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12055 Government Center Parkway, Suite 801 
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Excellence * Innovation * Stewardship         Phone 703-324-1290  FAX 703-324-3924 
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           APPLICATION ACCEPTED:  October 15, 2013 
PLANNING COMMISSION:  June 11, 2014 

BOARD OF SUPERVISORS:  Not yet scheduled 
 

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

 
May 28, 2014 

 
STAFF REPORT 

 
APPLICATIONS PCA 85-C-088-09, DPA 85-C-088-07, & PRC 85-C-088-03 

WAIVER #7067-WPFM-004-1 
 

HUNTER MILL DISTRICT 
 
 
APPLICANT:  Block 4 LLC & Reston Town Center Property LLC 
 
ZONING: PRC (Planned Residential Community District) 
  
PARCELS: 17-1 ((16)) 1,4, and 5A 
 
ACREAGE: 6.35 acres 
 
FAR/DENSITY: 3.3 FAR 
 
PLAN MAP: Residential Planned Community 
  
PROPOSAL: To amend proffers and a development plan and approval of  
 a PRC Plan to permit a high density residential and office  
 mixed-use development on Blocks 4 and 5 in the  
 Reston Town Center Core Area. 
 
 
STAFF RECOMMENDATIONS: 
 
Staff recommends approval of PCA 85-C-088-09, subject to the draft proffered conditions 
contained in Appendix 1. 
 
Staff recommends approval of DPA 85-C-088-07. 
 
Staff recommends approval of PRC 85-C-088-03, subject to the proposed development 
conditions contained in Appendix 2. 
 
Staff recommends approval of a modification of Sect. 11-203 of the Zoning Ordinance for the 
loading space requirements to that shown on the DPA/PRC Plan. 
 
 
 
 
 
 

http://www.fairfaxcounty.gov/dpz/


 
 
 
Staff recommends approval of a modification of Sect. 13-303 of the Zoning Ordinance for the 
transitional screening and barrier requirements to that shown on the DPA/PRC Plan. 
 
Staff recommends approval of Waiver #7067-WPFM to permit underground stormwater 
detention facilities within a residential development in accordance with Section 6-0303.8 of the 
Public Facilities Manual, subject to the conditions contained in Attachment A of Appendix 11. 
 
It should be noted that it is not the intent of staff to recommend that the Board, in adopting any 
conditions proffered by the owner, relieve the applicant/owner from compliance with the 
provisions of any applicable ordinances, regulations, or adopted standards.  

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

 
 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 
 

 

 

 

 

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

notice. For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center). 
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Applicant: BLOCK 4 LLC & RESTON TOWN CENTER
PROPERTY LLC

Accepted: 10/15/2013
Proposed: MIXED USE
Area: 6.35 AC OF LAND; DISTRICT - HUNTER MILL

Located: SOUTHWEST QUADRANT OF THE INTERSECTION
OF RESTON PARKWAY AND NEW DOMINION PARKWAY

Zoning: PRC
Plan Area:
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39C GOOD GOOD HIGH IGLENELG
SILT LOAM

95 N/A N/A N/A IVBURBAN LAND

105B GOOD GOOD HIGH IVBWHEATON -
GLENELG COMPLEX*

RESTON TOWN CENTER URBAN CORE
BLOCKS 4 & 5
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High density residential category density not to exceed 60 persons/acre

SECTION ACRES UNITS UNIT TYPE PERSONS PERSONS/ACRE

S. 1-B.12A, 12B, 12C, 12D 17.4565 146 SFA 394
S. 1-B.13 5.9599 238 MFH 500
S. 7A 12.3691 261 MFG 548
S. 11 13.1123 133 MFG 279

501 MFH 1052
69 SFA 186

175 MFH 368
59 SFA 159

S. 15A-B.3 & 4 3.8756 11 SFA 30
S. 17-B.2 7.6561 105 MFG 221
S. 17, B.3 2.28 18 SFA 49
S. 17-B.10, 7 & 13 25.2458 442 MFG 928
S. 19-B.5, 6 & 7 17.3139 240 MFG 504
S. 24A-B, 2 & 3 50 SFA 150
S. 28-B.1 17.71 178 SFA 481
S. 28-B.2 12.4248 240 MFG 504
S. 28-B.3 11.0459 204 MFG 428
S. 28-B.4 2.4167 0 Open 0
S. 30-B.1 4.3277 210 MFH 441
S. 30-B.2A 60 SFA 162
S. 30-B.2B 11.1481 154 SFA 416
S. 34.B.1 19.455 360 MFG 756
S. 34.B.2, 4 17.8416 300 MFG/Open 630
S. 34.B.2A 8.6 60 SFA 162
S. 34.B.3 1.5639 0 Open 0
S. 38B-B.10 9.9146 200 MFG 420
S. 39, B.9 6.57 44 SFA 119
S. 40, B. 1 15 193 MFH 405
S. 40, B. 1C & 1D 9.9633 498 MFH 1046
S. 41, B.1 11.1271 145 SFA 392
S. 41, B.1A 5.6 73 SFA 197
S. 43 31.91 400 MFG 840

300 MFG 630
38 SFA 103

152 SFA 410
248 MFG 521

S.52-B.1A & 1B 22.0424 140 SFA 378
S. 52-B.2 & 3 14.5075 156 MFG 328
S. 54-B-1A, 2A & 2B 23.7858 450 MFG 945
S. 57, B.2 8.97 168 MFG 353
S. 63, B.1 14.33 250 MFG 525
S. 74-B.3 6.37 46 SFA 124
S. 76-B.1, 4 & 5 5.4159 38 SFA 103
S. 76, B.2A, [2C] 6.28 78 SFA 234
S. 76, B.2B, [2E] 10.26 153 SFA 413
S. 76, B.3 3.37 20 SFA 54
S. 78, B.3 6.17 40 SFA 108
S. 78-B.4 2.44 0 Church 0
S. 80, B.1C 3.8037 38 SFA 103
S. 80, B.1D 3.08 27 SFA 73
S. 80, B.1E 2.37 17 SFA 46
S. 81, B.1 9.77 182 MFG 382
S. 81, B.2 13.22 514 MFH 1079
S. 82-B.1A, 4 & 5 17.6676 124 SFA 335
S. 82, B.2A 12.35 216 MFG 454
S. 83-B.3, 4 & 5 7.65 0 COMM 0
S. 85 9.12 344 MFH 722
S. 86, B.1 6.92 35 SFA 95
S. 86, B.2 12.36 65 SFA 176
S. 87 17.61303 880 MFH 1848
S. 89, B.1 0.78 30 SFA 81
S. 89, B.2 9.61929 185 MFG 389
S.89, B.3 2.03 125 MFH 263
S.89, B.4 1.18 0 MFH 0
S.89, B.5 2.01 100 MFH 210
S. 91A 75.13 2249 MFH 4723
S. 91 9.7013 542 MFH 1138
S.95 B1 5.93 296 MFH 622
S.95 B2 22.24 457 MFH 960
S. 931, B.4A 10.3 174 MFG 365
S. 931, B.4B 13.55 80 SFA 216
S. 933 49 455 SFA 1229

TOTAL 808.8732 15179 33500 41.416
(less than 60 persons/ac)

Persons/Unit Factors Used:
Multifamily elevator unit 2.1
Multifamily garden apartment 2.1
Single family attached unit 2.7
Single family detached unit 3.0

Source of Information:
Records maintained by Westerra Reston
Approved Town Center Concept Plan for S. 933
Approved Development Plan for S. 43
Approved Development Plan for S. 85
Approved Development Plan for S. 57, B.4A & 4B
Approved Development Plan for S. 40,B.1
Approved Site Plan for S. 91A, B. 19-20
Approved Development Plan for S. 81, B. 1 & 2
Approved Concept Plan for S. 89, B. 5
Proposed Development Plan for S. 91A, B. 1, 4 & 15
Proposed Concept Plan for S. 95 B.2
Approved PRC Plan for S. 81 B.2 (Parc Reston)
Approved PRC Plan for S.95.B2 (Excelsior Parc)
Approved PRC Plan for S. 15A-B.2A & S. 15-B.1 (Fairways)
Approved PRC Plan for S.91A Block 16

Reston PRC Density

RESTON HIGH DENSITY RESIDENTIAL CATEGORY DENSITY

7/312013

S. 46-B.1 & 2A 23.7188

S. 15-B.1 7.4106

Includes Approved PRC Applications

23.104S. 50-B.7 & 8A-8A2

S. 15A-B.2A 11.4107

Section / Block Residential Units DU/AC
S. 85 344
S. 91A, B.1 & 4 549
S. 91A, B.16 & 18 1000
S. 91A, B. 19 & 20 700
Total 2593 30.78

PRC High Density Single Area Max Tabulation -
Reston TC Core Residential Unit Tracking

(84.25 AC*50 DU/ACRE = 4,212 UNITS MAX)
7/31/2013

RESTON TOWN CENTER CORE: FLOOR AREA TRACKING
July 31, 2013

The proffers permit a maximum of 3,465,000 square feet of commercial development
within  the  Town  Center  Core  Area,  which  is  based  on  the  max  FAR  of  0.95,  exclusive  of
residential use.  This floor area is to be distributed among office, hotel and retail uses as follows:

Office Hotel Retail Total
2,150,000 1,000,000 315,000 3,465,000

The proffers permit the retail floor area to be increased provided either the office or hotel
or both floor areas are reduced so as not to exceed the 3,465,000 total square feet.

The Phase I existing and proposed floor area is as follows:

OFFICE HOTEL RETAIL TOTAL
Phase I

Existing (Blocks 5,6,7,8 & 9) 531,653 420,076 312,243 1,263,972
Block 4 250,000 250,000

Total Phase I 781,653 420,076 312,243 1,513,972

The Phases II and III existing and proposed floor area is as follows:

OFFICE HOTEL RETAIL TOTAL

Phases II and III
(One Freedom Square) Block 13
Existing (Plan #7067-SP-08)

380,257 15,058 395,315

(Two Freedom Square) Block 13A
(Plan #7067-SP-12-1)

376,681 19,503 396,184

Block 14
(Plan #7067-SP-12-1)

553,095 54,812 609,908

Block 15
(Plan #7067-SP-12-1)

234,451 29,782 264,233

Block 16
(Plan #7067-SP-12-1)

29,145 29,145

Block 18
(Plan #7067-SP-12-1)

15,943 15,943

Block 19 (Plan #7067-SP-13) 2,300 2,300
Block 20 (Plan #7067-SP-13)
Section 89A (Plan #7067-SP-15) 240,000 240,000
Total Phases II and III 1,784,484 166,544 1,951,028

Total Phases I, II & III 2,566,137 420,076 478,787 3,465,000

Total available FAR       0

RESTON TOWN CENTER CORE: FLOOR AREA TRACKING
July 31, 2013

The proffers permit a maximum of 3,465,000 square feet of commercial development
within  the  Town  Center  Core  Area,  which  is  based  on  the  max  FAR  of  0.95,  exclusive  of
residential use.  This floor area is to be distributed among office, hotel and retail uses as follows:

Office Hotel Retail Total
2,150,000 1,000,000 315,000 3,465,000

The proffers permit the retail floor area to be increased provided either the office or hotel
or both floor areas are reduced so as not to exceed the 3,465,000 total square feet.

The Phase I existing and proposed floor area is as follows:

OFFICE HOTEL RETAIL TOTAL
Phase I

Existing (Blocks 6,7,8 & 9) 280,555 420,076 271,054 1,263,972
Block 4 4,500 4,500
Block 5 505,112 32,675 537,787
Total Phase I 785,667 420,076 308,229 1,513,972

The Phases II and III existing and proposed floor area is as follows:

OFFICE HOTEL RETAIL TOTAL

Phases II and III
(One Freedom Square) Block 13
Existing (Plan #7067-SP-08)

380,257 15,058 395,315

(Two Freedom Square) Block 13A
(Plan #7067-SP-12-1)

376,681 19,503 396,184

Block 14
(Plan #7067-SP-12-1)

553,095 54,812 609,908

Block 15
(Plan #7067-SP-12-1)

234,451 29,782 264,233

Block 16
(Plan #7067-SP-12-1)

29,145 29,145

Block 18
(Plan #7067-SP-12-1)

15,943 15,943

Block 19 (Plan #7067-SP-13) 2,300 2,300
Block 20 (Plan #7067-SP-13)
Section 89A (Plan #7067-SP-15) 240,000 240,000
Total Phases II and III 1,784,484 166,544 1,951,028

Total Phases I, II & III 2,566,137 420,076 478,787 3,465,000

Total available FAR       0
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FAIRFAX COUNTY BASELINE DENSITY TABULATION
MAXIMUM OVERALL PRC DISTRICT DENSITY COMPUTATION
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EX. CONDITIONS REFLECT PROPOSED

IMPROVEMENTS SHOWN ON PRC 86-C-121-04
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POSSIBLE OUTDOOR SEATING AREA NOTE:
LOCATIONS FOR OUTDOOR SEATING ARE SCHEMATIC ONLY.
FINAL LOCATIONS AND SIZE OF SEATING AREAS TO BE DETERMINED WITH FINAL DESIGN.

