APPLICATION ACCEPTED: January 7, 2014
PLANNING COMMISSION: May 7, 2014

County of Fairfax, Virginia

April 24, 2014

STAFF REPORT

APPLICATION CSPA 2008-MD-003

LEE DISTRICT
APPLICANT: WRI Hilltop Village, LLC
ZONING DISTRICT: PDC (Planned Development Commercial)

NR (Natural Resource Overlay District)

LOCATION: 7940, 7944, 7950, and 8000 Telegraph Road
PARCELS: 100-1 ((1)) 9A, 11A, 11A1, 14, and 15
ACREAGE: 31.87 acres
PLAN MAP: Mixed Use
PROPOSAL: Amendment to the Comprehensive Sign Plan for

the Hilltop Village Center

STAFF RECOMMENDATIONS:

Staff recommends approval of CSPA 2008-MD-003, subject to the proposed
development conditions contained in Appendix 1.

It should be noted that it is not the intent of staff to recommend that the Planning
Commission, in adopting any conditions proffered by the owner, relieve the
applicant/owner from compliance with the provisions of any applicable ordinances,
regulations, or adopted standards.

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

Megan Duca
Department of Planning and Zoning
Zoning Evaluation Division
12055 Government Center Parkway, Suite 801 ;
Fairfax, Virginia 22035-5509
Excellence * Innovation * Stewardship Phone 703-324-1290 FAX 703-324-3924 PLANNING

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




The approval of this CSPA does not interfere with, abrogate or annul any
easement, covenants, or other agreements between parties, as they may apply to the
property subject to this application.

For information, contact the Zoning Evaluation Division, Department of Planning
and Zoning, 12055 Government Center Parkway, Suite 801, Fairfax, Virginia 22035-
5505, (703) 324-1290.
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’ il Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 48 hours advance
LL)\ notice. For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center).
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DESCRIPTION OF THE APPLICATION

The applicant, WRI Hilltop Village, LLC, requests approval of a Comprehensive Sign Plan
Amendment (CSPA) for the Hilltop Village Center. Section 12-210 of the Zoning Ordinance
allows the Planning Commission to approve a comprehensive sign plan for Planned District
developments as an alternative to the sign provisions contained in Article 12 of the Zoning
Ordinance. A Comprehensive Sign Plan (CSP) was previously approved on the property in
2010 to allow for signage throughout the Hilltop Village Center. This mixed use
development, which is currently under construction, was approved with the following
buildings: a grocery store as an anchor tenant; a four-story office building; two one-story
retail buildings (Buildings A and C); a one-story retail building with a 15,000 square foot
mezzanine level (Building D); a two-story retail and office building (Building B); and two
drive-through financial institution pad sites. The image below depicts the location of these
buildings within the development.
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The proposed CSPA application would allow for modifications to the previously approved
CSP. Specifically, the CSPA is intended to accommodate tenant-specific signage for
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Building D and Bank Pad Building 1, clarify inconsistencies from the previously approved
CSP, and allow some additional flexibility for future signage. This report focuses on the
changes to the previously approved CSP proposed with this application.

Copies of the proposed development conditions and the applicant’s statement of
justification are contained in Appendices 1 and 2, respectively. A reduced copy of the
CSPA is contained in Appendix 3.

LOCATION AND CHARACTER

The property is located in the northeast quadrant of the intersection of Beulah Street and
Telegraph Road. The 31.87
acre site is zoned PDC
(Planned Development
Commercial District) and is
located within a Natural
Resource Overlay District. The
image to the right displays the
location of the subject property
and the surrounding uses and
zoning districts. The properties e >
to the north and east are 6 o VN " o
planned for Private Recreation, & “c N £ 3 -ﬂ
while the parcel to the south A
that contains Fort Belvoir
Military Reservation is planned
for Public Facilities. The parcels
to the west are planned for
residential use at 3-4 du/ac.

Source: Fairfax County GIS

BACKGROUND

On March 9, 2009, the Board of Supervisors approved RZ/FDP 2008-MD-003 for the
Hilltop Village Center to rezone the site from the R-1 (Residential, One Dwelling Unit Per
Acre) and I-3 (Light Intensity Industrial) Districts to the PDC District for up to 254,000
square feet of retail uses (including secondary uses) and 113,000 square feet of office
uses. The site was previously the location of a portion of a gravel mining operation and
landfill. The landfill was approved with SE 78-L-074 in 1978 and subsequently amended
four times to facilitate the expansion of the facility through 1989. The landfill was last
amended in 1998 to reduce the size of the facility to allow for a golf course. With the
approval of the rezoning for Hilltop Village Center the landfill was no longer a permitted use
on the site. Copies of this approval are available with the Zoning Evaluation Division of the
Department of Planning and Zoning as well as at the following link:
http://Ildsnet.fairfaxcounty.gov/ldsnet/ZAPSMain.aspx?cde=RZ&seq=4108713
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On July 22, 2010, the Planning Commission approved CSP 2008-MD-003 on the property
subject to development conditions. Copies of this approval are available with the Zoning
Evaluation Division of the Department of Planning and Zoning as well as at the following
link:

