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

July 10, 2013 

Benjamin F. Tompkins 
Reed Smith LLP 
3110 Fairview Park Drive, Suite 1400 
Falls Church, VA 22042-06811 

RE: Planned Residential Community Application PRCA B-846 

Dear Mr. Tompkins: 

At a regular meeting of the Board of Supervisors held on July 9, 2013, the Board approved 
Planned Residential Community Application PRCA B-846 in the name of JBG/RIC, L.L.C. 
and RIC Retail, L.L.C. The Board's action amends this PRC Plan associated with Rezoning 
Application RZ B-846 to permit mixed use development with a total Floor Area Ratio (FAR) 
of 2.8. The subject property is located on the west side of Sunrise Valley Drive, approximately 
900 feet northwest of its intersection with Reston Parkway, on approximately 9.96 acres of 
land zoned PRC in the Hunter Mill District [Tax Map 17-3 ((3)) 1C and 1D ] and is subject to 
the following development conditions: 

1. The following conditions supersede all previously approved development conditions 
that affect the Property. If a conflict arises between these conditions and the PRCA 
Plan, these conditions shall govern. 

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

3. Density credit shall be reserved for the Property as provided by Section 2-308 of the 
Zoning Ordinance for all dedications described herein and/or as shown on the PRCA 
Plan or as subsequently made at the time of site plan approval or otherwise. 
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4. 	Upon demonstration by the applicant that, despite diligent efforts or due to factors 
beyond the applicant's control, the applicant will be or has been delayed in the 
completion of one or more of the obligations or improvements required by these 
conditions (such as the inability to secure necessary permission for utility 
relocations, necessary permission for traffic signal equipment locations, or VDOT 
approval for traffic signals) beyond the timeframes set forth in these conditions, 
the Zoning Administrator may agree to a later date for the fulfillment/completion 
of such obligations or improvements, provided the applicant otherwise is in 
substantial conformance with these conditions. 

5. 	The maximum non-residential gross floor area ("GFA") that may be constructed 
on the Property is 573,225 square feet and the maximum number of residential 
units is 498, both are exclusive of any cellar space and inclusive of workforce 
dwelling units. The applicant reserves the right to construct a lesser amount of 
GFA or lesser amount of units. Additionally, the applicant reserves the right to 
pursue a Proffered Condition Amendment (PCA) for bonus density associated 
with the provision of workforce dwelling units (WDUs). 

Universal Design 

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

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

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

Housing 

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

Reston Parkway Frontage 

8. 	The applicant shall construct a right-turn lane and entrance from Reston Parkway 
as shown on the PRCA Plan. The applicant shall design and construct the right- 
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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. The construction -of property access from Reston 
Parkway and sidewalk along Reston Parkway are subject to VDOT approval. A 
crosswalk across the entrance shall be designed and constructed that provides a 
safe and adequate pedestrian movement subject to the approval of FCDOT and 
VDOT. 

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

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

11. The location and design of the interim and ultimate right turn lane and access 
point along Reston Parkway shall be subject to the review and approval of VDOT. 

Sunrise Valley Drive Frontage 

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

Wayfinding and Directional Signs 

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

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

15. Sidewalks shall be constructed by the applicant concurrent with the construction 
of the associated streetscape. The pedestrian circulation plan shown on Sheet 15 
of the PRCA Plan shall be constructed to meet ADA and ADAAG requirements 
and guidelines. All internal sidewalks shall be maintained by the applicant. The 
pedestrian facility along Sunrise Valley Drive shall be maintained by the 
applicant in accordance with VDOT policy concerning private sidewalks in public 
right-of-way, as applicable. Sidewalk improvements along Reston Parkway, 
wholly located within existing or proposed rights-of-way, shall be publically 
maintained. The applicant shall provide wayfinding signs to direct pedestrians 
from Sunrise Valley Drive through the Property to Reston Parkway. The 
applicant shall not erect permanent obstructions to prevent pedestrian travel from 
Sunrise Valley Drive to Reston Parkway as generally shown on Sheet 15 of the 
PRCA Plan. 

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

17. The frontage improvements along Sunrise Valley Drive shall be designed with the 
streetscapes generally as shown on the PRCA Plan. The location of street trees, 
residential entrances, street furniture, and streetscape layout may be adjusted as 
part of final engineering and design to accommodate the underground utilities, the 
specific needs of retail tenants, and sight lines. 

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 on a continual basis. 

Bicycle Facilities 

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

A. One long term bicycle parking space for the first 7,500 square feet or portion 
thereof of office gross floor area and one additional short term space for each 
additional 20,000 square feet or portion thereof of office gross floor area; 
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B. One long term bicycle parking space for every three multifamily residential 
units or portion thereof and one short term space for every 50 multifamily 
residential units or portion thereof; 

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

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

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

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

Bus Shelters 

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

Traffic Signal Warrant Study 

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

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

26. Should the warrant study determine that a traffic signal at such location(s) is 
warranted, then, prior to the issuance of the first RUP or Non-RUP, as applicable, 
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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 25% 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 th  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 Work 
Plan shall be submitted to FCDOT for approval prior to initial site plan 
approval. The TDM Work Plan shall be adopted and implemented prior to 
the issuance of the first RUP or Non-RUP. The TDM Work Plan should 
outline the components of the TDM Work Plan and may be subsequently 
adjusted by mutual agreement between the applicant (and subsequent 
UOAIHOA/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 Work Plan should be noted in the Annual 
Report described below. 

C. The following is a list of strategies, in addition to others that may be 
outlined in the TDM Work 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- 
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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. 

(4) Participate in a larger Transportation Management Association 
should one be established for this area. 

(5) Incentive Fund — The TDM Incentive Fund is an account into 
which the building owners, through the TC, shall deposit 
contributions to fund a multimodal incentive program for initial 
purchasers/lessees within Reston Heights. Such contributions shall 
be made one time on a building by building basis at the rate of 
$0.02 per gross square foot of new office or residential uses to be 
constructed on the Property and provided prior to the issuance of 
the first RUP or Non-RUP for each individual building. In 
addition to providing transit incentives, such contributions may 
also be used for enhancing/providing multimodal facilities within 
and proximate to the Property, such as a shuttle. 