NOTE:  THIS PLAN REFLECTS THE GENERAL CHARACTER AND INTENT OF
THE PROPOSED DEVELOPMENT BASED ON PRELIMINARY ENGINEERING,
ARCHITECTURAL AND LANDSCAPE ARCHITECTURE DESIGN.  MINOR
VARIATIONS MAY OCCUR WITH FINAL BUILDING DESIGN AND SITE PLAN.
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P-Grade Ex. Grade Loc.
422.12 422.20 SW corner
422.38 422.38
422.87 422.87
423.38 423.38
423.70 423.92
424.00 424.00
424.24 424.24
424.17 424.17
424.00 424.10
423.96 424.03
424.00 427.31 NW corner
428.00 427.30
429.00 427.52
430.00 428.75
430.95 429.15
431.90 429.63
432.50 430.44
433.10 431.11
433.70 431.78
434.45 432.43
435.22 433.04
436.00 433.65
436.60 434.00
437.20 434.67
437.80 433.70
438.83 434.10
439.66 435.00
432.50 434.13
432.50 434.10
433.00 434.00
433.00 434.50
433.00 435.50
433.00 436.50
432.50 438.00
442.00 442.40
444.59 444.59
446.00 446.00 NE corner
447.00 447.00
448.00 447.07
448.00 447.65
448.00 447.55
448.00 447.42
447.18 447.18
446.62 446.62
445.62 445.62
444.96 444.96
444.31 444.31
443.66 443.66
443.37 443.24 SE corner
436.50 443.20
433.00 442.00
432.40 440.00
432.09 432.96
432.25 433.00
432.41 433.34
432.57 433.96
432.73 434.26
433.00 435.37
433.00 434.00
433.00 432.70
433.00 431.46
432.52 430.93
432.00 430.10
431.07 430.00
430.15 429.65
429.46 429.46
428.94 428.94
428.11 428.00
427.00 427.00
426.00 426.00
425.68 425.47
425.22 425.18
424.80 424.68
424.37 424.17
424.00 423.50
423.42 423.32
423.03 423.03
422.86 422.86
422.56 422.56
422.30 422.30
432.75 432.80 AVG.

DPA/PRC AVERAGE
GRADE CALCULATION
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POSSIBLE OUTDOOR SEATING AREA NOTE:
LOCATIONS FOR OUTDOOR SEATING ARE SCHEMATIC ONLY.
FINAL LOCATIONS AND SIZE OF SEATING AREAS TO BE DETERMINED WITH FINAL DESIGN.

NOTE:  THIS PLAN REFLECTS THE GENERAL CHARACTER AND INTENT OF
THE PROPOSED DEVELOPMENT BASED ON PRELIMINARY ENGINEERING,
ARCHITECTURAL AND LANDSCAPE ARCHITECTURE DESIGN.  MINOR
VARIATIONS MAY OCCUR WITH FINAL BUILDING DESIGN AND SITE PLAN.
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FIRE TRUCK ACCESS BUILDING COVERAGE TABULATIONS:

BLOCK 4:
BUILDING PERIMETER =    1,715 LF
BUILDING PERIMETER LENGTH WITH LADDER TRUCK ACCESS =    888 LF (52% OF TOTAL PERIMETER)

BLOCK 5:
BUILDING PERIMETER =    635 LF
BUILDING PERIMETER LENGTH WITH LADDER TRUCK ACCESS =    327 LF (51% OF TOTAL PERIMETER)

HATCHED AREA REPRESENTS THE FOOTRPRINT OF THE
BUILDING COUNTED FOR LADDER TRUCK ACCESS

NOTE:  THIS PLAN REFLECTS THE GENERAL CHARACTER AND INTENT OF
THE PROPOSED DEVELOPMENT BASED ON PRELIMINARY ENGINEERING,
ARCHITECTURAL AND LANDSCAPE ARCHITECTURE DESIGN.  MINOR
VARIATIONS MAY OCCUR WITH FINAL BUILDING DESIGN AND SITE PLAN.
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HALF-MILE & QUARTER MILE RADIUS EXHIBIT

SCALE: 1"=600'
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SWM/BMP Narrative

New Stormwater Management requirements (Chapter 124 of the County Code) will become effective on July 1, 2014.  The requirements are divided into Article 4 and
Article 5, which can generally be described as new requirements (Article 4) and current requirements (Article 5).  The SWM/BMP narrative contemplates how the
application would comply with Article 4 or Article 5, depending on which criteria applies.

There is an off-site Wet Pond (“Town Center Parkway Pond”) that was constructed under Fairfax County Plan #5734-PI-01 which currently serves the site.  It is
anticipated that this off-site SWM pond will meet the Water Quality Requirements for either Article 4 or Article 5 for the site.  It is also anticipated that the off-site SWM
pond will meet part of or all of the Water Quantity Requirements for either Article 4 or Article 5.  Additional details and description are provided below for this analysis.

A waiver to utilize this pond to meet SWM requirements for the site will be required with the final site plan.  The applicant reserves the right to provide alternative
SWM/BMP measures, in accordance with the PFM, that are not shown on the plan.

Option A (Article 5)

It is anticipated that the existing Town Center Parkway Pond would meet the Water Quality, Stream Channel Erosion, and Flooding requirements. Computations showing
that the pond serves as a BMP facility are provided on Sheet 12.  There is no design change in runoff rate or flow due to the existing Towncenter Parkway Pond that was
designed for the ultimate build-out of this development site.  The natural level of channel erosion will not increase due to the land-disturbing activities again due to the
existing Pond that was designed for this site's ultimate build out.

The original design sheets for the Town Center Parkway Pond are provided on the following sheets (Sheets 12C-12F).  The pond is designated as structure #1 on sheet
12B.  The subject site is located within sub-watershed "A", within the area labeled "mixed use activity core (office, residential, commercial).  Therefore, the proposed
development is consistent with the original design criteria.

With regards to the BMP computations provided below, the drainage area to the Town Center Parkway Pond is conservatively computed at 169 acres.  The C factor of
0.80 is based on 80% of the drainage area being impervious and 20% pervious.  The BMP calculations provided below verify that this pond functions as a BMP facility.

The characteristics of the pond are provided on the SWM checklist on this sheet.  Since the existing facility provides SWM and BMP for the development, there are no
additional SWM or BMP requirements for this plan.

Though there are no proposed stormwater management facilities and thus, the requirements of zoning ordinance section 16-302.4l do not apply, the stormwater data for
the existing pond is provided to the extent available.  The SWM footprint, existing maintenance access and drainage divides are show on this sheet.  The existing dam
data is reflected on the checklist below.  There is no proposed landscaping with in the vicinity of the pond, therefore the proposed landscaping, tree preservation area
and associate limits of clearing criteria for the SWM facilities do not apply.

Option B (Article 4)
See Sheet 12A for continuation of Narrative and for Option B design.
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BLOCK 4, LLC

BLOCK 4, LLC

RESTON TOWN CENTER PROPERTY, LLC

EX. CONDITIONS REFLECT PROPOSED

IMPROVEMENTS SHOWN ON PRC 86-C-121-04
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BLOCK 4, LLC

BLOCK 4, LLC

RESTON TOWN CENTER PROPERTY, LLC

EX. CONDITIONS REFLECT PROPOSED

IMPROVEMENTS SHOWN ON PRC 86-C-121-04
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NOTE:  THIS PLAN REFLECTS THE GENERAL CHARACTER AND INTENT OF
THE PROPOSED DEVELOPMENT BASED ON PRELIMINARY ENGINEERING,
ARCHITECTURAL AND LANDSCAPE ARCHITECTURE DESIGN.  MINOR
VARIATIONS MAY OCCUR WITH FINAL BUILDING DESIGN AND SITE PLAN.

SWM/BMP Narrative (continued from Sheet 12)

Option B (Article 4)

In the event that on-site underground detention is required, a waiver request to allow underground detention in a residential
development has been submitted (7067-PFM-04) for approval.

Water Quality
Based on preliminary calculations, we anticipate that the existing Town Center Parkway pond would meet the new requirements for
water quality design criteria (development on prior developed lands).  Approximately 4.75 Acres are to be disturbed with this
application and there is a slight increase in impervious area.  Therefore, the total phosphorus load shall be reduced by at least 20%
below the predevelopment total phosphorus load for the equivalent area of the site that is existing impervious area, and the additional
impervious area will be treated so that the total phosphorus load does not exceed 0.41 pounds per acre per year.  Preliminary
computations have been provided on Sheet to show that the existing pond would satisfy this requirement.

Note: For preliminary planning purposes only, an on-site alternative to meet Water Quality requirements (taking no credit for the
off-site Town Center Parkway pond) is contemplated.  The on-site alternative shown on this plan includes Manufacturered BMP
filtering structures (i.e.Stormfilter), Vegetated Roofs, and Rainwater Harvesting - note that the applicant reserves the right to utilize
alternate methods (i.e. any BMP listed in the BMP Clearinghouse or otherwise approved for use in Fairfax County) to satisfy the
requirement with final design. Preliminary computations have been provided for this on-site alternative as well.  This on-site scenario
is not a commitment to provide on-site BMP facilities; this is presented for preliminary planning purposes only to show that the Water
Quality requirement could be met on-site.

Water Quantity

Channel Protection:
At the time of final site plan, the outfall will be analyzed for adequacy in conformance with applicable PFM requirements.  For
preliminary planning purposes, the Option B plan sheet shows how onsite detention could be provided to meet the Channel Protection
requirements and the sizing of these SWM facilities is based on the Natural Stormwater Conveyance System runoff computation [Q
Developed  (Q Forest * RV Forest) / RV Developed ] as a worst case scenario.

However, it should be noted, that the existing off-site Town Center Parkway Pond may be used to meet part or all of the Channel
Protection Requirements, if applicable.  Also, for preliminary planning purposes, for purposes of computing the “site area” for Channel
Protection, the site area has been limited to the proposed building area (see below).  This accounts for the fact that a regional SWM
facility is in place and will contribute to meeting the channel protection requirements.  Preliminary sizing computations are provided on
Sheet 12B.

Flood Protection:
Based on preliminary evaluation, the downstream area to the limit of analysis does not currently experience localized flooding.  This
will be reconfirmed at the time of site plan.  For preliminary planning purposes, the on-site SWM vaults contemplated for channel
protection would generally meet this requirement if it is determined at this time of site plan that there is localized flooding.

Detention

The existing Town Center Parkway SWM facility would meet this requirement because it is designed such that the post development
peak flow for the 2-year 24-hour storm and 10-year 24-hour storm are released at a rate that is equal to or less than the
predevelopment peak for rate from the 2-year 24-hour storm and 10-year 24-hour storm, respectively.   Furthermore, for preliminary
planning purposes, the onsite SWM vaults contemplated for channel protection would meet this requirement as well.
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2.h. To Rainwater Harvesting (Spec
#6) 0.90 0.50 0 1552 172 0 0.00 1.08 0.97 0.11impervious acres captured

based on tank size and
design spreadsheet (See

Spec #6)

1.85 0.00 0 6380 50 0.00 4.00 2.00 2.00

0.00 0.00 0 0 0 0.00 0.00 0.00 0.0014.  Manufactured Filtering Structure

impervious acres draining to
device

turf acres draining to device

Credit Credit
Credit Area
(acres)

Volume from
Upstream RR
Practice (cf)

Runoff
Reduction (cf)

Remaining
Runoff

Volume (cf)
Phosphorus
Efficiency (%)

Phosphorus
Load from
Upstream RR
Practices (lbs)

Untreated
Phosphorus
Load to
Practice (lbs.)

Phosphorus
Removed By
Practice (lbs.)

Remaining
Phosphorus
Load (lbs.)Unit Description of Credit

NOTE:  COMPUTATIONS ARE PROVIDED FOR PRELIMINARY ENGINEERING
PLANNING PURPOSES ONLY AND MAY VARY WITH FINAL SITE PLAN.

Post-ReDevelopment Project & Land Cover Information Total Disturbed Acreage 4.50

Constants

Annual Rainfall (inches) 43
Target Rainfall Event (inches) 1.00
Phosphorus EMC (mg/L) 0.26 Nitrogen EMC (mg/L) 1.86
Target Phosphorus Target Load (lb/acre/yr) 0.41
Pj 0.90

1.a. Vegetated Roof #1 (Spec #5) 0.45 0.10 0 155 190 0 0.00 0.22 0.10 0.1245% runoff volume reductionacres of green roof
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BLOCK 4, LLC

BLOCK 4, LLC

RESTON TOWN CENTER PROPERTY, LLC

EX. CONDITIONS REFLECT PROPOSED

IMPROVEMENTS SHOWN ON PRC 86-C-121-04
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 ENTR.