http://Idsnet.fairfaxcounty.gov/ldsnet/ZAPSMain.aspx?cde=CSP&seq=4134874

On July 31, 2012, the Board of Supervisors approved PCA 2008-MD-003 to permit
modifications to the previously approved proffers and development plan to allow the addition
of 15,000 square feet within an approved building, modify the permitted and secondary
uses within the buildings, and modify the approved landscape plan. Copies of this approval
are available with the Zoning Evaluation Division of the Department of Planning and Zoning
as well as at the following link:
http://Idsnet.fairfaxcounty.gov/ldsnet/ZAPSMain.aspx?cde=PCA&seq=4160261

COMPREHENSIVE SIGN PLAN AMENDMENT (Appendix 3)

The Comprehensive Sign Plan Amendment titled “Hilltop Village Center” prepared by
Rounds VanDuzer Architects is dated July 6, 2010, as revised through March 25, 2014,
and contains fifty-two sheets. The plan provides illustrations, locations, descriptions, and
styles of the proposed signage. The substantive changes from the previously approved
CSP proposed with the current application are summarized below.

Revisions to Notes

The applicant revised the notes shown on Sheets 7 and 8 of the plans. Specifically, the
applicant removed the reference to installing additional signage as permitted under Article
12 of the Zoning Ordinance, added a statement to clarify that all signage shall conform to
Article 14 of the Zoning Ordinance, and provided a list of definitions for the terms
“miscellaneous signs,” “pad building signs,” and “incidental signs” used in the CSPA. In
addition, the applicant added a note to the overall plan shown on Sheet 9 to clarify that light
pole banner and street light banner locations are subject to change based on final design
and that all street light poles and light poles are entitled to a banner. Finally, the applicant
made several edits to rectify discrepancies between what was shown on the plan and what
was shown in the table with the original CSP, such as revising the table to reflect that the
blade signs will have a 6-inch letter height.

New Signs Proposed and Revisions to Previously Approved Signs

Junior Anchor Tenant

The applicant is proposing tenant-specific signage for Building D to accommodate signage
for a potential Junior Anchor Tenant (15,000 — 99,000 square feet). The two proposed sign
types are shown below. Sign Type A contains 224 square feet, while Sign Type B contains
144 square feet. The CSPA states that the Junior Anchor Tenant signs would be limited to


http://ldsnet.fairfaxcounty.gov/ldsnet/ZAPSMain.aspx?cde=CSP&seq=4134874
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a maximum of 224 square feet per sign and a maximum of 388 square feet of total sign
area. The previously approved CSP showed a maximum of 240 square feet of signage for
Junior Anchor Tenants. Tenant-specific signs for other potential Junior Anchor tenants in
Buildings A, C, and D are not shown. The CSPA proposes up to four signs for each Junior
Anchor tenant (excluding Window Display Panels) at a maximum of 388 square feet of total
sign area per tenant. These signs are included in the maximum sign area permitted for

each building. /
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éourcé: CSPA - Sign Type B

Window Display Panels

The applicant is proposing a new sign type described as “Window Display Panels.” An
example of the Window Display Panel is shown below and depicted on Sheet 45 of the
CSPA.
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The CSPA proposes a maximum
anywhere on a fagcade

Page 5

of 9 window display panels, which would be located

identified for such sign.
Sheet 9 depicts the
proposed locations of the
Window Display Panels.
An excerpt from this
sheet is shown to the
right. The circles
represent the proposed
locations. The CSPA
states that the Window
Display Panels proposed
for Building D would
contain a maximum of 77
square feet, while all other
Window Display Panels
would be limited to a
maximum of 50 square
feet. Sheet 45 states that

Hilltop Village C
Monument)

the panels will not contain  [erand Street Light Banner

baocad on Haal

0 Hilltop Village C
[ : Monument)

text. Source

Pad Building (Bank)

The applicant revised the
proposed signs for the Bank Pad
Building 1 to accommodate
revisions to tenant specific
signage. Building 1 is located
along Telegraph Road and to the
southwest of the grocery store.
The sign location plan for this
bank is shown in the image to the
right. Sheets 31-35 of the CSPA
depict the individual signs. The
proposed signs are similar in
design to the previously approved
signs for this building. Sign B,
shown on the following page, is a
cube sign that was not included
with the previous application.
Because this sign has visible
content on all four sides, this sign
is considered four signs and the
sign area must be calculated

: CSPA with added graphics
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accordingly. The applicant proposes to increase the total amount
of building-mounted signage for this drive-through financial
institution by 40 square feet from the previous CSP approval for
a total of 190 square feet of signage. The applicant proposes up
to eight building-mounted signs and seven incidental signs. The
previous CSP application approved up to four building-mounted
signs and eight incidental signs.