D. 	Surveys. One year following build-out of the Property and every other 
year thereafter, the Transportation Coordinator will administer a survey of 
residents and office workers on the Application Property and report the 
survey results to FCDOT, subject to the flexibility in reporting provisions 
set forth in Paragraph H below. For purposes of this TDM agreement, 
build-out of the Application Property shall be deemed to occur upon when 
80% of the RUPs and Non-RUPs have been issued. The survey shall 
include, at a minimum, details regarding the number of times per week the 
resident commutes, the mode of transportation for commuting purposes, 
and his or her work destination and shall be approved by FCDOT prior to 
distribution. 

E. 	Annual Reporting. One year following build-out of the Property and every 
year thereafter, the effectiveness of the TDM strategies shall be evaluated 
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and reported to FCDOT, subject to the flexibility in reporting provisions 
set forth in Paragraph H below. 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 th, the applicant will be subject to a non-
compliance fee as outlined in J below. 

F. TDM Remedy Fund.  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. If any annual report demonstrates that the 
baseline trip reduction has not been met, then prior to FCDOT approval of 
the revised TDM Work Plan as outlined below in subparagraph G(4), the 
applicant shall make a one-time contribution of $0.20 per square foot of 
commercial, excluding retail, and $0.10 per square foot of residential to 
the TDM Remedy Fund. Moneys from the TDM Remedy Fund shall be 
drawn on by the applicant/successor or COA only for purposes of 
immediate need of TDM funding and may be drawn upon prior to any 
TDM Budget adjustments. 

G. Trip Generation  Counts - 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 and report this evaluation to 
FCDOT. Trip generation counts shall be initially collected at one year 
following build-out of the Property and shall be collected every other year 
thereafter, subject to the flexibility in reporting provisions set forth in 
subparagraph H below. 

(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. 
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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 Work Plan 
to FCDOT for review and approval 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 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. Each year the 
baseline trip reduction goal is not met, the TDM Remedy Fund 
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withdrawal described in subparagraph G(5) above shall be 
transferred to the operating budget for the TDM Work Plan. The 
applicant shall repeat this transfer each subsequent year that the 
trip reduction goal is not met. 

H. 	Flexibility in Reporting - If three consecutive surveys conducted in 
accordance with subparagraph D above and three trip generation counts 
conducted in accordance with subparagraph G(1) above reveal that the trip 
reduction thresholds have been met after build-out of the Property as 
defined herein, then no further trip generation 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. 

(1) Upon three consecutive demonstrations, via surveys and trip 
generation counts, that the trip reduction goals have been met once 
the Property reaches buildout, the Remedy Fund may be dissolved 
and all remaining monies shall be returned to the applicant. 

(2) If the programmatic elements of the TDM Program are changed in 
such a way that would require new trip generation counts to be 
collected, and if the trip generation data reveals that the baseline 
trip reduction goals are not being met, then the applicant shall 
establish the Remedy Fund as outlined in subparagraph F above if 
such Remedy Fund was never established. If such Remedy Fund 
was established but has been returned to the applicant per 
subparagraph H(1) above, then the Remedy Fund shall be 
reestablished in an amount equal to the funds returned to the 
applicant. If the Remedy Fund is reestablished then subparagraph 
H(1) shall again apply. 

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

J. 	If the TC fails to timely submit a report to FCDOT as required by this 
condition, the TC will have 60 days within which to cure such violation 
following notice. If after such 60 day period the TC has not submitted the 
delinquent report, then the applicant shall be subject to a penalty of $75 
per day not to exceed $27,375 for any one incident. Such penalty shall be 
payable to Fairfax County. 
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Urban Design 

28. The quality, character and massing of all the buildings shown in the PRCA Plan 
shall be in substantial conformance with the illustrative architectural elevation 
drawings, perspectives and cross sections shown on Sheets 25-35 of the PRCA 
Plan. Modifications may be permitted and may not require an amendment to the 
PRCA Plan provided the changes are in substantial conformance with the quality, 
character and massing set forth on Sheets 25-35 of the PRCA Plan as determined 
by the Zoning Administrator. As an alternative, the quality, character and 
massing of Building D and Building E may be adjusted so long as they are in 
substantial conformance with the illustrative architectural elevation drawings and 
Alternative Building Data Chart attached as Exhibit A of these Development 
Conditions. 

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

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

31. Notwithstanding the notes accompanying the Building Data Chart on Sheet 2 of 
the PRCA Plan, land uses, gross floor area and building heights shall be 
substantially conform to the Building Data Chart. No transfer of density and no 
modifications of building height may be permitted unless via the minor 
modification process outlined in Sect. 16-203 of the Zoning Ordinance or unless 
they are in substantial conformance with Exhibit A of these Development 
Conditions. 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. 
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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 
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). 
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39. 	All planting sites above garage and retail spaces shall provide a minimum of 36 
inches in soil depth. For any trees classified as Category III or IV trees in the 
PFM, such plantings shall also meet the soil volume requirements specified in 
Condition 40 below. 

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

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

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

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

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

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

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

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

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

42. 	All plantings for the residential amenity courtyard shall provide adequate soil area 
and depth for the proposed plantings. Planting designs that can achieve long-term 
health and functionality may be reviewed and approved by UFMD. Such 
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. 
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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. Prior to the first residential building plan approval, the applicant shall provide to 
the Environment and Development Review Branch of DPZ an acoustical study for 
review and approval, in accordance with DPZ's established guidelines for such 
study at the time of PRCA Plan approval, to assess the impact of transportation 
noise from Reston Parkway and Sunrise Valley Drive on the proposed 
development based on final site grades and future traffic volumes. In order to 
reduce interior noise to a level of approximately 45 dBA DNL within a highway 
noise impact zone of DNL 65-70 dBA, the applicant shall employ acoustical 
treatment measures reasonably satisfactory to DPWES. 

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

Energy Efficiency 

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

50. The applicant will include, as part of future building plan design submissions for 
office buildings, a list of specific credits within the version of the U.S. Green 
Building Council's Leadership in Energy and Environmental Design - Core and 
Shell rating system (LEED43-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 
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applicant anticipates attaining. A LEED-accredited professional (LEED-AP) who 
is also a professional engineer or licensed architect will provide certification 
statements at both the time of site plan review and the time of building plan 
review confirming that the items on the list will meet at least the minimum 
number of credits necessary to attain LEED Silver certification of the building(s) 
shown on such plans. 