EX. PLAZA T.B.R.
& RE-BUILT
(DET. BY
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BLOCK 4, LLC

BLOCK 4, LLC

RESTON TOWN CENTER PROPERTY, LLC

EX. CONDITIONS REFLECT PROPOSED

IMPROVEMENTS SHOWN ON PRC 86-C-121-04
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NOTE:  THIS PLAN REFLECTS THE GENERAL CHARACTER AND INTENT OF
THE PROPOSED DEVELOPMENT BASED ON PRELIMINARY ENGINEERING,
ARCHITECTURAL AND LANDSCAPE ARCHITECTURE DESIGN.  MINOR
VARIATIONS MAY OCCUR WITH FINAL BUILDING DESIGN AND SITE PLAN.

NET OPEN SPACE TABULATIO

M
:\J

ob
s\

R
es

to
n\

R
es

to
n 

TC
-P

H
1-

B
P

\D
P

A
 P

R
C

\1
21

6-
1 

P
R

C
 O

P
E

N
S

P
A

C
E

.d
w

g,
 5

/2
0/

20
14

 1
:3

9:
11

 P
M

, j
cl

em
on

s









b
ur

an






























































































0 15 30 60 90

LANDSCAPING & PROGRAMMING

SHOWN ARE CONCEPTUAL AND

PRESENTED TO ILLUSTRATE THE

CHARACTER AND QUALITY OF DESIGN.

LOCATIONS, SPECIES, AND QUANTITIES

MAY BE ADJUSTED WITH FINAL DESIGN

AND ENGINEERING.









b
ur

an






























































































SECTION 1

1

SECTION 2

2

SECTION 3

3

SECTION 4

4

SECTION 5

5

SECTION 6

6

SECTION 7

7

SECTION 8

8

SECTION 9

9

LANDSCAPING & PROGRAMMING

SHOWN ARE CONCEPTUAL AND

PRESENTED TO ILLUSTRATE THE

CHARACTER AND QUALITY OF DESIGN.

LOCATIONS, SPECIES, AND QUANTITIES

MAY BE ADJUSTED WITH FINAL DESIGN

AND ENGINEERING.



11' 10' 10'

E  X  I S  T  I N G
O F F I C E   B U I L D  I N G

B L O C K
5

E X I S T I N G
P A R K

P A R K I N G   G A R A G E

PRIVATE
PATIO

PRIVATE
TERRACE

PROPOSED
STAIRS

ASPHALT
WALKWAY

POTENTIAL
ART

R3
TOWER

R1
TOWER

B L O C K
4

LOBBY /
AMENITY

MULCH
RING; TYP.
AT EACH
TREE SRZ

ASPHALT
WALKWAY

11' 10' 10'

B L O C K
5

P A R K

4

0 15 30 60 90

LEGEND

NOTES:
1. EXISTING TREES ALONG NEW DOMINION PARKWAY

WITHIN SITE DISTANCE EASEMENT MAY BE IMPACTED /
REMOVED WITH FINAL DESIGN PER VDOT REQUIREMENTS.

2. REFER TO PAGE 18A FOR PLANTING SCHEDULE
3. REFER TO PAGE 18A FOR INTERIOR PARKING LOT

LANDSCAPING CALCULATIONS AND 10 YR. TREE CANOPY
COVER CALCULATIONS.

4. TREES OUTSIDE OF PROPERTY NOT COUNTED TOWARDS
10 YEAR TREE COVER CREDIT.

5. THE APPLICANT MAY REMOVE EXISTING TREES AND VEGETATION
AS NECESSARY IN ORDER TO COMPLY WITH ADA STANDARDS
AND REQUIREMENTS.

TREES TO BE COUNTED FOR
INTERIOR PARKING LOT CALCULATION

HATCHED AREA INDICATES AREAS TO BE COUNTED FOR INTERIOR
PARKING LOT LANDSCAPING REQUIREMENT (SEE 4 ON SHEET 17 FOR
CALCULATIONS)

LEGEND

INTERIOR PARKING LOT DIAGRAM

CATEGORY IV DECIDUOUS
CANOPY TREE

CATEGORY III DECIDUOUS
SMALL CANOPY TREE

CATEGORY II DECIDUOUS
ORNAMENTAL TREE

CATEGORY II
EVERGREEN TREE

STREET TREES PER
URBAN DESIGN GUIDELINES

PROPOSED SHRUBS

LANDSCAPING & PROGRAMMING SHOWN
ARE CONCEPTUAL AND PRESENTED TO
ILLUSTRATE THE CHARACTER AND QUALITY
OF DESIGN. LOCATIONS, SPECIES, AND
QUANTITIES MAY BE ADJUSTED WITH FINAL
DESIGN AND ENGINEERING.

EXISTING TREE TO REMAIN
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10- YR CANOPY CALCULATION 

2

INTERIOR PARKING CALCULATION

3

PROPOSED PLANT SCHEDULE

4

INTERIOR PARKING LOT LANDSCAPING

TOTAL PARKING AREA TO BE COUNTED: 24,957 SF

BUILDING GARAGE FOOT PRINT AREA: 107,007 SF

INTERIOR LANDSCAPING REQUIRED (5%): 1,248 SF

TOTAL SHADE TREE COVER PROVIDED: 1,500 SF (6.0%)

7 TREES AT 250 SQ. FT. EACH

TOTAL AREA OF COVERAGE REQUIRED: 1,248 SF

TOTAL AREA OF COVERAGE PROVIDED: 1,750 SF

276,736 SF

10%

27,674 SF

No

16,375 SF

0 sf

No

16,375 SF

None

None

None

None

None

None

None

None

None

None

None

3,681 SF

15,408 SF

0 sf

0 sf

0 sf

15,408 SF

15,875 SF

32,250 SF

SEE ABOVE

None

None

TREE PRESERVATION TARGET

1

36,918 sf

13.3%

10%

13.3%

YES

55.6%






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


COUNTY PLANTING NOTES

5

NOTE:

FINAL TREE PLANTINGS  NOT TO BE LIMITED TO THE ABOVE

SCHEDULE, BUT SELECTED FROM ALL ALLOWABLE PLANT

MATERIAL LISTED ON COUNTY PFM.

12,326 SF

BLOCK 4: 196,880 SF

BLOCK 5: 79,856 SF



SET ROOT BALL W/ ROOT FLARE 1"

ABOVE ADJACENT FG

CUT ROPES AT TOP OF BALL.  CUT & REMOVE

TOP 1/3 OF BURLAP & WIRE BASKET.  REMOVE

ALL OTHER NON-BIODEGRADABLE MATERIAL.

FLAG ON EACH GUY; FLUORESCENT LIME GREEN

TREE-TIE WEBBING W/

INTEGRAL TENSION BUCKLE

HARDWOOD STAKES OR DUCKBILL ANCHORS

(3) EVENLY SPACED

3" DEPTH MULCH

MIN. 12" BEYOND EXCAVATION

AMENDED PLANTING SOIL

MIX.  SEE SPECIFICATIONS
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RESTON MASTER PLAN SPECIAL STUDY BACKGROUND 
 
On May 18, 2009, the Board of Supervisors authorized the Reston Master Plan Special 
Study and directed staff to initiate Phase I of the study to review the Comprehensive 
Plan recommendations pertaining to the transit station areas (TSAs) around the three 
planned Reston metro rail stations:  Reston Town Center Station, Wiehle-Reston East 
Station, and the Herndon Station.  Phase II of the Reston Master Plan Special Study will 
review the wider Reston community, including the Village Centers and selected 
commercial areas.  In the fall of 2009, the Board of Supervisors appointed a community 
Task Force for the Phase I effort, which included representatives of Reston resident 
groups, owners of commercial property in the study area, and other interested members 
of the community.  Working with staff, the Task Force was charged with evaluating 
existing Comprehensive Plan recommendations and identifying changes to guide future 
transit-oriented development (TOD) in the vicinity of the three TSAs.   
 
On February 11, 2014, the Board adopted the Comprehensive Plan for the Reston-
Herndon Suburban Center and the areas around the three Reston metro rail stations.  
The Suburban Center designation was replaced with the Reston Transit Station Areas 
designation and Comprehensive Plan guidance for each of the three TSAs.  Each TSA 
is planned to have mixed-use TOD that is planned with the highest intensities located 
within a half mile of the metro stations.  Much of the areas outside of the TODs are 
proposed to maintain their existing character, uses, and intensity.  
 
While the subject applications were accepted in October 2013, before the Board 
adopted the pending Comprehensive Plan amendment, the application was reviewed 
against the pending and subsequently approved Plan text, which has been the practice 
in the past.  The pending Plan text was available for public review and comment in 
October 2013 and the Planning Commission public hearing was scheduled and held on 
November 13, 2013.  On February 11, 2014, the Board adopted the Comprehensive 
Plan amendment for the Reston Transit Station Areas.  Substantive changes did not 
occur between the publication of the draft Plan text and the adopted Plan amendment 
and a grandfather provision was not included to permit zoning applications to be 
reviewed under the previous Plan text. 
 
 
DESCRIPTION OF THE APPLICATIONS 
 
The applicant, Block 4 LLC & Reston Town Center Property LLC, is seeking approval of 
three concurrent applications for properties identified as Blocks 4 and 5 in the Town 
Center Core Area.  This area is subsequently referred to as the Urban Core, contains 
approximately 84.25 acres in Reston Town Center, a high density mixed-use area 
zoned PRC (Planned Residential Community) District in Reston.  The three applications 
are: 
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 Proffered Condition Amendment PCA 85-C-088-09 to amend the proffered 
conditions associated with RZ 85-C-088 to permit a high density mixed-use 
residential development on Block 4 and a high density mixed-use commercial 
development on Block 5. 
 

 Development Plan Amendment DPA 85-C-088-07 to amend an existing 
development plan to permit a high density mixed-use residential development on 
Block 4, which currently does not permit such development and to permit an 
increase from 15-stories of office development to 17-stories on  Block 5.   

 

 Planned Residential Community Plan PRC 85-C-088-03 to permit development 
as proposed in DPA 85-C-088-07.  

 
Block 4 currently is developed with a 251 space surface parking lot with open space.  
The applicant proposes to redevelop this block with a residential mixed-use building 
containing up to 597,500 square feet of residential uses (549 multi-family dwelling units) 
and a 9-level parking structure (three levels below grade and six levels above grade).  
Up to 25,100 square feet of ground floor non-residential uses (as defined in the 
proffered conditions and collectively referred to as retail uses) is proposed with 20,600 
square feet of retail uses located in cellar space1. Cellar is defined in Article 20 of the 
Zoning Ordinance as “[t]he portion of a building partly underground, having one-half (½) 
or more than one-half (½) of its clear height below the grade plane.”   
 
It is noted that Block 4 is subject to an approved site plan (#7067-SP-014-2) for a  
250,000 square foot office building on a portion of the block.  The 250,000 square foot 
office density represents the last remaining non-residential density available under the 
proffered maximum 3,465,000 square feet of non-residential development approved 
within the Urban Core.  The applicant is not proposing any change to the maximum non-
residential square footage under the existing zoning approvals, but to shift the location 
of this 250,000 square feet density from its current Block 4 location to Block 52. 
 
Block 5 currently is developed with the One Freedom Square office building, an 11-story 
building containing ground floor non-residential uses (as defined in Proffer #16 and 
collectively referred to as retail uses).  The 3-story low-rise wing of the office building is 
proposed to be redeveloped with a 17-story office building containing 276,788 square 
feet of gross floor area and 7,800 square feet of ground floor retail uses.  A 4-level, 

                                                 
1. Cellar space is not counted toward the overall gross floor area, but is included when determining the parking 

requirement for the use. 

2. The proposed retail use in the cellar space provides an additional 20,600 square feet of retail space above the 

3,456,000 square feet of proffered non-residential uses in the Urban Core.  This is noteworthy since the non-

residential square footage in the Urban Core has been maximized and none remains.  The 250,000 square feet of 

commercial use approved on Block 4, which is proposed to relocate to Block 5 is included in the overall non-

residential calculation. 
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below grade parking garage is proposed under the office building.  Additional office 
parking will be available in the Block 4 parking garage.   
 
A reduction of the proposed DPA/PRC Plan is included at the front of this report.  The 
applicant’s draft proffers, staff’s proposed PRC conditions, the applicant’s statement of 
justification, and the applicant’s affidavit are provided as Appendices 1-4, respectively. 
 
Waivers and Modifications 
 
The applicant requests the following waivers and modifications: 
 

 Modification of Sect. 11-203 of the Zoning Ordinance for the loading space 
requirements to that shown on the DPA/PRC Plan. 

 Modification of Sect. 13-303 of the Zoning Ordinance for the transitional 
screening and barrier requirements to that shown on the DPA/PRC Plan. 

 Waiver #7067-WPFM to permit underground stormwater detention facilities within 
a residential development in accordance with Section 6-0303.8 of the Public 
Facilities Manual, subject to the conditions contained in Attachment A of 
Appendix 11. 

 
LOCATION AND CHARACTER 
 

 
Figure 1: Subject property and surrounding uses. 
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Blocks 4 and 5 (collectively referred to as the subject property) together consist of three 
parcels with a total land area of approximately 6.35 acres, as shown in Figure 1.  The 
subject property is located west of Reston Parkway, south of New Dominion Parkway, 
east of Fountain Drive, and north of Market Street within the Urban Core of Reston 
Town Center.  
 
