficult Run (D2) watershed. It would be sewered into the
Blue  Plains Treatment Plant,

2. Based upon current and committed flow, there is excess capacity in the Blue Plains Treatment. For
purposes of this report, committed flow shall be deemed that for which fees have been paid, building
permits have been issued, or priority reservations have been established by the Board of Supervisors,
No commitment can be made, however, as to the availability of treatment capacity for the development
of the subject property. Availability of treatment capacity will depend upon the current rate of
construction and the timing for development of this site.

3. An existing _ 8 inch line located in _an easement and_on__the property is adequate for the
proposed use at this time.

4, The following table indicates the condition of all related sewer facilities and the total effect of this
application.
Existing Use Existing Use
Existing Use + Application + Application
+Application +Previous Applications + Comp Plan
Sewer Network Adeq. Inadeg Adeq. Inadeq Adeq. Inadeq
Collector X X X
Submain X X X
Main/Trunk X X X
5. Other pertinent co mments:

FairFax COUNTY . . .
WASTEWATER MANAGEMENT Department of Public Works and Environmental Services

Wastewater Planning & Monitoring Division
12000 Government Center Parkway, Suite 358
Fairfax, VA 22035

Phone: 703-324-5030, Fax: 703-803-3297
Quiity of Life www.fairfaxcounty.gov/dpwes

Ouatity of Water =
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FAIRFAX COUNTY WATER AUTHORITY
8560 Arlington Boulevard, Fairfax, Virginia 22031
www .fairfaxwater.org

PLANNING & ENGINEERING
DIVISION

Jamie Bain Hedges, P.E. . . October 10, 2012

Director
(703) 289-8325
Fax {703} 289-6382

Ms. Barbara Berlin, Director

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

Re:  PRC B-846-03
Reston Heights
Tax Map: 17-3

Dear Ms. Berlin:

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

1. The property is served by Fairfax Water.

2. Adequate domestic water service is available at the site from eXisting 16-inch and
8-inch water mains located at the property. See the enclosed water system map.

3. The existing 24-inch transmission main in Reston Parkway may be in conflict
with the proposed development. In accordance with Fairfax Water policy (copy
enclosed)-all developer proposed relocations of Fairfax Water transmission mains
greater than 16-inches in diameter require the approval of the Fairfax Water
Board. Ifitis determined that the proposed construction requires a relocation, the
applicant must submit a letter to the attention of Ms. Jamie Bain Hedges, P.E.,
Director, Planning and Engineering, requesting permission to relocate the existing
transmission main. Submission of such a request, if necessary, is recommended as
soon as possible to avoid subsequent project delays or rework. Relocation of the
transmission main, if approved, will be at the owner’s expense. After staff
review, the request will be forwarded to the Board for consideration.




4. Depending upon the configuration of the on-site water mains, additional water
main extensions may be necessary to satisfy fire flow requirements and
accommodate water quality concerns.

- If you have any questions regarding this information please contact Dave Guerra
at (703) 289-6343.

Sincerely,
Ang T . Shedben a

Traci K. Goldberg, P.E.
 Manager, Planning Department

Enclosure
cc: Robert Lawrence
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County of Fairfax, Virginia

DATE: April 19,2013

TO: Nicholas Rogers, Staff Coordinator
Zoning Evaluation Division
Department of Planning and Zoning

FROM: Aileen M. Santiago, Stormwater Engineer ,[} . 6(/ ‘Y’?
* Site Development and Inspections Division
Department of Public Works and Environmental Services

SUBJECT: PRC Development Plan Application # PRCA B-846, Reston Heights, Reston
Section 40, Blocks 1C & 1D, Generalized Development Plan dated March 15,
2013, LDS Project #6734-ZONA-001-1, Tax Map #17-3-03-0001-C and -
0001-D, Hunter Mill District

We have reviewed the subject application and offer the following stormwater management
cominents.

Chesapeake Bay Preservation Ordinance (CBPO)

There is no Resource Protection Area (RPA) on this site, Water quality controls (BMP) are
required for this project (PFM 6-0401.1, CBPO 118-3-2(f)(2)). Applicant intends to provide
BMP requirement using existing off-site ponds. Two SWM/BMP facilities are located on the
northwestern side of the site. In addition, a third SWM/BMP facility is located southeast from
the site. Applicant needs to demonstrate that existing off-site ponds were designed to control
BMP from the subject site for the proposed development. .