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

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

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

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

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

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

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. 

Sincerely, 

edjkittit04 

Catherine A. Chianese 
Clerk to the Board of Supervisors 

Cc: Chairman Sharon Bulova 
Supervisor Catherine Hudgins, Hunter Mill District 
Tim Shirocky, Acting Director, Real Estate Division. Dept. of Tax Administration 
Barbara Berlin, Director, Zoning Evaluation Division, DPZ 
Diane Johnson-Quinn, Deputy Zoning Administrator, Dept. of Planning and Zoning 
Angela K. Rodeheaver, Section Chief, Transportation. Planning Division 
Audrey Clark, Director — Building Plan Review, DPWES 
Department of Highways-VDOT 
Sandy Stallman, Park Planning Branch Manager, FCPA 
Planning Commission 
Lee Ann Tender, Office of Capital Facilities/Fairfax County Public Schools 
Karyn Moreland, Chief Capital Projects Sections, Dept. of Transportation 
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APPROVED DEVELOPMENT CONDITIONS 

PRCA B-846 

May 21, 2013 

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

General 

1. The following conditions supersede all previously approved development 
conditions that affect the Property. If a conflict arises between these conditions 
and the PRCA Plan, these conditions shall govern. 

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

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

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

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



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

Universal Design 

	

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

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

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

Housing 

	

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

Reston Parkway Frontage 

	

8. 	The applicant shall construct a right-turn lane and entrance from Reston Parkway 
as shown on the PRCA Plan. 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. The construction of property access from Reston 
Parkway and sidewalk along Reston Parkway are subject to VDOT approval. A 
crosswalk across the entrance shall be designed and constructed that provides a 
safe and adequate pedestrian movement subject to the approval of FCDOT and 
VDOT. 

	

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

	

10. 	The applicant shall designate a liaison to coordinate with the appropriate officials 
from FCDOT, VDOT, MWAA, and any other necessary agencies to ensure that 
the construction of the right-in access and turn lane does not conflict with the 
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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. The applicant shall install wayfinding signs for motorists heading south on the 
drive aisle behind Buildings A and B directing them to use the southern access 
point or the parking garage in order to head south on Sunrise Valley Drive. 

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

Pedestrian Facilities 

15. Sidewalks shall be constructed by the applicant concurrent with the construction 
of the associated streetscape. The pedestrian circulation plan shown on Sheet 
15 of the PRCA Plan shall be constructed to meet ADA and ADAAG 
requirements and guidelines. All internal sidewalks shall be maintained by the 
applicant. The pedestrian facility along Sunrise Valley Drive shall be maintained 
by the applicant in accordance with VDOT policy concerning private sidewalks in 
public right-of-way, as applicable. Sidewalk improvements along Reston 
Parkway, wholly located within existing or proposed rights-of-way, shall be 
publically maintained. The applicant shall provide wayfinding signs to direct 
pedestrians from Sunrise Valley Drive through the Property to Reston Parkway. 
The applicant shall not erect permanent obstructions to prevent pedestrian travel 
from Sunrise Valley Drive to Reston Parkway as generally shown on Sheet 15 of 
the PRCA Plan. 

16. Internal sidewalks shall provide a minimum of 5 feet of clear pedestrian walking 
area irrespective of proposed streetscape elements. All sidewalks shall provide 
a linear path for pedestrians to avoid conflicts with street furniture, lighting poles, 
landscaping, or other similar features. 
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17. 	The frontage improvements along Sunrise Valley Drive shall be designed with 
the streetscapes generally as shown on the PRCA Plan. The location of street 
trees, residential entrances, street furniture, and streetscape layout may be 
adjusted as part of final engineering and design to accommodate the 
underground utilities, the specific needs of retail tenants, and sight lines. 

	

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 on a continual basis. 

Bicycle Facilities 

	

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

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

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

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

	

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

	

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

	

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

Bus Shelters 

	

23. 	If approved with the traffic signal plan for the below intersection, the applicant 
shall relocate the existing bus stop that is presently located on the northeast side 
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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. If warranted at any time after approval of this application, the applicant shall 
design and install a signal at the Property's central access intersection with 
Sunrise Valley Drive. 

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

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

Transportation Demand Management (TDM) 

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

A. 	Mass transit, ride-sharing, and other transportation strategies shall be 
utilized to reduce baseline trips generated from the Property during peak 
hours by a minimum of 25% 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 th  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. 
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B. In order to meet the trip reduction goals set forth above, a TDM Work Plan 
shall be submitted to FCDOT for approval prior to initial site plan approval. 
The TDM Work Plan shall be adopted and implemented prior to the 
issuance of the first RUP or Non-RUP. The TDM Work Plan should 
outline the components of the TDM Work Plan and may be subsequently 
adjusted by mutual agreement between the applicant (and subsequent 
U0A/H0A/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 Work Plan should be noted in the Annual 
Report described below. 

C. The following is a list of strategies, in addition to others that may be 
outlined in the TDM Work 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. 

(4) Participate in a larger Transportation Management Association 
should one be established for this area. 

(5) Incentive Fund — The TDM Incentive Fund is an account into which 
the building owners, through the TC, shall deposit contributions to 
fund a multimodal incentive program for initial purchasers/lessees 
within Reston Heights. Such contributidns shall be made one time 
on a building by building basis at the rate of $0.02 per gross square 
foot of new office or residential uses to be constructed on the 
Property and provided prior to the issuance of the first RUP or Non-
RUP for each individual building. In addition to providing transit 
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incentives, such contributions may also be used for 
enhancing/providing multimodal facilities within and proximate to 
the Property, such as a shuttle. 

D. Surveys. One year following build-out of the Property and every other year 
thereafter, the Transportation Coordinator will administer a survey of 
residents and office workers on the Application Property and report the 
survey results to FCDOT, subject to the flexibility in reporting provisions 
set forth in Paragraph H below. For purposes of this TDM agreement, 
build-out of the Application Property shall be deemed to occur upon when 
80% of the RUPs and Non-RUPs have been issued. The survey shall 
include, at a minimum, details regarding the number of times per week the 
resident commutes, the mode of transportation for commuting purposes, 
and his or her work destination and shall be approved by FCDOT prior to 
distribution. 