Block 4 is comprised of two parcels containing a total of approximately 4.5 acres.  The 
existing use on Block 4 consists of a surface parking lot and open space along Reston 
Parkway.  To the west of Block 4, across Fountain Drive, is an existing six-level parking 
garage located on Block 10 of the Urban Core.  To the north across New Dominion 
Parkway is the Spectrum Shopping Center, which was the subject of PRC 86-C-121-04, 
approved on January 8, 2013, to permit a redevelopment of an existing shopping center 
with a mixed-use development containing 774,879 square feet of office, retail, and hotel 
uses and 1,422 multi-family residential dwelling units.  Redevelopment of the Spectrum 
Shopping Center has not yet begun.   
 
Block 5 is located directly south of Block 4, across Freedom Drive.  Block 5 contains 
approximately 1.8 acres and is developed with the existing 251,098 square foot,  
11-story One Freedom Square office building with an approximately 39,088 square foot 
three-story wing.  To the south of Block 5 is Block 6 of the Urban Core, which contains 
mixed-use buildings and the Hyatt Regency Reston Hotel.  To the west is the Two 
Freedom Square office building with ground floor retail uses.  The surrounding uses 
also are shown in Figure 1. 
 
 
BACKGROUND 
 
On March 9, 1987, the Board of Supervisors approved four concurrent rezoning 
applications (collectively referred to as the Reston Town Center rezonings), which 
encompass approximately 344 acres of land: Rezoning RZ 85-C-088, RZ 86-C-119, and 
RZ 86-C-121 to the PRC District and RZ 86-C-118 to the I-3 (Light Intensity Industrial) 
District.  One comprehensive set of combined proffers was executed for the four 
applications.  The link http://ldsnet.fairfaxcounty.gov/ldsnet/ldsdwf/4398669.PDF 
provides the proffered conditions. 
 
In the approved proffers, RZ 85-C-088 is identified as Property A and consists of the 
Town Center Core Area (Urban Core), which contains approximately 84.25 acres.  In 
accordance with the proffers, the floor area ratio in the Urban Core is limited to 0.95 or 
3,465,000 square feet of commercial space with approximately 315,000 square feet of 
retail, 2,150,000 square feet of office and 1,000,000 square feet of hotel uses.  In 
addition, the proffers specify that a minimum of 600 dwelling units will be located in the 
Urban Core.  Currently, the Urban Core is developed with 2,044 residential units.  
Based on a previous determination, the Urban Core could be developed with up to 
4,212 units (84.25 acres x 50 du/acres).  Any additional residential units would require a 

http://ldsnet.fairfaxcounty.gov/ldsnet/ldsdwf/4398669.PDF
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PRC Plan approval.  RZ 85-C-088 was the only rezoning in which a Development Plan 
was proffered. 
 
On October 2, 1989, the Board of Supervisors approved four concurrent applications: 
RZ 89-C-025 to rezone a total of 86.27 acres (previously rezoned as RZ 86-C-118) from 
the I-3 District to the PRC District to permit the inclusion of residential units; and PCA 
85-C-088, PCA 86-C-119, and PCA 86-C-121 to amend the proffers to remove 
references to RZ 86-C-118 and to include RZ 89-C-025 in the proffered conditions, 
which contained 86.27 acres.  There was no change to the zoning, permitted land uses, 
residential density, or commercial FAR.  The proffered conditions are located at:  
http://ldsnet.fairfaxcounty.gov/ldsnet/ldsdwf/4398673.PDF. 
 
On October 15, 1990, the Board of Supervisors approved Proffered Condition 
Amendment PCA 85-C-088-02, PCA 86-C-119-02, PCA 86-C-121-02, and  
PCA 89-C-025 to expedite construction of the Fairfax County Parkway interchange at 
Sunset Hills Road and permitted a revised layout of the western portion of the Urban 
Core.  The proffered conditions are available at 
http://ldsnet.fairfaxcounty.gov/ldsnet/ldsdwf/4398665.PDF. 
 

On March 26, 2007, Zoning Ordinance Amendment ZOA 07-397 was approved by the 
Board of Supervisors, which required Planned Residential Community (PRC) Plans to 
be submitted to the Department of Planning and Zoning (DPZ) for review by the Zoning 
Evaluation Division (ZED), the Planning Commission, and approval by the Board of 
Supervisors.  Prior to this Zoning Ordinance Amendment, PRC Plans were submitted to 
and approved administratively by the Department of Public Works and Environmental 
Services (DPWES).   
 
On February 11, 2014, the Board of Supervisors adopted the Reston Master Plan 
Special Study, ST09-III-UP1(A), which amended the Comprehensive Plan guidance for 
the Reston-Herndon Suburban Center and the areas around the planned Wiehle-
Reston East, Reston Town Center, and Herndon metro rail stations, along with three 
follow-on motions to address additional work on urban design, transportation analysis, 
and transportation funding. 
 
 
COMPREHENSIVE PLAN PROVISIONS  
 
The site specific guidance from the Fairfax County Comprehensive Plan, 2013 Edition, 
Area III, Upper Potomac Planning District, Reston Transit Station Areas, amended 
through February 11, 2014, is located on page 121, and is provided below.  Additional 
applicable Comprehensive Plan guidance is provided within the Analysis section of this 
report. 
  
 
 

http://ldsnet.fairfaxcounty.gov/ldsnet/ldsdwf/4398673.PDF
http://ldsnet.fairfaxcounty.gov/ldsnet/ldsdwf/4398665.PDF
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 Town Center Urban Core District  

 
The Town Center Urban Core subdistrict is comprised of approximately  
87 acres and is bounded by New Dominion Parkway on the north, Old 
Reston Avenue on the east, the W&OD trail on the south and Town 
Center Parkway on the west as shown on Figure 37.   
 
Existing development includes the Reston Town Center, which has office, 
residential, retail and hotel uses.  It also has a central plaza which serves 
as a significant community gathering place and an urban park which 
provides important green space and a location for active and passive 
recreation.  On the east side of Reston Parkway is Stratford House, a 
multi-family residential community with a high-rise building and three    
low-rise buildings, is located on the east side of Reston Parkway and a  
three-story office building at the intersection of Temporary Road.  
 
The part of the district to the west of Reston Parkway is planned for and 
developed with a variety of uses, including office, retail, residential and 
community-serving uses, at an approved intensity of up to .95 FAR for 
commercial uses.  Residential uses do not have a maximum density.  The 
part of the district to the east of Reston Parkway is planned for residential 
and/or hotel uses.  The Stratford House development is planned for its 
currently approved density.  The parcel with the three-story office building 
located at the corner of Reston Parkway and Temporary Road is planned 
for redevelopment to a development intensity that will result in a new 
building at a similar scale to the high-rise building in the Stratford House 
development.  This is planned to be realized by a residential use at up to a 
3.0 FAR or a hotel use up to a 2.5 FAR.  
 
Opportunities to provide small-scale recreational waysides (e.g. seating 
areas, playgrounds) or larger recreational or cultural facilities (e.g. 
gathering places) near the W&OD and in collaboration with NVRPA should 
be explored.   
 
 

DESCRIPTION OF THE DEVELOPMENT PLAN AMENDMENT/PLANNED 
RESIDENTIAL COMMUNITY PLAN (DPA/PRC) (A copy is located at the front of the 
staff report) 
 
The DPA/PRC Plan entitled “Reston Town Center Urban Core, Section 91A, Blocks 
4&5,” was submitted by Urban, Ltd., and consists of 44 sheets, dated August 8, 2013, 
and revised through May 20, 2014, and is reviewed below. 
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Block 4 
 
Site Layout:  Development of the site consists of a residential mixed-use building 
containing up to 597,500 square feet of gross floor area with up to 549 multi-family 
dwelling units.  Two high-rise residential towers containing 19 and 21 stories are 
proposed.  At the base of the 21-story residential tower, along New Dominion Parkway, 
are multi-family units with each unit containing 2-levels and three such units stacked 
above each other (a total of six levels) with the facade along New Dominion Parkway 
resembling a townhome (such units are referred to as stacked townhomes by the 
applicant).  Each ground floor unit contains a ground floor terrace that fronts onto New 
Dominion Parkway.  In addition, 5-levels of residential units wrap a portion of the 
proposed 9-level parking structure.  A 4-story residential amenity area/lobby is located 
between the two residential towers with a courtyard located behind the lobby. 
 
Up to 25,100 square feet of ground floor non-residential uses (including 20,600 square 
feet of non-residential uses are located in cellar space are located along Freedom Drive 
and Fountain Drive.  Figure 2 illustrates the site layout. 
 

 
Figure 2:  Site Layout for Block 4 (north of Freedom Drive) and Block 5 (south of Freedom Drive). 

 
Access and Parking:  Parking for the residential units and for the ground floor retail uses 
are provided in the Block 4 parking garage, which has an entrance along Fountain Drive 
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and Freedom Drive.  The parking garage contains nine levels (three levels below grade 
and six levels above grade) with a total of 1,286 spaces and 687 spaces are reserved 
for residential parking (27 spaces have been proffered as visitor parking) and the 
remaining spaces would be available for non-residential uses.  This parking garage also 
provides additional parking for Block 5 through an existing shared parking agreement 
for Phase 1 of the Urban Core. 
 
The garage is masked by ground floor uses and a building facade above the retail floor 
space, as shown in Figure 3.  The facade of the parking garage at the second level is 
shown to be a continuation of the retail storefront.  The third level is proposed to be clad 
in brick with openings for ventilation.  The fourth and fifth levels of the building are set 
back from the retail facade to minimize the massing.  At the eastern end of the parking 
garage on Freedom Drive, adjacent to the residential building’s entry court, the garage 
is shown to be hidden behind a brick facade that is designed to be similar to the facade 
of the residential units on the floors above.  The sixth level of the garage is open for 
parking and an elevated pool is located partially above the parking garage for residents.  
An elevator lobby is located along Freedom Drive and provides pedestrian access to the 
public parking garage. 
 

 
Figure 3:  Block 4 parking garage elevation 

 
The loading entrance is located off of Freedom Drive and the loading area contains a 
centralized loading dock area to accommodate retail and residential loading functions. 



PCA 85-C-088-09, DPA 85-C-088-07, and PRC 85-C-088-03 Page 9 
 
 
The entry court off of Freedom Drive provides the main pedestrian access to the 
residential building through the main lobby area.  Sidewalks and landscaping are 
located around the perimeter of the entry court.  The entry court also serves as a 
vehicular drop-off area, emergency vehicle access, and contains two short-term parking 
spaces for visitors and delivery vehicles.  A ground floor leasing center and a retail 
tenant space open onto the entry court. 
 
Open Space/Plaza:  A plaza/seating area is located on the southern edge of Block 4, 
along President’s Street, and serves as an entrance zone and outdoor dining zone for 
the retail or dining floor space.  Because of the change in grade, a staircase provides 
pedestrian connection between the plaza and the proposed park along Reston 
Parkway.  There is an existing vegetated open space area along Reston Parkway and 
this open space area is proposed to be enhanced as a park with a picnic area, yoga 
deck/hardscape area, walkways, an open lawn, and a public art space.  Approximately 
40% (1.80 acres) of Block 4 is provided as open space. 
 
Streetscape and Landscape:  Along New Dominion Parkway, there is an existing 8-foot 
wide concrete sidewalk and a 10-foot wide landscape panel, which are proposed to 
remain.  Along Fountain Drive, there is an existing 8-foot wide concrete sidewalk and an 
existing 10-foot wide landscape panel and south of the proposed Block 4 Fountain Drive 
garage entrance, the applicant propose to provide a 12-foot wide brick paver sidewalk 
and a 10-foot wide landscape panel.  Along Freedom Drive, a 9-foot wide brick paver 
sidewalk with a 9-foot wide landscape panel is proposed.   
 
Block 5 
 
Site Layout:  The existing three-story low-rise wing of the One Freedom Square office 
building is proposed to be redeveloped and replaced with a 17-story office building up to 
216 feet in height containing a 276,788 square foot office building with 7,800 square 
feet of ground floor retail uses and a below grade parking garage.   
 
Access and Parking:  Access and loading to the Block 5 parking garage is provided 
from Freedom Drive.  A total of 221 below grade structured parking spaces are 
provided.  As previously discussed, additional parking is available in the Block 4 garage 
through a previously established shared parking agreement. 
 
Streetscape and Landscape:  Along the Block 5 Freedom Drive frontage and along 
Presidents Street, a 9-foot brick paver sidewalk and a 6-foot wide landscape panel are 
proposed.  On Market Street, a 13.5-foot wide brick paver sidewalk and an 8-foot wide 
landscape panel are proposed. 
 
Open Space/Plaza:  A rooftop terrace is shown on Sheet 20 of the DPA/PRC Plan and 
is located above the second floor of the proposed office building, adjacent to the 
existing Fountain Square office building.  The terrace serves as an amenity for office 
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employees and visitors and is accessible only from the new office space.  
Approximately 30% (0.24 acres) is shown as open space. 
 
Stormwater 
 
For both Blocks 4 and 5, two options are proposed to address stormwater management. 
 