Floodplain
There are no regulated floodplains on the property.

Downstream Drainage Complaints
There are no downstream drainage complaints on file.

Stormwater Detention

The applicant has indicated to provide the stormwater detention requirement using existing off-
site ponds, Two SWM/BMP facilities are located on the northwestern side of the site and
another SWM/BMP (AP1 Pond) facility is located southeast from the site. Applicant needs to -
demonstrate that off-site ponds were designed to detain flow from the subject site for the
proposed development. ‘

Department of Public Works and Environmental Services

Land Development Services, Site Development and Inspections Division
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Please note that Fairfax County Regional SWM/BMP facility located on Reston Section 913 has
not been retrofitted. For this reason, the applicant must demonstrate that the southeast
SWM/BMP facility built with 0786-SP-09 /API Pond (upstream of County’s Reston 913 pond)
was designed to detain flow from the subject site for the proposed development.

A maintenance agreement between the owner of the off-site ponds and owner of the subject site
will be required (PFM 6-0303.2).

In accordance with ZO16-203.11 the stormwater detention waiver shown on sheet 2 (6734-
WSWS-001-1) remains valid for the wet pond located to the west, at Reston Crescent (SP# 8001-
SP-002-2). The use of existing off-site wet pond built with SP# 786-SP-009/API Pond was not
evaluated with referenced 2006 waiver and thus, will require a SW detention approval.

Site Outfall

An outfall narrative has been provided, however, applicant needs to demonstrate capacity and
non-erosive velocities of the downstream drainage system (ZO 18-202.10.F). A demonstration of
adequate outfall meeting PFM requirements will be required at site plan submission (PFM 6-
0203 & 6-0204.1), When an off-site facility is used for detention, the outfall analyses must
extend at least as far as the facility (PFM 6-0203.2E). If the outfalls are not adequate, either
outfalls need to be fixed or provide on-site extended detention with a proportional improvement
and no adverse impact to the downstream drainage system (as per PFM 6-0203.4A)

Applicant needs to show site specific drainage divide between the Difficult Run and Sugarland
Run watersheds on plan. Drainage diversion of the major (i.e. named) watershed cannot be
approved (PFM 6-0202.2A (4))

Additional Comments
Following are the recommendations and information obtained from the Stormwater Planning
Division (SWPD):

1) The applicant’s application (dated September 27, 2012) states that Stormwater Management
and Best Management Practices are provided by an existing off-site SWM/BMP regional
facility.

The County’s Reston 913 pond in Difficult Run is downstream of the site, just
upstream of Sunset Hills Road, however it does not provide adequate stormwater
detention and BMP for the upstream watershed and cannot be used to meet the PFM
requirements for detention and BMP for this site, In addition, it appears that the
southwest part of the site drain to Sugarland Run Watershed not Difficult Run. There
is a private pond downstream of the site below Sunrise Valley Drive; it is included in
the Difficult Run Watershed retrofit plan, see recommended project below.
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2) SWPD recommends that the applicant employ “Water Retention and Volume Reduction”
stormwater practices as well as other LID practices to the full extent as allowed by the PFM
and the Letters to Industry to minimize/reduce the impact on the receiving stream. SWPD
recommends that the applicant uses the water retention techniques as discussed below. The
use of multiple practices on the site is very effective in reducing the volume of water leaving
the site and benefits the streams.

e Bioretention Filters and Basins — in open spaces

o Bioretention (vegetated) Swales- next to parking areas, directing water to
bioretention basins

o Vegetated Roofs- on the buildings

o Tree (vegetated) box filters — al locations around the site

e Compost Amended soils- with native planting, including grasses and wildflowers,
where appropriate

o Porous Concrete Paving — with underlying gravel storage in the access roadways

o Permeable Pavement Blocks — with underlying gravel storage in parking areas

3) The Difficult Run Watershed Plan recommends a pond restoration project downstream of
the site, DF9118B. The project consists of installing a multistage riser designed for increased
management of smaller storms and constructing and aquatic bench to improve vegetative
uptake.

4) The assessment of Difficult Run is FAIR and the channel evolutionary model is Level 3,
indicating that the stream has down cut and is widening to compensate for increased runoff
volume. The assessment of Sugarland Run is POOR and the channel evolutionary model is
level 3. An increase in volume of water leaving the site could cause the streams to downcut
and widen even further (Based on the Fairfax County Stream Physical Assessment Report
2004.)