E. Annual Reporting. One year following build-out of the Property and every 
year thereafter, the effectiveness of the TDM strategies shall be evaluated 
and reported to FCDOT, subject to the flexibility in reporting provisions set 
forth in Paragraph H below. 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 th , the applicant will be subject to a non-
compliance fee as outlined in J below. 

F 	TDM Remedy Fund. 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. If any annual report demonstrates that the 
baseline trip reduction has not been met, then prior to FCDOT approval of 
the revised TDM Work Plan as outlined below in subparagraph G(4), the 
applicant shall make a one-time contribution of $0.20 per square foot of 
commercial, excluding retail, and $0.10 per square foot of residential to 
the TDM Remedy Fund. Moneys from the TDM Remedy Fund shall be 
drawn on by the applicant/successor or COA only for purposes of 
immediate need of TDM funding and may be drawn upon prior to any TDM 
Budget adjustments. 

G. 	Trip Generation  Counts - 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 and report this evaluation to 
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FCDOT. Trip generation counts shall be initially collected at one year 
following build-out of the Property and shall be collected every other year 
thereafter, subject to the flexibility in reporting provisions set forth in 
subparagraph H below. 

(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 Work Plan 
to FCDOT for review and approval 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 based on the following scale: 
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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. Each year the 
baseline trip reduction goal is not met, the TDM Remedy Fund 
withdrawal described in subparagraph G(5) above shall be 
transferred to the operating budget for the TDM Work Plan. The 
applicant shall repeat this transfer each subsequent year that the 
trip reduction goal is not met. 

H. 	Flexibility in  Reporting - If three consecutive surveys conducted in 
accordance with subparagraph D above and three trip generation counts 
conducted in accordance with subparagraph G(1) above reveal that the, 
trip reduction thresholds have been met after build-out of the Property as 
defined herein, then no further trip generation 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. 

(1) Upon three consecutive demonstrations, via surveys and trip 
generation counts, that the trip reduction goals have been met once 
the Property reaches buildout, the Remedy Fund may be dissolved 
and all remaining monies shall be returned to the applicant. 

(2) If the programmatic elements of the TDM Program are changed in 
such a way that would require new trip generation counts to be 
collected, and if the trip generation data reveals that the baseline 
trip reduction goals are not being met, then the applicant shall 
establish the Remedy Fund as outlined in subparagraph F above if 
such Remedy Fund was never established. If such Remedy Fund 
was established but has been returned to the applicant per 
subparagraph H(1) above, then the Remedy Fund shall be 
reestablished in an amount equal to the funds returned to the 
applicant. If the Remedy Fund is reestablished then subparagraph 
H(1) shall again apply. 
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I. If subsequent trip counts reveal that the trip reduction thresholds are not 
being met, then the annual counts and surveys shall again be required as 
described in subparagraphs D, E, G(1) until such time as three 
consecutive trip counts reveal that the trip reduction thresholds are met. 

J. If the TC fails to timely submit a report to FCDOT as required by this 
condition, the TC will have 60 days within which to cure such violation 
following notice. If after such 60 day period the TC has not submitted the 
delinquent report, then the applicant shall be subject to a penalty of $75 
per day not to exceed $27,375 for any one incident. Such penalty shall be 
payable to Fairfax County. 

Urban Design 

28. The quality, character and massing of all the buildings shown in the PRCA Plan 
shall be in substantial conformance with the illustrative architectural elevation 
drawings, perspectives and cross sections shown on Sheets 25-35 of the PRCA 
Plan. Modifications may be permitted and may not require an amendment to the 
PRCA Plan provided the changes are in substantial conformance with the quality, 
character and massing set forth on Sheets 25-35 of the PRCA Plan as 
determined by the Zoning Administrator. As an alternative, the quality, character 
and massing of Building D and Building E may be adjusted so long as they are in 
substantial conformance with the illustrative architectural elevation drawings and 
Alternative Building Data Chart attached as Exhibit A of these Development 
Conditions. 

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

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

31. Notwithstanding the notes accompanying the Building Data Chart on Sheet 2 of 
the PRCA Plan, land uses, gross floor area and building heights shall be 
substantially conform to the Building Data Chart. No transfer of density and no 
modifications of building height may be permitted unless via the minor 
modification process outlined in Sect. 16-203 of the Zoning Ordinance or unless 
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they are in substantial conformance with Exhibit A of these Development 
Conditions. 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), 
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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 
shown on Sheet 12 of the PRCA Plan. This manner of satisfying the applicable 
Zoning Ordinance provisions shall be subject to the review and approval of the 
Department of Public Works and Environmental Services (DPWES). 

39. All planting sites above garage and retail spaces shall provide a minimum of 36 
inches in soil depth. For any trees classified as Category III or IV trees in the 
PFM, such plantings shall also meet the soil volume requirements specified in 
Condition 40 below. 

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

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

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

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

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

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

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

G. Applicant shall contact UFM (703-324-1770) at least 3 business days prior 
to installation of trees, and provide an opportunity for UFM staff to verify 
conformance with these requirements. 
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41. 	Notwithstanding the details shown in the approved PRCA Plan, the use of 
structural soils shall be prohibited on the subject properties. 

	

42. 	All plantings for the residential amenity courtyard shall provide adequate soil area 
and depth for the proposed plantings. Planting designs that can achieve long-
term health and functionality may be reviewed and approved by UFMD. Such 
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 
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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. 

Noise Mitigation 

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

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

Energy Efficiency 

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

50. The applicant will include, as part of future building plan design submissions for 
office buildings, a list of specific credits within the version of the U.S. Green 
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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 
is also a professional engineer or licensed architect will provide certification 
statements at both the time of site plan review and the time of building plan 
review confirming that the items on the list will meet at least the minimum number 
of credits necessary to attain LEED Silver certification of the building(s) shown on 
such plans. 

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

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

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

D. If the applicant provides to the Environment and Development Review 
Branch of DPZ, within eighteen months of issuance of the final Non-RUP 
for the building, documentation demonstrating that LEED certification for 
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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 
the county budget supporting implementation of county environmental 
initiatives. 