Revised Sign Areas song D
In addition to the revisions described above, the applicant is proposing to increase the
previously approved maximum number of signs and sign areas for the first story or first floor
tenant signs for Buildings A, B, C, and D. Some of the increases in sign quantities and area
for each building are due to the proposed Window Display Panels and increase in Junior
Anchor Tenant signs that have been incorporated into the totals for each building. The
applicant has also revised some of the sign totals to allow for some additional flexibility to
accommodate future tenants. The table below displays the proposed maximum sign
guantities and areas and the previously approved maximums for Buildings A, B, C, and D.

Previous Approval Current Application
Building : Max. of 1,410 SF and 24 signs
A Max. of 1,140 SF and 19 signs (includes three window display panels)
Building | Max. of 1,320 SF and 12 signs for first Max. of 1,420 SF and 14 signs for first
. floor and 10 signs for second floor
B floor and 10 signs for second floor . . )
(includes two window display panels)
Building , Max. of 700 SF and 12 signs
C Max. of 540 SF and 9 signs (includes two window display panels)
Building , Max. of 642 SF and 8 signs
D Max. of 360 SF and 6 signs (includes 2 window display panels)

ZONING ORDINANCE PROVISIONS (Appendix 5)

Article 12 of the Zoning Ordinance regulates all exterior signs and interior signs placed for
exterior observance. Section 12-210 of the Zoning Ordinance allows for modifications to the
Article 12 Zoning Ordinance requirements for “P” Districts when submitted as part of a
Comprehensive Sign Plan. As stated in this section, “The comprehensive plan of signage
shall show the location, size, height and extent of all proposed signs within the “P”
District or section thereof, as well as the nature of the information to be displayed on
the signs.”

The Hilltop Village Center is currently under construction. Because the applicant does not
know all of the tenants that would occupy the development, the applicant would like to
establish a signage system that would afford them some flexibility. The CSPA provides
specific information regarding the locations and sizes of individual signs as well as
maximum areas for building-mounted signs for each building on site.
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The chart below provides a summary of the signage type, number of proposed signs, total
proposed sign area, the Zoning Ordinance allowable sign area, and the Zoning Ordinance
section being referenced. Staff notes that although the applicant’'s CSPA indicates
allowable sign area under Article 12 for the second floor of Building B in addition to the first
floor, the maximum allowable sign area for a building with multiple floors is still calculated
based on the length of the building frontage. Article 12 does not permit additional sign area
beyond this maximum for additional floors of a building.

Sign Number of Proposed Total Article 12 Zoning
Type/Description Signs Proposed Sign Allowable Ordinance
Area Sign Area Section
Signage Type — Freestanding Signs
Hilltop Village Sign One 100 SF total Two signs, 80 Sec. 12-205 (3)
(Primary) SF maximum
Hilltop Village Sign Four 152 SF total (max.)
(Secondary)
(38 SF per sign)
Directional Sign — Seven 105 SF total 2 SF max. per Sec. 12-203
Monument type sign (13C)
(15 SF per sign)
Signage Type — Building-Mounted Tenant Signs
Anchor Tenant - Eight signs on building | 1,386 SF total 563 SF Sec. 12-203 (8)
Grocery Store
Junior Anchor Four max; 388 SF total 638 SF max. Sec. 12-203 (9)
Tenant - Bldgs A,C, Included in “Retail excluding window (Bldg A)
& D Tenants 1-Story or 1% | display panels;
Floor Tenant Signs” included in total 315 SF max.
totals in row below proposed sign areas | (Bldg B)
below
(224 SF per sign) 200 SF max.
1-Story or 1st Floor Included in “Retail 75 SF max. per sign (Bldg C)
Major Tenant Tenants 1-Story or 1% and 150 SF max per
Floor Tenant Signs” tenant; included in 237 SF max.
total no. of proposed total proposed sign (Bldg D)
signs in row below areas in row below
Retail Tenants - 24 signs max. on entire | 1,410 SF 200 SF max.

1-Story or 1st Floor
Tenant Signs

Bldg. A

(Bldg A)

14 signs max. on entire
Bldg. B

820 SF
(1st Floor Bldg B)

12 signs max. on entire
Bldg. C

700 SF (Bldg C)

Eight signs max. on
entire Bldg. D

642 SF (Bldg D)

2" Floor Tenants
(Bldg B)

Ten signs max.