Option A:  The applicant proposes to continue the use of the existing off-site wet pond 
(Town Center Parkway pond) located off of Town Center Parkway.  The applicant 
anticipates that this pond would meet the water quality, stream channel erosion, and 
flooding requirements.  The applicant has provided computations on Sheet 12 of the 
DPA/PRC Plan to show that the pond serves as a Best Management Practices (BMP) 
facility.  There is no design change in runoff rate or flow due to the existing Town Center 
Parkway pond, which was designed for the ultimate build-out of a larger development 
area and includes the subject property.  Likewise, the natural level of channel erosion is 
not anticipated to increase from land disturbing activities since the pond was designed 
for the ultimate build-out of a larger area that encompasses the subject property.  
Drainage to the Town Center pond was computed based on 169 acres with 80% of the 
drainage area being impervious and 20% being pervious.  As such, the BMP 
calculations verify that the Pond functions as a BMP facility.  
 
Option B:  In the event that on-site detention is required, the applicant submitted a 
waiver request to permit underground stormwater management facilities in a residential 
development.  DPWES recommended approval of Waiver #7067-WPFM-004-1 for the 
use of underground detention facilities in a residential development.  This type of waiver 
requires the approval by the Board of Supervisors in conjunction with the zoning action.   
 
On Block 4, an approximately 4,000 square foot vegetated roof is proposed on the roof 
of the four-level lobby/main entrance portion of the building.  A smaller 500 square foot 
vegetated roof is proposed on the two-level portion of the Block 5 office building, 
between the proposed building and the existing office building. 
 
 
ANALYSIS 
 
This section of the report focuses on staff analysis and discussion of the Reston Transit 
Station Areas (TSAs) Comprehensive Plan site specific recommendations, Areawide 
Recommendations, Development Review Performance Objectives, and the Residential 
Development Criteria.  Discussion is organized by combining relevant Areawide 
Recommendations and Development Review Performance Objectives with discussion 
of related Residential Development Criteria in order to provide a cohesive discussion of 
related issues in an effort to reduce redundancy.  To provide some context, excerpts 
from the Comprehensive Plan guidance are provided prior to the staff analysis.   
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The site specific recommendations provides specific Comprehensive Plan guidance for 
the site; whereas, the Areawide Recommendations are designed to help achieve the 
future vision for the Reston TSAs. These recommendations present a framework for the 
specific District recommendations that follow. In addition, they provide guidance on 
areawide issues that apply to multiple TSA Districts and in some cases to all of the TSA 
Districts. The recommendations focus on land use, urban design, transportation, 
environmental stewardship, parks and recreation facilities, public facilities, and 
implementation.   
 
Development Review Performance Objectives are contained within the Areawide Land 
Use Recommendations and all development proposals within the TSAs will be 
evaluated for the extent to which they meet or contribute to these objectives.   
 
The Residential Development Criteria are used to evaluate zoning requests for new 
residential development and how such development enhances the community by fitting 
into the fabric of the neighborhood, respecting the environment, addressing 
transportation impacts, addressing impacts on other public facilities, being responsive to 
our historic heritage, contributing to the provision of affordable housing and, being 
responsive to the unique site specific considerations of the property. 
 
The Areawide Recommendations, Development Review Performance Objectives, and 
the Residential Development Criteria are accessible from the links below, respectively 
http://www.fairfaxcounty.gov/dpz/comprehensiveplan/area3/upperpotomac.pdf and 
http://www.fairfaxcounty.gov/dpz/comprehensiveplan/policyplan/landuse.pdf. 
 
Site Specific Recommendation 
 
The site specific and areawide recommendations are cited from the Fairfax County 
Comprehensive Plan, 2013 Edition Area III, Upper Potomac Planning District, amended 
through March 4, 2014, Reston Transit Station Areas.  Specifically, the site specific 
recommendation is located on page 121 and states in relevant part: 
 

The part of the district to the west of Reston Parkway is planned for and 
developed with a variety of uses, including office, retail, residential and 
community-serving uses, at an approved intensity of up to .95 FAR for 
commercial uses. Residential uses do not have a maximum density. 

 
As previously discussed, the subject property is part of the Reston Town Center Urban 
Core, an approximately 84 acre mixed-use development west of Reston Parkway.  In 
accordance with the approved proffers, the floor area ratio (FAR) in the Urban Core is 
limited to 0.95 or 3,465,000 square feet of commercial space with approximately 
315,000 square feet of retail, 2,150,000 square feet of office and 1,000,000 square feet 
of hotel uses.  In addition, the proffers specify that a minimum of 600 dwelling units will 
be located in the Urban Core.  While the proffers do not specify a maximum residential 

http://www.fairfaxcounty.gov/dpz/comprehensiveplan/area3/upperpotomac.pdf
http://www.fairfaxcounty.gov/dpz/comprehensiveplan/policyplan/landuse.pdf
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density, currently the Urban Core is developed with 2,044 residential units.  Based on a 
previous determination, the Urban Core could be developed with up to 4,212 units 
(84.25 acres x 50 du/acres) based on the Urban Core area and its high intensity density 
designation, which is discussed in more detail in the PRC Objective 1 section of this 
report.  The proposed development does not increase the non-residential FAR and the 
Town Center remains at 0.95 FAR and is in conformance with the site specific 
Comprehensive Plan recommendation. 
 
Areawide Recommendation: Land Use 
 
The Areawide Recommendation on Land Use, which begins on page 39 of the 
Comprehensive Plan focuses on the following topics:  transit station areas land use 
concept, development review performance objectives, TOD district intensity, non-TOD 
district intensity, and phasing development and provides in relevant part: 
 

The recommendations encourage a more urban, transit-oriented 
development pattern, with the objective of creating a walkable activity 
center at each station. The areas closest to the stations should consist of 
a mix of uses to include employment, housing and services to meet the 
needs of daily living. As noted earlier, achieving this vision will be a long-
term process. Therefore, the land use section also includes guidance on 
land use compatibility, land use flexibility, incremental redevelopment as 
well as new development. 

 
The subject property is located in the Reston Town Center Transit Station Area (TSA) 
and is part of the Town Center Urban Core Mixed-Use land use category, which 
indicates the general character of the mix of uses for a given area.  The Town Center 
Urban Core Mixed-Use area is planned for a mix of uses including office, retail, hotel, 
and residential. 
 
Within a TSA, there are transit-oriented development (TOD) and non-TOD districts.  A 
TOD district is an area located around the station platforms and planned for the highest 
intensities and non-TOD districts are areas that should maintain their existing character, 
uses, and zoned intensities.  The subject property is located within a non-TOD district 
identified as the Town Center Urban Core District: 
 

Town Center Urban Core District: This district is the mixed-use 
“downtown” of Reston. It has an urban form, is pedestrian-oriented and 
provides two key publicly-accessible gathering spaces. 

 
As previously discussed, the applicant is proposing a mixed-use residential and 
commercial development in the Urban Core.  The proposed development is consistent 
with the approved proffers and additional commercial intensity above what was 
previously approved is not proposed.  Likewise, the proposed 549 multi-family units do 
not exceed the maximum permitted density.  This recommendation has been satisfied. 
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Development Review Performance Objectives 
 
The Areawide Land Use Recommendations include Development Review Performance 
Objectives, which begin on page 48 of the Comprehensive Plan, and provides that 
development proposed within the TSAs will be evaluated for the extent to which they 
meet or contribute to the following objectives: achieve high quality site design and 
architecture; provide pedestrian and bicycle connectivity throughout the TSA; provide 
urban parks and other recreational amenities throughout the TSA; achieve greater 
housing diversity; provide office uses in strategic locations; provide public uses; provide 
retail, hotel uses, and institutional uses; encourage coordinated development plans; 
encourage educational institution(s); accommodate existing uses and buildings; and 
protect existing low density residential areas.  As indicated earlier, relevant 
Development Review Criteria is included in the discussion of the Development Review 
Performance Objective. 
 
Development Review Performance Objective:  Achieve High Quality Site Design 
and Architecture, page 48 - Excellent site design in the TSAs should continue the 
Reston traditions of emphasizing community gathering places, integrating access to the 
natural environment when possible, and providing public art. In addition, there should be 
an emphasis on environmentally sustainable design and practices with non-residential 
development achieving U.S. Green Building Council’s Leadership in Energy and 
Environmental Design (LEED) Silver certification or the equivalent, at a minimum. 
Residential development should be guided by the Fairfax County Policy Plan objectives 
on Resource Conservation and Green Building Practices. Residential Development 
Criteria #1, Site Design: All rezoning applications for residential development should 
be characterized by high quality site design. Rezoning proposals for residential 
development, regardless of the proposed density, will be evaluated based upon the 
following principles: consolidation, layout, open space, landscaping, and amenities.  
Residential Development Criteria #3, Environment: All rezoning applications for 
residential development should respect the environment. Rezoning proposals for 
residential development, regardless of the proposed density, should be consistent with 
the policies and objectives of the environmental element of the Policy Plan, and will also 
be evaluated on the following principles, where applicable.  Applicable staff memos are 
provided as Appendices 5 and 6. 
 
The original design of the Urban Core was focused around Fountain Square.  With 
continued expansion of the Urban Core, the western half was built taller and gradually 
created a more varied and vibrant architectural experience.  The proposed development 
seeks to develop the last remaining surface parking lot (Block 4) and to develop the last 
entitled 250,000 square foot commercial square footage within the Urban Core on  
Block 5.  The new design for Blocks 4 and 5 are proposed to rebalance the massing of 
the overall Urban Core.  The proposed residential and office towers are similar in height 
to those on the western end of the Urban Core and would create a special lower zone in 
the center of Fountain Square.  No consolidation is proposed or recommended in the 
Comprehensive Plan. 
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On Sheet 18 of the DPA/PRC Plan, a public art area is shown adjacent to the proposed 
open lawn/play area beside Reston Parkway.  This location provides a prominent 
location for public art at the terminus of Freedom Drive with visibility from Reston 
Parkway.  In Proffer #42, the applicant has proffered to provide public art on the subject 
property.  
 
A green building commitment has been proffered.  The applicant has proffered that prior 
to site plan submission to select either LEED New Construction or National Green 
Building Standard (NGBS) for the residential building.  For the office building, the 
applicant has proffered to pursue LEED Silver certification.  
 
With respect to amenities on Block 4, bench seating is proposed within the entry court 
area and the plaza area along the southeastern portion of the site contains opportunities 
for plaza seating.  In addition, a residential amenity area and rooftop pool is provided for 
the Block 4 residents.  Likewise on Block 5, an amenity rooftop terrace above the 
second floor of the proposed Block 5 office space, adjacent to the existing One 
Freedom Square office building, is proposed as a private terrace accessible only from 
the new office space.  Amenities also are proposed in the park area along Reston 
Parkway and include a picnic area, yoga deck/hardscape area, walkways, an open 
lawn, and a public art space. 
 
The referenced Areawide Recommendation and Development Review Criteria include 
architecture, open space, and landscaping features as part of the site design and 
layout.  These three features are discussed in more detail later in the report in the 
Areawide Recommendations on Urban Design, Urban Parks and other Recreation 
Amenities, and Environmental Stewardship, respectively. 
 
Development Review Performance Objective: Provide Pedestrian and Bicycle 
Connectivity throughout the Transit Station Areas, page 48 – New pedestrian and 
bicycle connections should be provided through complete streets within the TSAs and 
new or extended trails on both sides of the DAAR connecting the three Metrorail 
stations. Pedestrian and bicycle crossings of existing streets should be improved to 
increase pedestrian and bicyclists’ safety, visibility and convenience. Several existing 
streets act as major barriers to pedestrian and bicycle movement and are identified for 
specific improvements within the District Recommendations. In addition, connections 
should be made from the Metrorail stations to the existing community trail network. 
Residential Development Criteria #2, Neighborhood Context: All rezoning 
applications for residential development, regardless of the proposed density, should be 
designed to fit into the community within which the development is to be located. 
Developments should fit into the fabric of their adjacent neighborhoods, as evidenced 
by an evaluation of pedestrian, bicycle and vehicular connections to off-site trails, 
roadways, transit facilities and land uses. Applicable staff memos are provided in 
Appendices 5 and 7. 
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Staff focused its review on pedestrian and bicycle connections.  In order to ensure 
pedestrian and bicycle connections to the existing Reston Town Center bus transit 
station and to the future Reston Town Center metro rail station, the applicant provided 
on Sheet 10A of the DPA/PRC Plan, the locations of the existing sidewalks/crosswalks 
and the locations of proposed sidewalks/crosswalks.  The applicant is proposing to 
provide sidewalks along the southern portion of Fountain Drive, along Freedom Drive, 
and along western side of Presidents Street.  Staff recommended that the existing  
6-foot wide trail along the subject property’s Reston Parkway frontage should be widen 
to 8-feet in width.  The applicant agreed to expand the existing trail to eight feet in width, 
as shown on Sheet 7 of the DPA/PRC Plan.  This trail provides a connection to the 
Reston Town Center Transit Station.  The applicant has demonstrated existing and 
proposed pedestrian connections to the existing bus and future metro rail station. 
 