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

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

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

This approval, contingent on the above noted conditions, shall not relieve the 
applicant from compliance with the provisions of any applicable ordinances, regulations, 
or adopted standards. The applicant shall be himself responsible for obtaining the 
required Residential and Non-Residential Use Permits through established procedures. 
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2 P 1  LEVEL 
- ELEV *400 414 SPACES 
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P4-P2 LEVELS 
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- ELEV *440 457 SPACES 
- ELEV *450 .4457 SPACES 
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- ELEV *400.5 	230 SPACES 

GROUND FLOOR LEVEL 
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UPPER LEVELS 

	

ELEV *491 	214 SPACES 

	

- ELEV *502 	214 SPACES 

SUBTOTAL 420 SPACES 

NOTES: 
1) PARKING SPACES WA BE PROVIDED GENERALLY AS SHOWN. APPLICANT 
RESERVES THE RICK TO ADJUST THE NUMBER AND/OR LOCATION OF THE 
PARKING SPACES AT TIME OF FINAL SITE PLAN, AS LONG AS THE MINIMUM 
NUMBER OF SPACES IS PROVIDED IN ACCORDANCE 96111 ARTICLE II OF 111E 
FAIRFAX COUNTY ZONING ORDINANCE APPLICANT RESERVES THE RIGHT TO 
PURSUE A PARKING REDUCTION IN ACCORDANCE 111TH THE FAIRFAX COUNTY 
ZONING ORDINANCE 

2) ALL PARKING SPACES ME 8.5)(15' AND DRIVE AISLES ARE 24' WIDE UNLESS 
ORIERMISE /101110 ON THE PLAN. 

,110/111.1U311risOADIA/R12 
SHOWN 

DO9tEliIrs5HET&MEET THE ZONING ORDINANCE 

4) THE PARKING GARAGE WILL MEET ALL IRE NECESSARY ADA REQUIREMENTS 
IWO HC SPACE DESIGNALIGNS PILL BE PROVIDED WIN INE FIN. DESIGN. 

5) THIS SWEET MR PAWING DIFORMA11014 MY. FOR PEDES1WAN AND 
VEHICULAR ENTRANCES SEE SHEETS 14-16.  
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- ELEV *513 	169 SPACES 
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SITE 

LAND USE MAP PROPOSED CONDITIONS 
SCALE 1.4500.  

SOILS MAP 
v. 1 . -5110 

DOIESIRSAIL-YAIMILMMOIROMMI 
WATER IMPOUNDMENTS CO COST WITHIN THE nom. eirumacE AREA OF THE 
PROPOSED LAP/ D 	 1:4741 AGTVITY. 

ERIC £ SIEGE, PR, planar, 
SIGNATURE: 	  DATE: 	10/1351  

Pint ...Bon nosoff • Point B 
02 • 14.84 cfs 
Q10 • 108.02 cfs 

Pod ...on nsnolf 0 Point A 
02 • 14.84 Me ♦ 12.18 106 • 27.02 M. 
010 • loam cf. f 17.98 M. • 137.68 M. 

STORMWATER MANAGEMENT EIMP NARRATIVE 
THE PROPOSED DEVELOPMENT CONMSTS OF TWO (2) OFFICE BUILDINGS. 
TWO ABOVE GROUND PARKING STRUCTURES. ONE (1) STORMWATER 
DETETPON POND. UNDERGROUND ununEs ANO SURFACE PARKING. THE 
SITE COMPRISES OF 35.5 ACRES WITH THREE (3) EXISTING OFFICE 
BUILDINGS ANO ONE COSDING WET P.D. WHICN ARE TO REIM. THE 
SITE IS LOCATED IN THE SUGARLAND RUN WATERSHED. ONE 0) WET 
PONDS IS BEING PROPOSED AS PART OF THE OVERALL DEVELOPMENT. 
THE PROPOSED POND WILL BE LOCATED WEST OF THE asoNc MAIN 
ENTRANCE OH THE SOUTHWESTERN PORTON OF TOE SITE. BOTH PONDS 
WILL REDUCE PEAK FLOWS ON TM 2 VEIN MO 10 TEAR STORM EVIFITS 
TO AT LEAST PREDEVELOPED CONINDONS AND WILLALSO PROVIDE 
ADEQUATE BOP STORAGE TO SATS, FNRFAX COUNTY REQUIREMENTS. 
BOTH PONDS WILL BE ORNATELY OWNED PIO ILNINNHED. 

OUTFALL NARRATIVE 
RUNOFF FROM THE SITE WILL BE COLLECTED RI A STORM SEWER SYSTEM 
WITH DROP INLETS ADEQUATELY SIZED TO INTERCEPT TIE 10 YEAR STORM 
FLOWS. THESE MOWS WILL TIEN BE CONVEYED THROUGH A CLOSED 
CONDUIT ORANAGE SYSTEM OF ADEQUATE .DACITY TO A PROPOSED 
STORMWATER MANAGEMENT AND BHP WET POND. .5 POND WILL ALSO 
CONT. 0103171 DRAINAGE FLOWING INTO THE SITE VA AN DOTING IlEr 
RCP ACROSS RESTON PARKWAY. PAS offsrte RUNOFF WILL BE 
INTERCEPTED BY A MANHOLE STRUCTURE AND 	

TH
EY .GMRGROUND 

INTO THE WET POND. THE POND WILL DISCHARGE THROUGH AN 
ADEQUATE SYSTEM OF PIPES NM ONE OF TWO WET POPP WHICH 
PROVIDES DETENTION AND BIM TO THE REMAINDER OF THE STE .15 
POND WTI. DISCHARGE THROUGH A SYSTEM OF PIPES OF ADEQUATE 
CAPACITY INTO AN ENGINEERED CONCRETE CHANNEL WHICH OUTFALLS INTO 
AN DIVING TINPLE BO' CLIP PPES. THE HEADWATER CONDITION ON THE 
COSTING FMB PROVIDES ADEOUTE DEPTH AND FREEBORD AND 
FUNCTIONS WTI INLET CONTROL THIS SYSTEM OUTFALLS INTO AN 
EXISTNG CONCRETE TRAPEZOIDAL CHANNEL OF ADEQUATE .PACITY WITH 
BED AND DIMS LOCATED WITHIN AN .151114 STORM DRAINAGE 
EASEMENT. THE ANALYSIS OF THIS CILMINEL IS PROINDED ON SHEET 531. 