5) According to the SPS Report (2001) the site is in the SPS Watershed Restoration Level 11
category. This category recommends that this site be developed with the use of innovative '
BMP’s and a reduction in imperviousness and if appropriate, sections of onsite streams that
need stabilizing should be restored or stabilized. The primary goal of this category is to
maintain areas to prevent further degradation,

6) The county’s soil map indicates that the soils are GOOD for infiltration. Applicant should
conduct soils tests as necessary and use underdrains or consider soil amendments to improve
infiltration as part of the Bioretention Filters and Basins, Bioretention (vegetated) Swales,
Porous Concrete Paving and Permeable Pavement Blocks.

AS/

cc:  Fred Rose, Chief, Watershed Planning & Assessment Branch, Stormwater Planning
Division, DPWES v
Shahab Baig, Chief, North Branch, SDID, DPWES
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Appendix 13

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 (ADUSs), etc.

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



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

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

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

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

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

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

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

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

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

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

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

INTENSITY: The magnitude of development usually measured in such terms as density, floor area ratio, building height, percentage of
impervious surface, traffic generation, etc. Intensity is also based on a comparison of the development proposal against environmental
constraints or other conditions which determine the carrying capacity of a specific land area to accommodate development with out
adverse impacts.

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

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

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



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

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

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

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

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

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

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

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

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

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

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

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

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



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

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

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

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

TIDAL WETLANDS: Vegetated and nonvegetated wetlands as defined in Chapter 116 Wetlands Ordinance of the Fairfax County Code:
includes tidal shores and tidally influenced embayments, creeks, and tributaries to the Occoquan and Potomac Rivers. Development
activity in tidal wetlands may require approval from the Fairfax County Wetlands Board.

Abbreviations Commonly Used in Staff Reports

A&F Agricultural & Forestal District PDH Planned Development Housing

ADU Affordable Dwelling Unit PFM Public Facilities Manual

ARB Architectural Review Board PRC Planned Residential Community

BMP Best Management Practices RC Residential-Conservation

BOS Board of Supervisors RE Residential Estate

BZA Board of Zoning Appeals RMA Resource Management Area

COG Council of Governments RPA Resource Protection Area

CBC Community Business Center RUP Residential Use Permit

CDP Conceptual Development Plan Rz Rezoning

CRD Commercial Revitalization District SE Special Exception

DOT Department of Transportation SEA Special Exception Amendment

DP Development Plan SP Special Permit

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

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

GDP Generalized Development Plan VDOT Virginia Dept. of Transportation

GFA Gross Floor Area VPD Vehicles Per Day

HC Highway Corridor Overlay District VPH Vehicles per Hour

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

PCA Proffered Condition Amendment ZPRB Zoning Permit Review Branch

PD Planning Division

PDC Planned Development Commercial

N:\ZED\WORDFORMS\FORMS\Miscellaneous\Glossary attached at end of reports.doc



	00 Report Cover
	01 Locator Map
	02 PRCA Plan
	01
	02
	heights03
	heights04
	heights05
	heights06
	heights07
	heights08
	heights09
	heights10
	heights11
	heights12
	heights13
	heights14
	heights15
	heights16
	heights17
	heights18
	heights19
	heights20
	heights21
	heights22
	heights23
	heights24
	PRCA B-846 03-15-13 Supplemental Sheets.pdf
	PRC SUBMISSION-FINAL-130315.pdf
	21103-Sheet-25of44-130315
	21103-Sheet-26of44-130315
	21103-Sheet-27of44-130315
	21103-Sheet-28of44-130315
	21103-Sheet-29of44-130315
	21103-Sheet-30of44-130315
	21103-Sheet-31of44-130315
	21103-Sheet-32of44-130315
	21103-Sheet-33of44-130315
	21103-Sheet-34of44-130315
	21103-Sheet-35of44-130315

	1223_Fairfax Co_draft


	03 Staff Report
	04 Development Conditions
	05 Statement of Justification
	06 Previous Approval
	07 WDU
	08 FCDOT
	09 DPZ-PD
	10 UFMD
	11 FCPA
	12 FCFD
	13 Sanitary Sewer
	14 FCWA
	15 SDID
	16 Glossary