600 SF for 2" story

(60 SF max. per
sign)

per sign for all
Bldgs




Eight incidental signs

building-mounted
signs plus incidental
and ATM signage
not to exceed total of
50 SF

CSPA 2008-MD-003 Page 8
Sign Number of Proposed Total Article 12 Zoning
Type/Description Signs Proposed Sign Allowable Ordinance
Area Sign Area Section
2" Floor Major Included in total 75 SF max.
Tenant (occupy number of 2" floor
3,500 SF or more in | tenant signs above Included in total
Bldg B) number of 2" floor
tenant signs above
Bank 1 Tenant Signs | Eight building signs Approx. 190 SF total | 127.5 SF Sec. 12-203 (8)
and Seven incidental building-mounted
signs signs plus incidental
and ATM signage
not to exceed total of
50 SF
Bank 2 Tenant Signs | Four building signs and | Approx. 150 SF total | 113.7 SF Sec. 12-203 (8)

Office Bldg Tenant

To be determined

40 SF max. per sign

Major office Bldg
Tenant

12

3 signs per tenant
(4 tenants)

1,200 SF

(100 SF max. per
sign)

265 SF max. for
building

200 SF max.
per sign

Sec. 12-203 (8)

Sighage Type — Blad

e Signs

Blade signs
suspended from
awnings

1 sign per tenant

6 SF per sign

Included in total
allowable sign
area for
buildings above

Sec. 12-203 (9)

Signage Type — Banners

Seasonal Banners 44 8 SF per banner N/A N/A
on Light Poles
Banners on Street 35 3 SF per banner N/A N/A
Light Poles
2 Story Entrance Not specified 8 SF per bldg N/A Sec. 12-103 (2F)
and Building Address
Identification Sign
Signage Type - Miscellaneous Signs
Parking Garage Two 360 SF total N/A N/A
Signs (clearance and

(180 SF max. per entrance/exit

sign) signs only)
Historical Marker To be determined To be determined N/A N/A
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Sign Number of Proposed Total Article 12 Zoning
Type/Description Signs Proposed Sign Allowable Ordinance
Area Sign Area Section
Window Display Nine 504 SF included in Included in total | Sec. 12-203 (9)
Panels building totals above | allowable sign
area for

(77 SF max per sign | buildings above
for bldg D; 50 SF
max per sign for
Bldgs A, B, and C)

ANALYSIS
Comprehensive Plan Provisions

The subject property is located in Area IV within the Rose Hill Planning District and the
Lehigh Community Planning Sector. The Plan option recommends mixed use on the
subject property. The complete Comprehensive Plan text is available at the following link:
http://www.fairfaxcounty.gov/dpz/comprehensiveplan/aread/rosehill. pdf.

Staff finds that the applicant’s proposal is consistent with the recommendations of
Comprehensive Plan.

Land Use Analysis

The chart shown on the previous pages demonstrates that the majority of the proposed
signage exceeds the sign areas that Article 12 of the Zoning Ordinance allows. During the
review of the previously approved CSP, staff concluded that the signage was in scale with
the development and complimentary to the buildings within the development. In order to
ensure that the building-mounted signage did not conflict with the overall design and
function of the development, staff proposed several development conditions to limit the size
and number of signs throughout the development and on specific building facades. Staff
has proposed similar conditions with the current application to ensure that this is
maintained with the current proposal. Specifically, the development conditions state that no
single building-mounted sign on Buildings A, C, and D for tenants occupying less than
3,500 square feet shall exceed a maximum of 60 square feet in size, while no single
building-mounted signs on these buildings for Major tenants (tenants occupying 3,500
square feet to 14,999 square feet) shall exceed a maximum of 75 square feet in size. In
addition, the proposed development conditions include conditions similar to the two
previously approved development conditions that limit the maximum number of signs on
specific facades for Building B and the office building.

Staff raised several concerns regarding the Window Display Panels during the review of the
current application. The applicant’s initial submission did not specify the quantity or location
of these signs and did not include them in the total sign area calculations for each building.
In addition, staff raised a concern with the size of these signs proposed in the initial
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submissions, which were 104 square feet. Staff requested that the applicant locate the
signs on the plan, consider reducing the size of the panels to a size that is consistent with a
window display, and limit the amount of text shown on the panels. The applicant has revised
the plans to show where nine proposed Window Display Panels might be located and
revised the sign area totals for each building to include these signs. In addition, the revised
plans state that the Window Display Panels for Building D will be a maximum of 77 square
feet, while those on the other buildings will be limited to a maximum of 50 square feet.
Further, the revised plans state that the Window Display Panels will not contain text. Staff
believes this reduction in area and content restriction will allow for these Window Display
Panels to be unique signs within the development that are simultaneously compatible with
the scale and character of the development. Staff has proposed a development condition to
limit the size and content of these panels as described above. In addition, staff has
proposed a development condition to clarify that the panels will be counted as building-
mounted signs and included in the total maximum number of signs and sign areas shown
on the CSPA for each building