FLOWS FROM TIE 2, 10, AND 100 TEAR STORMS ARE DETAINED BY THE 
COSTING AND PROPOSED WET PONDS SUCH TAT THE 
POST-DEVELOPMENT OUTFLOW FROM THE SITE IS LESS TARN ORE 
PRE-DEVELOPMENT OUTFLOW. IN ADDITON. THE COMBINDED PRIMARY 
AND EMERGENCY SPILLWAY IS ADEQUATE TO CONTAIN THE 100 YEAR AND 
1.5.100 YEAR FLOOD VDTS WRTIOUT OVERTOPPING THE DAM PER 
SECTION 5-1603.2C THE PRINCIPLE SPILLWAY MUST CONVEY THE ENTRE 
25 YEAR 10.000. ANALYSIS OF THE 25 YEAR FLOOD WAS NOT 
PERFORMED WITH THE CONSTRUCTON OF COPTIC PPP 1, SO WE 25 
YEW STORM ELEVATION WAS ASSUMED TO BE 402.91% OR 0.5' AMP 
THE 10 YEAR FLOOD ELEVATION. THIS 26 TUN FLOOD ELEVATION IS 
BELOW TM 403.0.  ELEVATION AT THE TOP OF THE SPILLWAY DAM. 

SINCE THE EXISTING PIPE AND CHANNEL SYSTEMS FOR THIS OUTFALL 
HAVE ADEQUATE CAPACITY TO HANDLE THE FLOWS GENERATED BY THE 
PROPOSED DEVELOPEMENT WITIOUT ANY ADVERSE IMPACT TO DOWNSTREAM 
PROPERTIES (SEE OUTFALL ADEQUACY COMPUTATIONS AND CHANNEL 
CROSS SECTIONS ON SHEET 31). ADEQUATE OtRFALL COSTS FOR THE 
SITE 

IRDISOLREADZIEILIILIIIZALL 
IT IS ME OPINION OF URBAN ENGINEEFANG AND 7050.P. TIM WE SITE IS 
ADEOUATELY DRAINED ONSITE AND MULLS NIEQUATELY TO EASING (WW1 
SWM/BMP FACILDIES. >4(  

ORE S. SIEGE. P.C. PROOF. 

ST-10 RkoRaTTVI.  
tP.10 DISTURBING ACTMITY FOR THIS SITE WAS POINTED WITH FNRFAX COUNTY 

SITE PLAN /9001-SP-001, APPROVED MAY 4. 1995. NO ADDITIONAL LAND 
DISTURBING ACM, BEYOND THAT PERMITTED BY 8001-SP-001 IS PROPOSED WITH 
THIS SITE Pt" THEREFORE AS DISCUSSED ANO AGREED TO WITH FAIRFAX COUNTY 
5T0,7 SW-10 REQUIREMENTS DO NOT APPLY TO THIS PLAN. 
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.arch 13, 1969 

Dossi L. Nage, 
Oulf Bate, In, 
Nom.. Office 
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'Dear Die: 
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described 	 follows: O. legal description attached herewith) 
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ix tubj.t to the use regulations of said 570 
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Curving Vertical Fin (Option 1) 

Materials: Stainless steel panels 

Galvanized metal 
Prefinished Metal panels 
Fiber cement panels 

Precast concrete panels 
Synthetic wood siding 

Synthetic Wood Slats Option 2) 

Materials: Synthetic wood slats of varying depths and thickness, screen patterns may vary 

Fiber cement slats of varying depths and thicknesses, screen patterns may vary 

'All of the synthetic wood slat options can be either fully vegetated green screens or simple architectural screens 

Metal Frame Panels (Option 3) 

Materials: Galvanized metal panels with lain grilles or cables 

Aluminum frame panels with infill grilles or cables 

Prefinished metal frame with prefinished metal grille panels 
Synthetic wood siding 

*All of the metal frame pan I options can be either fully vegetated green screens or simple archltectufal screens 
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PRCA B.845 Disclaimer. 
For Illustrative Purposes Only. 

March 15. 2013 

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

raft. 	""""T47  

Precedents 

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

Reston Heights 

Key Plan 

RESIDENTIAL AMENITY 
PERSPECTIVES & PRECEDENTS 

sheet: 38 of 44 

OLIN 

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

Perspectives 

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



BUILDiN0 C 	 BUILDING 

MaDV*1111 

Reston Heights -Suggested Materials & Furnishings 

Materials 	 Furnishings 

Cast in place concrete 	 Bike racks 

Precast concrete pavers 	 Specialty lighting 

Masonry unit pavers 	 Bollards 

Permeable paving systems 	 Tree grates 

Bituminous pavement 	 Silva cell or equal paving systems 

Brick 	 Sprayground/ water features 

Granite 	 Trash receptides 

Limestone 	 Public art Installations 

Bluestone 

Other natural stone options 

Metals 

'Note: Landscape site materials to compliment color and character of 

architectural materials. See precedent imagery for possible 

material examples. 

Reston Heights 

R ETAIL PLAZA 
PLAN ENLARGEMENT 
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Key Plan 

Reston Heights 

March 15, 2013 

.1.101.1.1.1/ 

OLIN 
Disclaimer. 

For Illustrative Purposes Only. 

REIVittPLAZA- PERSPECTIVES & PRECEDENTS 

Precedents 

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

Comcast Center, Philadelphia. PA 
This Image shows the use of stairs, walls, trees and Flamm patterns In a similar arrangement 
proposed for the Reston Heights retail plaza space. 

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

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

116  

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. 

RETAIL PLAZA 
PERSPECTIVES & PRECEDENTS 

sheet: 40 of 44 
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Precedents 

Vancouvec CN 
Precedent Image showing planting zone In relation to architectural stair elements. 

Victoria Mews, Princeton, NJ 

Precedent image shooting planting zones in relation to architectural slalr elements. 

STREETSCAPE 
SUNRISE VALLEY DRIVE 

PRECEDENTS AND PERSPECTIVES 
sheet: 42 of 44 

Disclaimer. 
For Illustrative Purposes Only. 

Reston Heights 

PROS 6.846 
OLIN 

March 15 2013 

Perspectives 

Key Plan 

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

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

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

. 	 , 	. 