While the Comprehensive Plan recommends a bicycle lane along New Dominion 
Parkway, staff reviewed this recommendation and determined that such a facility would 
not be appropriate given the limited potential for redevelopment along New Dominion 
Parkway to create an effective bicycle route.  The applicant has proffered to install long 
and short term bicycle storage in office, multi-family residential, and retail uses, as 
described in Proffer #25 in Appendix 1. 
 
The Fairfax Connector provides service along New Dominion Parkway with a bus stop 
on the south side of New Dominion Parkway, west of Fountain Drive.  The applicant has 
proffered to install a concrete pad, a bench, and related signage for a bus stop along 
the New Dominion Parkway frontage, either on the subject property or within the New 
Dominion Parkway right-of-way, as agreed upon by the applicant, Fairfax County 
Department of Transportation, and the Virginia Department of Transportation prior to 
site plan approval. 
 
Development Review Performance Objective: Provide Urban Parks and other 
Recreational Amenities throughout the Transit Station Areas, page 48 – Local-
serving urban parks, recreational and cultural amenities including but not limited to 
plazas, trails and public art should be provided throughout the TSAs in order to serve 
local leisure and recreation needs. Membership in Reston Association may serve to 
meet a portion of the identified park and recreation needs. The exact number of urban 
parks and other amenities, their sizes and distribution will be determined by the amount 
and type of new development and provided in accordance with the guidance in the 
Urban Parks, Recreation Facilities and Cultural Facilities section.  Residential 
Development Criteria #6, Public Facilities - All rezoning applications for residential 
development are expected to offset their public facility impact and to first address public 
facility needs in the vicinity of the proposed development. Impact offset may be 
accomplished through the dedication of land suitable for the construction of an identified 
public facility need, the construction of public facilities, the contribution of specified in-
kind goods, services or cash earmarked for those uses, and/or monetary contributions 
to be used toward funding capital improvement projects. Selection of the appropriate 
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offset mechanism should maximize the public benefit of the contribution. The applicable 
staff memo is provided in Appendix 5. 
 
Due to the subject property's location in the Reston Town Center Urban Core and 
proximity to the future Reston Parkway metro rail station, along with Comprehensive 
Plan guidance, the Park Authority recommends applying the Urban Parks Framework to 
this review. Based on an average multi-family household size of 1.75 in urban areas, 
the development could add 960 new residents (549 x 1.75) to the Hunter Mill District. 
With the approval of the RZ 85-C-088, a proffer commitment was made to provide at 
least 15% open space within the Urban Core, which would include walkways, 
pedestrian plazas, minor parks, and ponds.  In addition the proffers include that within 
the Town Center area (the larger 530.74 acre area that includes the Urban Core), at 
least 15% of open shall include walkways, pedestrian plazas, parks, and ponds.  The 
development is proposed to have a total of two acres of open space provided.  As such, 
a park commitment was previously addressed with the rezoning. 
 
Applying the urban park standard (at least 1.5 acres of urban park space per 1,000 new 
residents and 1.0 acres per 10,000 new employees), the proposed development  
generates a need for about 1.6 acres of urban park space. In addition to parkland, the 
proposed development also generates a need for local-serving recreational facilities that 
should be integrated onsite, such as playgrounds, basketball courts, and other  
small-scale facilities. 
 
The DPA depicts an overall total of 1.8 acres of open space on Block 4 and 60,000 
square feet is within the proposed park along Reston Parkway. As such, the proposed 
park meets the intent of the urban park standard in the Comprehensive Plan to provide 
at least 1.6 acres of onsite urban park space.  In addition to the urban park standard for 
open space, the Areawide Recommendation recommends an open space goal should 
of 20% of the net lot area (total lot area not including areas for public or private streets 
and 12 feet of the streetscape area) with flexibility in location permitted.  On Sheet 15 of 
the DPA/PRC Plan, a net site area of 249,000 square feet is shown.  The 20% required 
net open space is 49,800 square feet and is provided.   
 
In addition, as shown in Figure 4, the Block 4 building footprint preserves approximately 
6,549 square feet of open space along the site’s Reston Parkway frontage in 
comparison with the site plan approved office building envelop.  The proposed Block 4 
building does, however, extend approximately 1,266 square feet south (towards 
Freedom Drive) beyond the approved building envelop.  To compensate for this 
encroachment, staff recommended improvements and amenities to the existing open 
space.  The applicant agreed to enhance the existing open space as a park with 
amenities such as walkways and additional landscaping.   
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Figure 4:  Comparison of open space. 

 
With regard to proposed onsite park and local-serving recreational facilities, the DPA 
depicts the following:  a plaza/retail seating area in the southwest corner of Block 4 and 
the existing open space/park area along Reston Parkway is proposed to be retained 
and enhanced.  Such enhancements include: active and passive recreation amenities 
such as picnic tables and benches, outdoor yoga, and/or seating areas.  To address 
staff’s recommendation to include a playground within the park space, the applicant has 
included an open lawn/play area.  In addition to address staff’s recommendation to 
include a timing for the park amenities, the applicant has included in Proffer #43 that the 
park amenities shall be provided prior to the issuance of the 275th residential use permit.  
In addition within the proposed enhanced park, a public art space is shown and 
connections to existing sidewalks are provided.  The park amenities are intended to 
enhance the existing park space on Block 4 as a gathering place for residents, workers, 
retail patrons, and visitors.  With the proffered conditions, the Comprehensive Plan 
guidance has been addressed. 
 
Development Review Performance Objective: Achieve Greater Housing Diversity, 
page 49 – Future development should ensure that a diversity of housing is available in 
the TSAs. The residential component of mixed-use development should meet the needs 
of a variety of households such as families and seniors. Most of the new housing is 
envisioned to be multi-family to achieve the desired urban form. However, urban 
townhouses may be appropriate in some locations. 

 
To ensure the provision of adequate affordable housing, future development should 
meet county policies on affordable housing. All projects that seek to utilize the 
redevelopment option in the District Recommendations should contribute toward the 
creation of affordable housing as described below. 
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 Development proposals with a residential component should meet the 
provisions of the Affordable Dwelling Unit Ordinance (ADU) when 
applicable. 
 

 For the Policy Plan’s Workforce Housing Policy, proposals with a 
residential component seeking up to a 1.0 FAR should meet the current 
policy objective of 12 percent of total units as Workforce Dwelling Units 
(WDU). Proposals for development above a 1.0 FAR should provide 
WDUs according to the Guidelines for the Provision of Workforce Housing 
found in Appendix 1 of the Housing section of the Policy Plan (including 
the opportunity to realize bonus market rate units) but with an increasing 
proportion of WDUs as the development intensity increases, as shown in 
the following table. The residential use should integrate a variety of 
households such as families, senior housing and residential studio units. 
Bonus units (or bonus square footage when applicable), as provided for in 
the WDU policy, are excluded from the planned intensity. Cash 
contributions in lieu of providing WDUs are not desired. 

  
 

 Non-residential development in the TOD districts should contribute $3.00 
per non-residential square foot on total new development intensity unless 
superseded by Board of Supervisors action on a Countywide policy. This 
amount is to be adjusted annually based on the Consumer Price Index 
and may be contributed to a housing trust fund that will be used to create 
affordable and workforce housing opportunities near Metrorail stations. 
The contribution may be made over a period of time to be determined at 
the time of rezoning at a rate of at least 25 cents per non-residential 
square foot. Such developments may provide an equivalent contribution of 
land or affordable units in lieu of a cash contribution. Non-residential 
contributions could also be used to fund affordable housing opportunities 
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in the TOD districts through a partnership. If non-residential floor area is 
achieved through a bonus for providing WDUs, the bonus floor area 
should not be included when calculating the contribution amount. 
 
Ground level retail located in office, hotel, and residential buildings should 
also not be included when calculating the contribution amount. In addition, 
educational as well as other institutional and governmental uses should 
not be included when calculating the contribution amount only when a firm 
commitment has been made that such a use will be included in the 
proposed mix of uses. 

 
Residential Development Criteria #7, Affordable Housing: Criterion #7 is 
applicable to all rezoning applications and/or portions thereof that are not 
required to provide any Affordable Dwelling Units, regardless of the planned 
density range for the site. (Appendix 8) 
 
Certain multi-family structures are exempt from the County’s Affordable Dwelling Unit 
(ADU) Program because of the construction type.  The applicant has indicated that for 
the multi-family dwelling units on Block 4, a building construction type 1-B is proposed 
and is exempt from the ADU program.  While the residential development may be 
exempt from the ADU Program, it is not exempt from the County’s Workforce Housing 
Program. 
 
The proposed development, in staff’s opinion, is a redevelopment of Block 4 from the 
site plan approved 250,000 square foot office use to the proposed residential mixed-use 
development, which requires an amendment to the development plan and PRC Plan 
approval.  As such, staff believes that the proposed residential development is similar to 
a redevelopment and would have similar impacts of redevelopment.  Therefore, the 
Comprehensive Plan guidance on the provision of workforce housing seeking to utilize 
the redevelopment option should be applied, which states in relevant part “proposals for 
development above a 1.0 FAR should provide WDUs… with an increasing proportion of 
WDUs as the development intensity increases.” In applying this Comprehensive Plan 
guidance, based on the proposed 625,000 square foot residential building located on 
4.5 acres (196,880 square feet), the residential use is proposed at a 3.2 FAR.  As such, 
the residential portion of the proposed development is above a 1.0 FAR and generates 
a minimum of 16% WDUs, as shown in the chart.  Staff recommended a minimum of 
16% WDU commitment by the applicant and the applicant has proffered to provide 16% 
WDUs with some flexibility on the WDU policy for the rental and for-sale WDUs.  In this 
situation, because of the timing of the application with the Comprehensive Plan 
amendment, staff accepts the proffered flexibility on the rental and for-sale units since 
the applicant is providing the recommended 16% WDUs.  An exhibit to the proffers will 
be provided to address the for-sale units.  In the future, such flexibility would be 
reviewed on a case-by-case basis and staff’s acceptance of the proffered flexibility in 
the WDU policy is not intended to be the norm.  With the proffered conditions, this 
objective and criteria has been satisfied. 
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Development Review Performance Objective: Provide Office Uses in Strategic 
Locations, page 50 – New office uses at higher intensities should be located within 
approximately ¼ mile of the Metrorail station¸ as shown on the Conceptual Land Use 
Map, to maximize use of transit by future office workers and it should be demonstrated 
that proposed site layouts achieve a safe, comfortable and reasonably direct walk for 
employees. In selected circumstances, increased office intensity may be considered for 
parcels outside of the ¼ mile radius if it will facilitate the provision of new public 
infrastructure, such as a new crossing of the DAAR, or other critical public facilities, and 
a safe, comfortable and reasonably direct walk can be achieved.  
 
A small portion of the proposed Block 5 office building is located within the ½ mile 
radius of the metro rail station.  The majority of the Block 5 development is located 
outside the ½ mile radius.  As previously discussed in the Background section of this 
report, the development plan for Reston Town Center was approved in 1987, and 
included the subject property.  At the time of the approval of the development plan, 
metro rail was not envisioned but public facilities and pedestrian connections were 
previously envisioned as part of the overall Town Center rezonings.  As such, office 
uses on Block 5 were constructed and planned for based on the approved development 
plan.  The DPA seeks an increase to the office building height.  As previously 
discussed, the applicant is not proposing any change to the maximum non-residential 
square footage under the existing zoning approvals, but to shift the location of the 
250,000 square feet of remaining non-residential density from its current Block 4 
location to Block 5.  As such, the Block 5 office use was previously envisioned and 
shown on an approved development plan in the proposed location.  With the proposed 
Block 5 development, the additional office use will be closer to the future metro rail 
station.  This objective has been satisfied. 
 
Development Review Performance Objective: Provide Public Uses, page 50 – 
Public uses such as a library, fire station or recreation center, that are integrated into a 
building may also generate activity in off-peak hours and are encouraged so as to 
further diversify the type of uses in the TSAs. In instances where space for a public use 
in a private development is requested in a Transit-Oriented Development (TOD) District, 
the square footage associated with these uses will not be included in the overall 
calculation of the proposed FAR for the purposes of determining conformance of a 
mixed-use proposal with the applicable FAR specified in the District Recommendations. 
However, this square footage will be considered in all other aspects of site development 
and traffic impact analysis. In addition, these public uses may be exempted from the 
non-residential use category for the purposes of determining the appropriate mix of 
uses specified in the Transit Station Mixed-use and Residential Mixed-use categories in 
a proposal, provided that a firm commitment is made to provide these uses.  
Residential Development Criteria #6, Public Facilities – Residential development 
impacts public facilities systems (i.e. schools, parks, libraries, police, fire and rescue, 
stormwater management and other publicly owned community facilities). Applicable 
staff memos are provided in Appendices 9 and 10. 
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The approval of the four concurrent Reston Town Center rezoning applications in 1987 
(as discussed in the Background section of this report) covered over 300 acres of land 
area and at that time public facilities were envisioned and have been constructed.  No 
new public facilities are proposed or requested with these applications.  The applicant 
has included a proffered condition to offset the impact of the development on 
surrounding public schools.  The development is served by Lake Anne Elementary 
School, Langston Hughes Middle School, and South Lakes High School.  A net of 57 
new students is anticipated from the proposed development.  To offset the impact of the 
development on surrounding schools, the applicant has proffered $1,153.68 per 
residential unit constructed, which satisfies the school system’s proffer contribution 
request. 
 