As previously discussed, the applicant is also proposing changes to the previously
approved signage for the Junior Anchor Tenant signs to accommodate tenant specific
signage. The previously approved CSP stated that Junior Anchor tenants would be
permitted up to 240 square feet of signs on four sides, which was included in the total
number of signs and sign areas specified for each building. However, the previously
approved CSP did not depict any specific signs for any Junior Anchor tenants. The current
CSPA now depicts tenant-specific signage for LA Fitness with two sign types, as shown on
Sheets 24 and 25 of the CSPA. The applicant requests to increase the previously approved
maximum sign area for a Junior Anchor tenant to 388 square feet with a maximum of 224
square feet for any one sign. Sheet 20 of the CSPA suggests that Junior Anchor Tenants
could be located within Buildings A, C, or D. Staff notes that it is unclear on the current
CSPA whether the Junior Anchor tenant signs are included in the total sign areas and
guantities for each building as was previously approved. Therefore, staff has proposed a
development condition to clarify that the signs associated with the Junior Anchor tenants
are to be included in the total allowable sign areas and number of signs for each building
where applicable.

Finally, the applicant is proposing to modify the previously approved signage for Bank
Building 1 from that of the previously approved CSP to better accommodate signage for a
specific tenant. Upon recently submitting sign permit applications for this building, the
applicant became aware that proposed Sign B above the building entrance is considered
four signs because this sign has visible content on all four sides. As a result, the applicant
has included revised signage for this building as part of the current CSPA application, as
previously described. Staff believes that the proposed sign revisions for this building are
generally consistent with the signs shown on the previously approved CSP and will allow for
the addition of Sign B above the building entrance.

Overall, with the implementation of the proposed development conditions, staff believes the
proposed revisions to the previously approved CSP allow for signage that is compatible with
the scale and character of the Hilltop Village Center.
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Transportation Analysis

The General Provisions on the CSPA state that no signs shall obstruct required sight
distances or sight triangles. In addition, staff has proposed a development condition that
states all signage shall be placed in a location which does not conflict with sight distance
requirements. There are no outstanding transportation issues with this application.

CONCLUSIONS AND RECOMMENDATIONS
Staff Conclusions

In summary, staff believes the proposed signs are appropriately sized, located, and
designed for the application property. In staff’s opinion, the applicant’s proposal provides for
a coordinated signage plan for the Hilltop Village Center. Staff finds that the application is
consistent with the adopted Comprehensive Plan and conforms to applicable Zoning
Ordinance provisions.

Recommendation

Staff recommends approval of CSPA 2008-MD-003, subject to the proposed development
conditions contained in Appendix 1.

It should be noted that it is not the intent of staff to recommend that the Planning
Commission, in adopting any conditions proffered by the owner, relieve the applicant/owner
from compliance with the provisions of any applicable ordinances, regulations, or adopted
standards. The approval of this application does not interfere with, abrogate or annul any
easements, covenants, or other agreements between parties, as they may apply to the
property subject to this application.

It should be further noted that the content of this report reflects the analysis and
recommendations of staff; it does not reflect the position of the Planning Commission.

APPENDICES

1. Proposed Development Conditions

2.  Statement of Justification

3.  Comprehensive Sign Plan Amendment
4.  Applicable Zoning Ordinance Provisions



APPENDIX 1

Proposed Development Conditions
CSPA 2008-MD-003

April 24, 2014

If it is the intent of the Planning Commission to approve CSPA 2008-MD-003 for

a Comprehensive Sign Plan Amendment located at Tax Maps 100-1 ((1)) 9A, 11A,
11A1, 14, and 15 pursuant to Section 12-210 of the Fairfax County Zoning Ordinance,
staff recommends that the Planning Commission condition the approval by requiring
conformance with the following development conditions. These conditions supersede
all previous conditions associated with CSP 2008-MD-003 (an asterisk identifies those
conditions carried forward from CSP 2008-MD-003 with minor modifications to update
page references and labels).

1.

This Comprehensive Signage Plan is granted for and runs with the land indicated
in this application and is not transferable to other land. Minor deviations in sign
location, design and area may be permitted when the Zoning Administrator
determines that such deviations are minor and are in substantial conformance
with the Comprehensive Sign Plan.*

This Comprehensive Sign Plan Amendment (CSPA), titled “Hilltop Village
Center” and prepared by Rounds VanDuzer Architects dated July 6, 2010, as
revised through March 25, 2014, is approved only for those signs shown on the
CSPA. Modifications to tenant signs allowed by the CSPA shall not include any
increase in sign area or number above that shown on the CSPA. In addition,
signs allowed by Section 12-103 in the Zoning Ordinance may be permitted, as
qualified by these development conditions.

A matrix for signage shall be provided to the Zoning Administrator prior to the
issuance of the first sign permit and all subsequent sign permits. The matrix shall
include the submitting party’s name, address, tenant type, sign type, sign height,
sign area, Non-Residential Use Permit number (if issued), and/or any other
pertinent information deemed necessary by the Zoning Administrator in order to
allow sufficient tracking of all signage to be provided on site. Each sign permit
shall be accompanied by an acknowledgment letter from the property owner,
manager, and/or agent of the property stating that the requested sign has been
reviewed for compliance with this approval.