Academy of theArtS, Philadelphia, PA 
Precedent linage showing paving patterns and curing bench features. Curving benched Could be 
used as an option for seating In are pedestrian zone along sundae valley drive. 



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

PLANTING DETAILS 
PLANTING & OPEN SOIL 
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Silva Cell Planting Detail- Section 
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FOR MOM 

   

   

Structural Soil Planting Detail w/ Concrete and Granite Pavers 

Detail Examples (All details subject to review and approval by applicable agencies) 
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Silva Cell Planting Detail- Plan View 

Structural Soil Planting Detail W/ Porous Paving 
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Reston Heights 

Queensway, Toronto, ON, CN 	 Silva Cell Axon 
Silva Cell during installation; the image 	The axonimetric view above shows a projected ideal of an Instated 
above shows the extent of root growth ca- 	street tree In an urban condition relative to paving. 
pacity as well as the potential of for paving to 
extend between street and sidewalk 

Bishops Gate, London, UK 	 Beringer Vineyards, Saint Helena, CA 
This precedent Is an example of a pay- 	This precedent shows permeable paving that allows for narrow plant- 
ing surface extended above structural soil 	ing spaces while providing adequate water and Oxygen to street trees. 
to help air and light infiltrate to established 	With proper maintenance the paving cobbles can be removed to acco- 
plants. 	 modate tree growth. 

PLANTING DETAILS 
PLANTING PRECEDENTS 
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bac 0 6ia-LMJ InL _ 
Telephbne Number 

Please .provide name and telephone number of contact if different from above: 

DO NOT WRI )4".,ELOW THIS SPACE c' 	p2 72 
Fee Paid Date application accepted: 

COUNTY OF FAIRFAX 	 APPLICATION No:  P k-C19 	- F4 6 - 
Department of Planning and Zoning 	(Assigned by staff) 

Zoning Evaluation Division 	 67‘2-/ 42-61---" 	 c-4-0-1,3cck 

12055 Government Center Parkway, Suite 801 
Fairfax, VA 22035 (703) 324-1290, TTY 711 
www.fairfaxeounty.gov/dpz/zoning/applications   

APPLICATION. FOR A PRC PLAN 
(PLEASE TYPE or PRINT IN BLACK INK) 

PETITION 	. 

TO Itig BOARD OF SUPERVISORS OP FAIRFAX COUNTY, VIRGINIA 
•I (We), 	 the applicant (s) request approval of a PRC Plan for 

the property described below and outlined in red on the Zoning Section Sheet(s) accompanying and made part of this application. 
• 

LEGAL S 	• ION: 
Reston Section 40 b'lk 1C, • 18271 140 

Reston Section 140 blk 1D 18948 1452 
Lot(s) 	 Blocks) 	Subdivision 	 Deed Book 	• 	' Page No 

DESCREPTI 
17 -3 3 . . 

17-3 	. • • 1D •• 	, • • 
. • ' . 616- 4' - 

Map No. 	Double Circle No. 	Single Circle No. • 
Parcel(s)/Lot(s) No. Total Acreago 

POSTAI, ADDRESS OF PROPERTY: 
11800 Sunrise Valley Drive, Reston, Virginia 

11842 Sunrise Valley Drive, Reston, Virginia 

 

 

*with Reston Parkway 

RECEWED 
Department of Plarinfrip Zoniw 

FEB 23 2011 

zoning Eraitialiqrt Pivigion 

ADVERTISING DISCRIPTION: xam le - North side of Lee Hi a 
West side of Sunrise Valley • Drive approx. 900 

PRESENT T-ISE! Mixed use  

a I 11X. 1000 foot west of its intersection with Newgate Blvd 
feet northeast .  Of its intersection * 
PROPOSED USE: Mixed use 

A 
The undersigned has the power to authorize and does hereby autllorize• Pairfax County staff representative on official business to eater on 
the subject property as neocisary to process the application. 

• Robert A. Lawrence 

Type or Print Name Reed Smith,. LLP 
3110 Fairview Park Dr/#1400 
Falls Church, VA 220'12 - 
Address 

MAGISTERUI.: DISTRICT: Hunter Mill  • OVERLAY DISTRICT (S); N  





PRCA -B -846 

Zoning Application Closeout Summary Report 

Printed: 7/31/2013 

General Information 

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

DECISION DATE: 	 07/09/2013 

CRD: 	 NO 

HEARING BODY: 	 BOS 

ACTION: 	 APPROVE 

STAFF COORDINATOR: 	 NICHOLAS ROGERS 

SUPERVISOR DISTRICT: 	 HUNTER MILL (PREV C 

DECISION SUMMARY: 

ON JULY 9, 2013, THE BOARD OF SUPERVISORS UNANIMOUSLY APPROVED PRCA B-846, ON A MOTION BY SUPERVISOR 

CATHERINE HUDGINS, SUBJECT TO DEVELOPMENT CONDITIONS DATED MAY 21, 2013. 

PRIOR TO HER MOTION, SUPERVISOR HUDGINS READ THE FOLLOWING STATEMENT INTO THE RECORD: 

THE APPLICANT WILL COOPERATE WITH THE VIRGINIA DEPARTMENT OF TRANSPORTATION (VDOT) AND THE FAIRFAX COUNTY 

DEPARTMENTOF TRANSPORTATION IN STUDYING AND IMPLEMENTING: (I) ANAT-GRADE CROSSING OF RESTON PARKWAY AND 

ASSOCIATED INTERSECTION IMPROVEMENTS GENERALLY TO MATCH UP WITH THE EXISTING ENTRANCE TO THE BROOKFIELD 

PROPERTY WEST OF RESTON PARKWAY (TAX MAP 17-3-((8))2A), OR (II) AN AT-GRADECROSSING OF RESTON PARKWAY AND 

ASSOCIATED INTERSECTIONIMPROVEMENTS GENERALLY AS SHOWN AS INTERSECTION 31 IN THE 4RMAG STUDY4 AND THE 

APPLICANT SHALL PARTICIPATE ONA PRO RATA BASIS WITH OTHER PROPERTY OWNERS IN THE VICINITY OF THE PROPERTY IN THE 

CONSTRUCTION OF SUCH AT-GRADE INTERSECTION IMPROVEMENTS (BUT EXCLUDING COSTS FOR RIGHT-OF-WAY AND 

EASEMENTS). THIS SHALL NOT PREVENT THEAPPLICANT FROM OBTAINING SITE PLAN APPROVALS CONSISTENT WITH THE PRCA 

PLAN PRIOR TO SUCH TIME AS THE INTERSECTION IMPROVEMENTS ARE APPROVED BY VDOT AND THE FAIRFAX COUNTY 

DEPARTMENT OF TRANSPORTATION. THE CONSTRUCTION OF SUCH IMPROVEMENTS SHALL NOT REQUIRE AN AMENDMENT OF 

THE PRCA PLAN 

APPLICATION DESCRIPTION: 