The Fire and Rescue Department reviewed the DPA/PRC Plan to ensure adequate fire 
coverage and indicated that the plan is acceptable to the Fire Marshal.  A grass crete 
area along New Dominion Parkway has been included to address an earlier Fire 
Marshal concern.  Stormwater management will be discussed in the Environmental 
Stewardship section of this report.  The applicable Comprehensive Plan guidance has 
been addressed. 
 
Development Review Performance Review Objective: Provide Retail, Hotel Uses 
and Institutional Uses, page 50 – Retail uses on the ground floor of mixed-use 
buildings are encouraged in all TSAs to allow employees and residents in each TSA to 
carry out daily activities with minimal need to use single-occupancy vehicles. However, 
free-standing retail uses are strongly discouraged in the TSA. Such uses are typically 
not compatible with the urban form desired in the TSAs and frequently draw vehicle trips 
to an area. Consequently, retail uses should be integrated into buildings containing 
other uses.   

  
As previously discussed, non-residential ground floor uses are proposed on Blocks 4 
and 5.  Collectively the ground floor uses have been referred to as retail uses.  Proffer 
#16 states that the ground floor uses may include any non-office, non-residential use as 
permitted under Par. D of Sect. 6-302 of the Zoning Ordinance, Uses Permitted for a 
Town Center.  A total of 25,100 square feet of ground floor retail uses are proposed as 
part of the proposed mixed-use residential building on Block 4.  Likewise 7,800 square 
feet of ground floor retail uses are proposed on Block 5.  The proposed retail uses on 
Blocks 4 and 5 would allow employees and residents to carry out daily activities with 
minimal need to use single-occupancy vehicles. No free-standing retail uses are 
proposed.  As described in more detail in the Areawide Urban Design section, the retail 
uses were designed to fit into the community, to provide an appropriate transition for the 
pedestrian scale, and to help reduce the massing of the proposed residential and office 
towers.  In addition, retail uses were previously envisioned and shown on the approved 
development plan.  With the proffered conditions, this objective has been addressed. 
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Development Review Performance Objective: Encourage Coordinated 
Development Plans, page 51 - For development proposals requesting increased 
intensity above the base plan recommendation, consolidation or coordinated 
development plans are encouraged. Coordinated development plans refer to two or 
more concurrent and contiguous development applications that demonstrate 
coordination of site design, building locations, urban design, open space amenities and 
signage, inter-parcel access where appropriate, roadway realignment or improvements, 
and parking facilities. When coordinated development plans are used in lieu of, or in 
addition to substantial consolidation, development proposals will need to ensure that 
projects function in a compatible, well-designed, efficient manner; compatible with 
development on adjacent properties; reflect coordinated phasing of improvements as 
needed (for example, providing links in a street grid); consistent with the overall intent of 
the land use concept to achieve a desired urban form and mix of uses; and do not 
preclude adjacent parcels from developing in conformance with the Plan. 

 
Blocks 4 and 5 are shown on a previously approved development plan.  The applicant 
has demonstrated with the proposed development plan a coordinated site design, 
building locations, urban design, open space amenities, and parking facilities between 
the two buildings and is discussed in more detail in the Areawide Urban Design section 
of this report.  This has ensured that the two blocks function in a compatible, well-
designed, and efficient manner and are compatible with adjacent properties.  This 
objective has been addressed. 
 
Development Performance Review Objective: Encourage Educational 
Institution(s), page 51 – There is a desire for additional educational institutions 
(specifically institutions of higher learning) to complement the other uses planned for the 
TSAs in addition to providing continuing education opportunities for residents and 
employees.  
 
No educational institutions are proposed or recommended with this application. 
 
Development Performance Review Objective: Accommodate Existing Uses and 
Buildings, page 51 - In some instances, existing development may not be consistent 
with the long-term vision for the TSAs. This Plan is not intended to interfere with the 
continuation of existing land uses or buildings. If improvements to the open space or 
road network that are identified in the Plan are not feasible due to an existing building’s 
location on the site, alternative streetscape and other design improvements intended to 
implement the Plan’s vision may be considered.  
 
As previously discussed, the applicant is proposing to redevelop the existing Block 4 
surface parking lot.  There are no existing uses or buildings located on this parking lot.  
The applicant is proposing to redevelop the existing three-story, low-rise wing of the 
existing 11-story office building on Block 5.  The proposed office building is designed to 
function in a compatible, well-designed, and efficient manner with the existing office 
building.  In addition, the proposed Blocks 4 and 5 buildings are intended to rebalance 
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the building heights and massing in the Urban Core since the western half of the Urban 
Core was built taller and gradually created a more varied and vibrant architectural 
experience.  Streetscape, as discussed in the Urban Design section, is intended to be 
designed based on the Reston Town Center Design Review Guidelines in order to 
provide a seamless transition between the proposed development and the surrounding 
area and should also address the Comprehensive Plan guidance.  This objective has 
been addressed. 
 
Development Performance Review Objective: Protect Existing Low Density 
Residential Areas, page 52 – The majority of existing residential communities adjacent 
to the TSAs are low density neighborhoods comprised of single family detached homes 
and townhomes. In most instances, these communities are separated from the TSAs by 
major roadways. Appropriate design measures such as reduced building height and 
massing for new development closest to these existing neighborhoods should be 
utilized to help define the limits of the TSAs.  
 
There are no low density residential areas comprised of single family detached home or 
townhomes adjacent to the subject property. 
 
Areawide Recommendation: Urban Design and Placemaking, page 54 – Urban 
design is the discipline that guides the appearance, arrangement, and functional 
elements of the physical environment, with a particular emphasis on public spaces. An 
urban environment is comprised of many elements including streets, blocks, open 
spaces, pedestrian areas, and buildings. The following recommendations provide 
guidance for each of these elements, with a particular emphasis on creating a high-
quality urban environment that is walkable and pedestrian-friendly and are applicable to 
all areas of the TSAs. Residential Development Criteria #1, Site Design: All rezoning 
applications for residential development should be characterized by high quality site 
design. Rezoning proposals for residential development, regardless of the proposed 
density, will be evaluated based upon the following principles: consolidation, layout, 
open space, landscaping, and amenities.  Residential Development Criteria #2, 
Neighborhood Context: All rezoning applications for residential development, 
regardless of the proposed density, should be designed to fit into the community within 
which the development is to be located. Developments should fit into the fabric of their 
adjacent neighborhoods, as evidenced by an evaluation of pedestrian, bicycle and 
vehicular connections to off-site trails, roadways, transit facilities and land uses.  
Applicable staff memos are provided in Appendices 5 and 8. 
 
Both the Blocks 4 and 5 buildings are proposed to be built to the street edge in order to 
provide an urban and pedestrian friendly environment.  Fountain Drive, Freedom Drive, 
and Presidents Street are proposed to be activated with ground retail floor uses.  
Additional perspectives were requested to show how the building meets the ground, in 
particular, where Freedom Drive terminates at the proposed ground floor space in the 
southeastern corner of Block 4.  In addition, staff requested additional elevations to 
show the pedestrian experience within the park space and how the grade transitions 
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from the private space to the public space.  In response, the applicant provided the 
illustration shown in Figure 5 to address staff’s requests.  As shown in Figure 5, the 
ground floor use in the southeast corner of Block 4 extends the retail experience 
westward and includes an outdoor plaza area for seating and/or dining.  Adjacent to the 
plaza area, the applicant proposes to enhance an existing open space area as a park 
space with amenities.   
 

 
Figure 5: Proposed ground floor use, plaza, and park spaces. 
 

In response to staff’s request for further details on the proposed building materials, the 
applicant provided that the Block 4 ground floor retail space along Fountain Drive and 
Freedom Drive is proposed with the following building materials:  a double height 
ground floor retail space front facade consisting of tall ceilings and expansive glass 
exposure.  Above the retail space, the garage is clad with a building facade with louvers 
on Levels 2 through 5 of the garage for screening, as shown in Figure 6.  More 
specifically, on Level 2, the parking garage facade is proposed to be a continuation of 
the retail storefront with a potential building material combination of spandrel glass, 
louvers, and signage.  Level 3 is proposed to be clad in brick with openings anticipated 
for ventilation.  Levels 4 and 5 of the building are set back from the retail facade to 
minimize the massing of the building.  Likewise, the fourth and fifth levels of the garage 
are setback from the retail facade to reduce the massing at the pedestrian level.  The 
sixth level of the garage is open for parking and an elevated pool is located partially 
above the parking garage for residents.   
 
At the eastern end of the Block 4 parking garage, adjacent to the residential building’s 
entry court, the garage will be masked with a brick facade that is designed to be similar 
to the facade of the residential units on the floors above.   
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Figure 6:  Block 4 parking garage 

 
On the north side of Block 4, at the base of the proposed 21-story residential tower, 
along New Dominion Parkway, three, two-level multi-family units stacked above each 
other with a facade that resembles a townhouse (also referred to by the applicant as 
stacked townhouses) are proposed and screen the northern portion of the parking 
garage.  The ground floor units contain private entrances with individual usable outdoor 
terraces that front onto New Dominion Parkway.  The pedestrian entrances and terraces 
break the scale of the New Dominion Parkway facade.  Staff requested additional 
renderings to show how the exterior pedestrian entrances meet the public walkway and 
the applicant provided Figure 7 to demonstrate this request.  In addition, these units 
provide an appropriate transition to the approved Spectrum Shopping Center 
redevelopment, located across New Dominion Parkway, where 8-story buildings are 
approved along the Spectrum Shopping Center’s New Dominion Parkway frontage.  
Staff requested that the applicant provide additional elevations to show how Block 4 
relates to the Spectrum development and the applicant provided the illustration shown 
in Figure 8. 
 
Usable yards include individual outdoor terraces for the ground floor units along New 
Dominion Parkway and Reston Parkway.  Balconies are provided for some of the units 
in the residential towers, which breaks the massing of the building and provides 
articulation. 
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Figure 7:  Two-level multi-family units along New Dominion Parkway. 

 

 
Figure 8:  View from Reston Parkway of the proposed development with the outline of the 
Spectrum Shopping Center. 

 
The proposed 276,788 square foot Block 5 office building with ground floor retail uses 
has been designed to serve as an anchor to the Urban Core and the proposed 17-story 
height (up to 216 feet) is consistent with the surrounding office buildings.  In response to 
staff’s request on the building materials being used, the applicant provided that the 
Block 5 office building is proposed to be clad primarily with glass to provide some 
architectural variety between Block 4 and the Hyatt Regency Reston Hotel, as shown in 
Figure 9. 
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Figure 9:  Block 5 proposed office building. 

 
The Comprehensive Plan provides guidance for streetscape design that is applicable to 
the proposed development.  The applicant is proposing to use the streetscape guidance 
from the Reston Town Center Urban Design Principles, dated February 1991, in order 
to be consistent with the existing streetscape of surrounding blocks.  The Reston Town 
Center Urban Design Principles have been used by the Reston Town Center Design 
Review Board as a general guide in order to establish a framework within which 
designers should consider their project as a component piece that is part of a larger 
district plan. 
 
The existing streetscapes along Reston Parkway and New Dominion Parkway are 
proposed to be retained and part of the streetscape along Freedom Drive and Fountain 
Drive are shown to be reconstructed.  The following charts summarize the streetscape 
that is being provided: 
 

FREEDOM DRIVE 

 Landscape Panel Sidewalk 

Reston Town Center 
Urban Design Principles 

6-feet 9-feet 

Comprehensive Plan 6-8 feet 8-feet 

Provided 8-feet 9-feet 
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FOUNTAIN DRIVE 

 Landscape Panel Sidewalk 

Reston Town Center 
Urban Design Principles 

10-feet 8-feet 

Comprehensive Plan 6-8 feet 8-feet 

Provided 10-feet 8-feet 

 
NEW DOMINION AND RESTON PARKWAY 

 Landscape Panel Sidewalk 

Reston Town Center 
Urban Design Principles 

10-feet 8-feet 

Comprehensive Plan 8-10 feet 9-feet 

Provided 10-feet 8-feet 

 
As the charts above shows, the applicant is in conformance with both the Reston Town 
Center Urban Design Principles and the Comprehensive Plan streetscape guidance.  In 
addition as part of the streetscape design guidelines, there are street-specific design 
recommendations.  The Reston-specific Local Street Streetscape guidance is applicable 
to this development and begins on page 65 of the Comprehensive Plan and states in 
relevant part: 
 

Reston-specific Local Street Streetscape 
 
To strengthen the overall development quality and reflect the uniqueness 
of the landscape design character in Reston, certain local streets should 
incorporate an alternative, Reston-specific streetscape whose primary 
design characteristic is the creation of wide, thickly planted areas of 
irregularly spaced street trees as a contrast to the regularly spaced street 
trees lining the majority of streets… 
 
In recognition that this streetscape’s unique design requires more land 
than other streetscape types, development may limit the application of this 
streetscape to a minimum of one block face per development block. 