There shall be no signs moving, displaying flashing or intermittent lights, or lights
of changing degrees of intensity of color, scrolling LED text or images, or moving
copy, nor have any features which would be construed as fluorescent or neon in
character or color.*



10.

11.

12.

13.

14.

Traffic regulatory signage shall meet the Federal Highway Administration
(FHWA)’'s Manual of Uniform Traffic Control Devices (MUTCD) and Virginia
Department of Transportation (VDOT) standards.*

All signage shall be placed in a location which does not conflict with sight
distance requirements.*

All freestanding permanent signs shall maintain at least a minimum five foot
setback from any curb line, street right-of-way (ROW) or other vehicular travel
way and shall not obstruct any pedestrian walkway.*

lllumination of signs shall be in conformance with the performance standards for
glare as set forth in Par. 9 of Article 14 of the Zoning Ordinance. Additionally,
signs that require lighting shall be internally illuminated or down-lit to avoid glare
and light trespass. No uplighting shall be permitted on any sign.*

Irrespective of the information contained on Page 30 of the Comprehensive Sign
Plan, individual tenants in the freestanding office building shall be permitted to
have illuminated signs that incorporate tenant-specific colors, fonts, and

logos. The letter height, logo height, and maximum sign area for each sign will be
consistent with the information contained on Page 30.*

Irrespective of the information shown on the CSPA, the bottom of all “seasonal
banners on street light poles” located within one foot of a sidewalk or other
pedestrian travel way shall be a minimum of eight feet off the finished walking
surface.

No single building-mounted sign on Buildings A, C, and D for tenants occupying
less than 3,500 SF shall exceed a maximum of 60 SF in size.*

No single building-mounted sign on Buildings A, C, and D for Major tenants
(tenants occupying 3,500 SF to 14,999 SF) shall exceed a maximum of 75 SF in
size.*

The total number of signs and sign area for building-mounted signs on Buildings
A, C, and D shall be as follows:

e A maximum of 24 signs with a total maximum sign area of 1,410 SF
shall be permitted for Building A;

e A maximum of 12 signs with a total maximum sign area of 700 SF shall
be permitted for Building C; and,

e A maximum of 8 signs with a total maximum sign area of 642 SF shall
be permitted for Building D.

The total maximum sign area for building-mounted signage on Building B shall be
1,420 SF. It shall be allocated as follows:



15.

16.

17.

18.

19.

20.

e A maximum of 14 building-mounted signs with a total maximum square
footage of 820 SF shall be permitted for the first-floor tenants. No
single building-mounted sign for the tenants occupying less than
3,500 SF shall exceed a maximum of 60 SF in size and no building-
mounted sign for Major tenants (tenants occupying 3,500 SF to
14,999 SF) shall exceed a maximum of 75 SF in size.

e A maximum of 10 building-mounted signs with a total maximum square
footage of 600 SF shall be permitted for the second-floor tenants. No
single building-mounted sign for tenants occupying less than 3,500 SF
shall exceed a maximum of 60 SF in size and no building-mounted
sign for Major tenants (tenants occupying 3,500 SF or more) shall
exceed a maximum of 75 SF in size.

There shall be no more than three signs on the western facade of Building B and
no more than two signs on the building's eastern facade. On the northern (Old
Beulah Street) facade of Building B, there shall be no more than eleven signs on
the first floor and no more than eight signs on the second floor.

No single Window Display Panel for Building D shall exceed a maximum of 77
square feet in size. No single Window Display Panel for Buildings A, B, or C shall
exceed a maximum of 50 square feet in size. Window Display Panels shall not
contain text.

The Tenant Blade Signs and Window Display Panels shall be counted as
building-mounted signs and included in the total maximum number of signs and
sign areas shown on the CSPA for each building.

The quantity and area of Junior Anchor Tenant signs shall be included in the total
maximum sign areas and quantities shown on Sheet 11 of the CSPA for
Buildings A, C, and D.

The Second Story Entrance and Building Address Identification signage for
Building B shall be limited to a maximum of 8 square feet.

The total maximum sign area for building-mounted signage on the four-story
office building shall be 1,200 SF. It shall be allocated as follows:

¢ No single building-mounted sign for the Major office building tenants
(tenants occupying 20,000 SF or more) shall exceed a maximum of
100 SF in size. A maximum of twelve building-mounted signs shall be
permitted for Major office building tenants.

¢ No single building-mounted sign for tenants occupying less than
20,000 SF shall exceed a maximum of 40 SF in size.

Signage for the first floor tenants shall not exceed 40 SF per sign and shall be



limited to the following: there shall be no more than two signs on the building’s
Old Beulah Street (northern) facade; no more than four signs on the building’s
Beulah Street (western) facade, and no more than two signs on the building’s
Telegraph Road (southern) facade.