APPROVE THE PRC PLAN ASSOCIATED WITH DPA B-846 

Zoning Information 

Existing Zoning 	 Proposed Zoning 	 Approved Zoning 

DISTRICT 	AREA 	 DISTRICT 	AREA 	 DISTRICT 	 AREA 
PRC 	 9.96 ACRES 

Tax Map Numbers 

0173 ((03))( )0001 C 	 0173 ((03))( )0001 D 

7/31/2013 

Zoning Application Closeout Summary Report.rpt, created 02/14/2011 for Robert Harrison, sea num 4144383 



Approved Land Uses 

Zoning District PRC 

LAND USE 

MFD 

OFFC/GENRL 

RETAIL/EST 

DU'S 	RES LAND AREA 	ADU'S 	WDU'S  SEA 	EAR 	NREE_LAND_ABEA 

498 	 9.96 ACRES 	 60 

	

428,225 	0.99 	9.96 	 ACRES 

	

145,000 	0.33 

TOTALS 	498 
	

60 

7/31/2013 

Zoning Application Closeout Summary Report.rpt, croate.d 02/14/2011 for Robert Harrison, sec' num 4144383 



Approved Development Conditions DEVELOPMENT CONDFTION STATEMENT DATE: 05-21-2013 

DEVELOPMENT CONDITION DUE TRIG # TRIG EVENT CONTRIB 	EXPIR DTE 

OTHER - LAND USE 01-01-0001 0 SITE PLAN 0 	01-01-0001 

FRONTAGE IMPROVEMENTS 01-01-0001 0 N/A 0 	01-01-0001 

ARCHITECTURE-OTHER 01-01-0001 0 N/A 0 	01-01-0001 

INTERIM USE OF RIGHT-OF-WAY 01-01-0001 0 N/A 0 	01-01-0001 

PEDESTRIAN IMPROVEMENTS (CROSSWALKS / BRIDGES / SIGNAL) 01-01-0001 0 N/A 0 	01-01-0001 

LANDSCAPING-ENVIRONMENT 01-01-0001 0 N/A 0 	01-01-0001 

MINOR MODIFICATIONS 01-01-0001 0 N/A 0 	01-01-0001 

LANDSCAPE PLAN REQUIRED 01-01-0001 0 N/A 0 	01-01-0001 

SUBJECT TO SITE PLANS / SUBDIVISION PLATS 01-01-0001 0 N/A 0 	01-01-0001 

SWM / BEST MANAGEMENT PRACTICES (BMP) 01-01-0001 0 N/A 0 	01-01-0001 

SIGNAGE - TRANSPORTATION 01-01-0001 0 N/A 0 	01-01-0001 

RETURN PLANS FOR REVIEW (PC / BOS, ETC) 01-01-0001 0 N/A 0 	01-01-0001 

ENERGY EFFICIENCY 01-01-0001 0 N/A 0 	01-01-0001 

EXTENSION 01-01-0001 0 N/A 0 	01-01-0001 

OTHER - HOUSING 01-01-0001 0 N/A 0 	01-01-0001 

BICYCLE RELATED FACILITIES 01-01-0001 0 N/A 0 	01-01-0001 

ARCHITECTURE BUILDING MATERIALS/ COLORS 01-01-0001 0 N/A 0 	01-01-0001 

PUBLIC AMENITIES 01-01-0001 0 N/A 0 	01-01-0001 

NOISE ATTENUATION (STUDY/ WALL) 01-01-0001 0 N/A 0 	01-01-0001 

RIGHT OF WAY- DEDICATION 01-01-0001 0 N/A 0 	01-01-0001 

COMMUNITY COORDINATION / LIAISON 01-01-0001 0 SITE PLAN 0 	01-01-0001 

BICYCLE RELATED FACILITIES 01-01-0001 0 NON-RUP 0 	01-01-0001 

PARKING LOT LANDSCAPING 01-01-0001 0 N/A 0 	01-01-0001 

ARCHITECTURE/ GREEN BUILDING/LEEDS 01-01-0001 0 N/A 0 	01-01-0001 

FLOOR AREA RATIO (FAR) / GROSS FLOOR AREA (GFA) 01-01-0001 0 N/A 0 	01-01-0001 

ACCESS RESTRICTIONS 01-01-0001 0 N/A 0 	01-01-0001 

TRAFFIC SIGNAL 01-01-0001 0 N/A 0 	01-01-0001 

ACCESSORY USES 01-01-0001 0 N/A 0 	01-01-0001 

PARKING 01-01-0001 0 N/A 0 	01-01-0001 

OPTIONAL/ ALTERNATIVE PLANS 01-01-0001 0 N/A 0 	01-01-0001 

STREETSCAPE 01-01-0001 0 N/A 0 	01-01-0001 

RECREATION FACILITIES 01-01-0001 0 N/A 0 	01-01-0001 

BUS STOP / SHELTER / MAINTENANCE 01-01-0001 0 N/A 0 	01-01-0001 

OTHER-GENERAL 01-01-0001 0 N/A 0 	01-01-0001 

TRANSPORTATION DEMAND MANAGEMENT PROGRAM (TDM) 01-01-0001 0 N/A 0 	01-01-0001 

PHASING - LAND USE 01-01-0001 0 N/A 0 	01-01-0001 

CONDITION - DEVELOPMENT PLAN 01-01-0001 0 N/A 0 	01-01-0001 

URBAN FORESTRY REVIEW 01-01-0001 0 N/A 0 	01-01-0001 

HEIGHT - BUILDING / STRUCTURE 01-01-0001 0 N/A 0 	01-01-0001 
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