Major tenant signs larger than 40 SF shall be limited to the top two floors of the
office and no more than three major tenant signs per side of the building.

21.  Irrespective of what is shown on Sheet 9 of the CSPA, there shall be a maximum
of seven Hilltop Directional Signs throughout the site. These signs shall be
limited to a maximum of 15 square feet per sign.

The above-proposed conditions are staff recommendations and do not reflect the
position of the Planning Commission unless and until adopted by the Commission.
This approval, contingent on the above-noted conditions, shall not relieve the applicant
from compliance with the provisions of any applicable ordinance, regulations, or
adopted standards. Sign Permits must be obtained from Fairfax County for each and
every sign erected pursuant to this Comprehensive Sign Plan Amendment. The
applicant shall be responsible for obtaining the required Sign Permits through
established procedures, and sign plan shall not be valid until this has been
accomplished.
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Sara V. Mariska WALSH COLUCCI Department of Planning &Zoning
martska@arl thelandlanyers.com S e waLsm pe DEC 20 2013

December 20, 2013 Zoning Eyaiuation Division
Via Hand Delivery

Barbara Berlin, Director

Fairfax County Department of Planning & Zoning
Zoning Evaluation Division

12055 Government Center Parkway, Suite 801
Fairfax, Virginia 22035

Re: Proposed Comprehensive Sign Plan Amendment :
Applicant: WRI Hilltop Village, LL.C

Dear Ms. Berlin:

Please accept this letter as a statement of justification for a comprehensive sign plan
amendment application on property identified as Fairfax County tax map 100-1 ((1)) 9A, 11A,
11A1, 14, 15 (the “Subject Property™).

The Subject Property contains approximately 31.87 acres and is located in the
northeastern quadrant of the intersection of Beulah Street (Route 613) and Telegraph Road
(Route 611). Please note that this land area reflects street dedication that has occurred since the
rezoning of the Subject Property. On March 9, 2009, the Board of Supervisors (the “Board”)
approved RZ 2008-MD-003 to rezone the Subject Property from the 1-3, R-1, and Natural
Resources Overlay Districts to the PDC and Natural Resources Overlay Districts in order to
permit a mixed-use center including office and retail uses. On July 31, 2013 the Board approved
PCA 2008-MD-003 to allow the addition of 15,000 square feet to the center, permit additional
permitted and secondary uses within the development, and modify the approved landscape plan.
The PCA is subject to proffers dated June 27, 2012.

On July 22, 2011, the Fairfax County Planning Commission approved a Comprehensive
Sign Plan (CSP) for the Subject Property. In order to accommodate tenant-specific signage on
Building D, clarify inconsistencies in the previously approved CSP, and allow flexibility for
future signage, the Applicant now proposes a Comprehensive Sign Plan Amendment (CSPA). 1
have enclosed a CSPA that highlights the changes that have been made to the previously
approved CSP for convenient reference.

Hilltop Village Center (the "Center") is currently under construction and several tenants
are scheduled to open in 2014. The Center will establish a 382,000 square foot mixed-use
activity center and community landmark at the intersection of Telegraph Road and Beulah Street.
The Center combines both office and retail uses within a walkable center. The Center will
include first-floor retail use to enhance the pedestrian experience. The retail portions of the

PHONE 703 528 4700 1 FAX 703 525 3197 § WWW.THELANDLAWYERS.COM
COURTHOUSE PLAZA # 2200 CLARENDON BLVD., THIRTEENTH FLOOR 8 ARLINGTON, VA 22201-3359

LOUDOUN OFFICE 703 737 3633 1 PRINCE WILLIAM OFFICE 703 680 4664

ATTORNEYS AT LAW
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development will include both service-oriented retail as well as high-quality community-serving
retail. A parking structure will be located along Telegraph Road to provide parking for the office
building and adjacent retail uses. The garage will be screened to the interior of the Center by a
retail building and office building to further enhance the pedestrian experience on the Center’s
main thoroughfare. Based on the size and scope of planned development, appropriate signage is
crucial to establish an identity for the community, identify individual retail and office uses, and
direct pedestrians and motorists through the development. The overall size and scope of the
Center suggest that meaningful signage will need to be larger than is typically contemplated
under the Fairfax County Zoning Ordinance thus necessitating a comprehensive sign plan.

The enclosed CSPA reflects current leasing conditions. Please note that the signs
depicted in the enclosed package are subject to change based on market demand. The Applicant
requests flexibility to accommodate changes to the tenant mix. Signage is critically important to
retail tenants for both identification and branding. The Applicant reserves the right to provide
alternative signage, so long as the amount of signage for each tenant does not exceed the total
signage listed for each tenant in the enclosed sign plan. The Applicant also proposes the
flexibility to permit either signs as shown in the CSPA or as may be permitted under Article 12
of the Fairfax County Zoning Ordinance on an individual building basis.

The Applicant has carefully designed the signage to identify the Subject Property and
direct both pedestrians and motorists through the Center. The Applicant simply proposes minor
modifications to the previously approved CSP to accommodate tenant-specific signs, correct
inconsistencies, and allow for flexibility. The Applicant’s proposed sign program is vital to the
creation of a sense of place and the success of retail and office uses at the Center.

Should you have any questions regarding the enclosed, or require additional information,
please do not hesitate to give me a call. I would appreciate the acceptance of this application and
the scheduling of a public hearing before the Fairfax County Planning Commission at your
earliest convenience. As always, I appreciate your cooperation and assistance.

Very truly yours,

WALSH, COLUCCI, LUBELEY, EMRICH & WALSH, P.C.

Sara V. Mariska

cc:  Michael Kaney
J. Brent Clarke
Michael Gailliot
Humphrey Mar
Lynne J. Strobel

Martin D. Walsh
{A0590807.DOC / 1 CSPA Statement of Justification 12.20.13 003062 000016}
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This exhibit was prepared by Dewberry and Davis
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A Office Building:

MAJOR TENANT (A major office tenant is defined as a tenant
occupying 20,000 or more SF of office building.)

Tenant Logos allowed 30” height Max
Letter Height: 5°-0”

40 SF maximum sign area
Letter Height: 30”

Logo Height: 5°-0”

100 SF maximum, per sign

TENANT:

Sign placement limited to top half of building, excluding first floor

tenants.

Signs may be dispersed in varying configurations

Font: Goudy

Pin Mounted (non illuminated) signs
Color: Black

DESCRIPTION:

Elevations are for illustrative purposes only and do not

depict final design of the building.
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APPENDIX 4

ARTICLE 12
SIGNS

PART 1 12-100 GENERAL PROVISIONS
12-101 Purpose and Intent

The purpose of this Article is to regulate all exterior signs and interior signs placed
for exterior observance so as to protect property values, to protect the character of
the various communities in the County, to facilitate the creation of a convenient,
attractive and harmonious community, to protect against danger in travel and
transportation, to improve and protect the public health, safety, convenience and
general welfare, and to further the stated purpose and intent of this Ordinance.
Any sign erected on a lot or building for the purpose of identification or for
advertising a use conducted therein or thereon shall be an accessory use to the
principal use.

It is further intended that all signs within a given development be coordinated with
the architecture of the principal use in such a manner that the overall appearance is
harmonious in color, form and proportion, and that the signs shall be structurally
sound so as to ensure the safety of the general public.

12-210 Uses in P Districts

The provisions set forth in the preceding Sections shall be applicable to signs
accessory to uses in P districts. However, in keeping with the intent to allow flexibility
in the design of planned developments, the following options may be applicable to
signs in the P districts:

1. As an alternative, signs may be permitted in a P district in accordance with a
comprehensive plan of sighage subject to the approval of the Planning
Commission following a public hearing conducted in accordance with the
provisions of Sect. 18-109. The comprehensive plan of signage shall show the
location, size, height and extent of all proposed signs within the P district or
section thereof, as well as the nature of the information to be displayed on the
signs.

2. In addition, within a PRC District or the Tysons Corner Urban Center as
designated in the adopted comprehensive plan, a plan for off-site directional signs
which identify destinations or locations within the district or center such as
commercial centers, residential areas, public uses or community facilities may be
approved by the Planning Commission following a public hearing conducted in
accordance with Sect. 18-109; provided, however, that written notice to property
owners and adjacent property owners shall not be required. The plan for off-site
signs shall show the location, size, height and extent of all signs encompassed
within the plan as well as the nature of the information to be displayed on each
sign. All such signs shall be located within the PRC District or the Tysons Corner
Urban Center, as applicable.



3. Any application submitted pursuant to Par. 1 or 2 above may be made by any
property owner, owner of an easement, lessee, contract purchaser or their agent
or within the Tysons Corner Urban Center, an application pursuant to Par. 2
above may be made by a public agency or County recognized redevelopment
organization or authority. Such application shall be accompanied by a statement
setting forth the names of the record owners of the properties upon which such
signs are proposed to be located and a fee as set forth in Sect. 18-106. In the
event an application pursuant to Par. 2 above is made within the Tysons Corner
Urban Center to include property not zoned PTC, such directional signs shall not
impact the amount or size of signage otherwise permitted on such property. When
such application requests permission to erect a sign on property owned by
someone other than the applicant, then such application shall be accompanied by
a written statement signed by the record owners of such properties which
indicates their endorsement of the application.

4. The above-cited signage options shall be in accordance with the standards for all
planned developments as set forth in Part 1 of Article 16. All proposed signs shall
be in scale and harmonious with the development and shall be so located and
sized as to ensure convenience to the visitor, user or occupant of the
development while not adding to street clutter or otherwise detracting from the
planned unit nature of the development and the purposes of architectural and
urban design elements.
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