 
Since the application is a redevelopment of existing uses in which the surrounding area 
has already been developed and built to the general conformance with the Reston Town 
Center Urban Design Principles, the Comprehensive Plan offers some flexibility under 
the “Streetscape Design Flexibility and Transitions” section, which states:  
 

Consistent dimensions within each block should be promoted to avoid 
shifting pedestrian features or building frontages. However, variation from 
the streetscape guidance may be permitted 1) when the variation results 
in the continuation of an existing desired streetscape, 2) where pre-
existing site constraints are present or 3) where infill or expansion of 
buildings or other existing features limit the ability of a development to 
satisfy all streetscape requirements. Variation from the streetscape 
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guidance may be permitted as long as it results in an acceptable minimum 
sidewalk, landscape amenity panel and building zone width and an 
acceptable amount and location of trees and landscaping. In addition, it 
may be desirable for the new streetscape to relate to existing adjacent 
streetscape. 

 
As such, staff accepts the need for flexibility; in particular, since the application property 
represents the last portion of the Urban Core to be developed staff recognizes the 
importance of providing streetscape that is consistent with the surrounding blocks. The 
applicant was encouraged to provide at least one block face that features the Reston-
specific local street streetscape in order to fully achieve the Comprehensive Plan 
guidance.  
 
The applicant has included street trees along the Freedom Drive and Presidents Street 
Block 5 frontages in order to address staff’s recommendation on providing additional 
street trees.  It is noted that building zones are recommended in the Comprehensive 
Plan, but since they are not required by the Reston Town Center Urban Design 
Principles, they were not discussed above.  With the proffered conditions, the urban 
design objective has been satisfied. 
 
Areawide Recommendation: Transportation, page 76 - The vision for the three 
Reston TSAs promotes a mix of land uses served by a multi-modal transportation 
system. Various planned transportation improvements will facilitate this vision, while 
accommodating current and future commuters and residents within and around the 
transit stations. The improvements should 1) balance future land uses with supporting 
transportation infrastructure and services; 2) address the long term needs of the area, 
including significantly improving the infrastructure and facilities for transit, pedestrians 
and bicycles; and, 3) design a road network that accommodates all modes of 
transportation and includes a grid of streets in the TSAs to improve connectivity around 
the transit stations.  Residential Development Criteria #5, Transportation - All 
rezoning applications for residential development should implement measures to 
address planned transportation improvements. Applicants should offset their impacts to 
the transportation network. The applicable staff memo is provided as Appendix 7. 
 
As part of the review of the proposed development, the applicant submitted a Traffic 
Impact Analysis (TIA), which assessed the impact of the proposed development on the 
surrounding road network.  Upon review of the TIA, of primary concern to both the 
Fairfax County Department of Transportation (FCDOT) and the Virginia Department of 
Transportation (VDOT) were the forecasted vehicle queues at the Reston Parkway/New 
Dominion Parkway intersection.  The TIA recommended the following improvements to 
offset the impact of the proposed development on the surrounding road network: 
 

 New Dominion Parkway Eastbound Left-Turn Lane at Reston 
Parkway/Temporary Road 
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o Existing:                ±190’ single-turn lane and ±80’ taper 
o Improvement:   ±350’ single-turn lane and ±50’ taper 

  

 Reston Parkway Northbound Left at New Dominion Parkway/Temporary Road 
 

o Existing:                ±325’ single-turn lane and ±100’ taper 
o Improvement:   ±374’ single-turn lane and ±100’ taper 

 
The applicant has proffered to construct the above recommended improvements, which 
is shown on Sheet 3 of the DPA/PRC Plan and addressed both FCDOT and VDOT’s 
concerns. 
 
In addition, the applicant has proffered to implement lane stripping and median 
modifications necessary to create a new dedicated left turn lane on northbound 
Fountain Drive at the approach to New Dominion Parkway, as shown on Sheet 3 of the 
DPA/PRC Plan.  Such lane restriping and median improvements will be implemented 
prior to the issuance of the first non-residential use permit for the residential units. 
In addition, to address the Countywide Trails Plan recommendation to provide a major 
paved trail (trail 8-feet in width) along Reston Parkway, the applicant has shown on the 
DPA/PRC Plan an 8-foot wide trail.  In addition, as recommended by staff, the 8-foot 
wide trail is noted on the plan to be ADA compliant.  With the above proffered 
conditions, all transportation issues have been resolved. 
 
Areawide Recommendation: Environmental Stewardship, page 90 – Includes 
recommendations on stormwater management, natural resources management, tree 
canopy goals, green buildings, and noise impacts.  Residential Development Criteria 
#3, Environment - All rezoning applications for residential development should respect 
the environment. Rezoning proposals for residential development, regardless of the 
proposed density, should be consistent with the policies and objectives of the 
environmental element of the Policy Plan, and will also be evaluated on the following 
principles: preservation; slopes and soils; water quality; drainage; noise; lighting; and 
energy.  Applicable staff memos are provided in Appendices 5, 6, 9, and 12. 
 
In the event that the proposed development is not grandfathered from the new 
stormwater ordinance, the applicant proposes two options to address stormwater 
management and Best Management Practices (BMPs): 
 
Option A:  The applicant proposes to continue the use of the existing off-site wet pond 
(Town Center Parkway Pond) located off of Town Center Parkway.  The applicant 
anticipates that this pond would meet the water quality, stream channel erosion, and 
flooding requirements.  The applicant provided computations on Sheet 12 of the 
DPA/PRC Plan to show that the pond serves as a BMP facility.  There is no design 
change in runoff rate or flow due to the existing Town Center Parkway pond that was 
designed for the ultimate build-out of a larger development area.  The natural level of 
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channel erosion is not anticipated to increase from land disturbing activities since the 
pond was design for the site’s ultimate build-out.  Drainage to the Town Center Pond 
was computed at 169 acres with 80% of the drainage area being impervious and 20% 
being pervious.  As such, the BMP calculations verify that the Pond functions as a BMP 
facility.  
 
Option B:  In the event that on-site detention is required, the applicant submitted a 
waiver request to allow underground stormwater management facilities in a residential 
development.  DPWES recommended approval of Waiver #7067-WPFM-004-1 for the 
use of underground detention facilities in a residential area.  This type of waiver requires 
the approval by the Board of Supervisors in conjunction with the zoning action.   
 
For water quality, the applicant provided the estimated size/volume of on-site storage 
needed to meet the water quality criteria under Article 4 of the new stormwater 
regulations for both Options A and B.  Based on preliminary calculations, the existing 
Town Center Parkway pond meets the new requirements for water quality design 
criteria (development on prior developed lands).  Approximately 4.75 acres are to be 
disturbed with this application and there is a slight increase in the impervious area.  
Therefore, the total phosphorous load will be reduced by at least 20% below the 
predevelopment total phosphorous load for the equivalent area of the site that is 
existing impervious area and the additional impervious area will be treated so that the 
total phosphorous load does not exceed 0.41 pounds per acre per year.  Preliminary 
calculations indicate that the existing pond satisfies this requirement.  Option B includes 
three on-site underground stormwater detention vaults on Block 4 and one on Block 5.   
 
For detention, the applicant has provided that the existing Town Center Parkway 
stormwater management facility would meet the detention requirement because it was 
designed so that the post development peak flow for the two-year 24-hour storm and 
10-year 24-hour storm are released at a rate that is equal to or less than the 
predevelopment peak rate for both storms.  The proposed on-site stormwater 
management vaults for channel protection would meet the detention requirement.  The 
applicant acknowledges staff’s comment that at site plan the final engineering will have 
to be provided to support the preliminary analysis. 
 
The contributing outfall includes 4.52 acres from Block 4 and 1.83 acres from Block 5.  
Both of these sites drain to the same outfall.  On-site stormwater runoff is collected by 
catch basins and conveyed into an existing closed conduit system that was designed to 
route the runoff downstream.  This system runs west to the existing off-site stormwater 
facility off of Town Center Parkway.  The preliminary evaluation indicates that there is 
adequate outfall provided. 
 
The Comprehensive Plan recommends that stormwater quantity and quality control 
measures should be provided with the goal of reducing the total runoff volume or 
significantly delaying its entry into the stream system.  In furtherance of stream 
protection and/or restoration through replication of natural hydrologic conditions, the 
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emphasis should be on Low Impact Development (LID) techniques that evapotranspire 
water, filter water through vegetation and/or soil, return water into the ground or reuse it. 
 
In order to address the Comprehensive Plan guidance on stormwater management, the 
applicant has proffered two vegetated roof areas as additional BMPs, as shown on the 
DPA/PRC Plan.  The proposed vegetated roofs are permitted under the Virginia 
Stormwater BMP Clearinghouse website.  On Block 4, an approximately 4,000 square 
foot vegetated roof is proposed on the roof of the four-level lobby/main entrance portion 
of the building.  A smaller 500 square foot vegetated roof is proposed on Block 5 office 
building on the two-level portion between the proposed building and the existing office 
building. The vegetated roofs represent commitments toward the goal of reducing total 
runoff volume through a low impact development measure that focuses on the 
evapotranspiration of water in accordance with the Comprehensive Plan.  The 
commitment is especially noteworthy for the residential building because it will involve 
significant cost and maintenance responsibilities not typically taken on for residential 
buildings. 
 
In addition, the Comprehensive Plan provides guidelines for developments proposed at 
above a 1.0 FAR.  Such development would be reviewed on a case-by-case basis.  As 
such, given that the off-site stormwater management pond was designed to address the 
stormwater management for the ultimate build out of a larger area that includes the 
Urban Core, in staff’s opinion, this additional guidance has been addressed through the 
approved design of the stormwater facility. 
 
In regards to tree canopy and tree preservation, to supplement the existing vegetation 
along New Dominion Parkway, the applicant is proposing to provide Category IV 
deciduous trees, Category II deciduous ornamental trees, and Category II evergreens.  
Along Reston Parkway, the applicant proposes to retain the existing vegetation and to 
add Category IV deciduous trees, Category III deciduous trees, Category II deciduous 
ornamental trees, and Category II evergreens.  Additional plantings are proposed along 
Freedom Drive consisting of street trees and Category II deciduous ornamental trees.  
Interior parking lot landscaping is proposed on the Block 4 parking garage and 
landscaping within the entry court.  Along the Block 5 Market Street frontage, the 
applicant proposes to provide four street trees.  To address staff’s recommendation to 
provide specific mulched areas for existing trees designated for preservation, the 
applicant provided a proffer to address this comment and satisfies the staff 
recommendation.   
 
The pre-development area of existing tree canopy is 36,918 square feet or 13.3% of the 
site.  A total of 55.6% of the site will be met through tree preservation.  A total tree 
canopy area of 15,408 square feet for both Blocks 4 and 5 is provided through tree 
preservation.  A total canopy area of 15,875 square feet is provided through tree 
plantings and the total 10-year tree canopy provided is 31,283 square feet.  As such, 
the development exceeds the 10% 10-year tree canopy requirement and meets the 
13.3% 10-year tree canopy requirement through tree preservation. 
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In regards to noise, the general Policy Plan guidance from the Comprehensive Plan, 
recommends that interior noise levels for new residential development and other noise 
sensitive uses should not exceed DNL 45 dBA in interior areas and 65 dBA for outdoor 
recreational areas.  In support of Comprehensive Plan guidance regarding 
transportation generated noise for the proposed development, the applicant included 
Proffer #27 on the submission of acoustical analyses for the projected noise impacts of 
Reston Parkway on the residential units and proposed mitigation techniques at the time 
of building plan.  Additional tree plantings are proposed to screen and mitigate outdoor 
noise on the existing open space area along Reston Parkway. 
 
The applicant has proffered a green building commitment for the residential units and 
LEED Silver for the office building, as previously described in the Development Review 
Performance Objective:  Achieve High Quality Site Design and Architecture.  With the 
proffered conditions, the Comprehensive Plan guidance has been addressed. 
 
Areawide Recommendation: Urban Parks, Recreational Facilities, Cultural 
Facilities, page 95 - The growth and redevelopment planned for the three TSAs will 
increase the need for parks and open space, recreation facilities, and cultural amenities, 
all of which are essential components in creating places where residents and 
employees can live, work and play.  The intent of this [Comprehensive Plan] section is 
to present recommendations to meet the need for urban parks, recreation and cultural 
facilities created by growth in the TSAs.   
 
This was previously discussed in the Development Performance Review Objective to 
Provide Urban Parks and other Recreational Amenities and has been addressed by the 
applicant. 
 
 
ZONING ORDINANCE PROVISIONS 
 
Planned Residential Community (PRC) District Provisions 
 
The PRC District regulations are designed to permit a greater amount of flexibility to a 
developer of a planned community by removing many of the restrictions of conventional 
zoning. This flexibility is intended to provide an opportunity and incentive to the 
developer to achieve excellence in physical, social and economic planning. To be 
granted this zoning district, the developer must demonstrate the achievement of the 
following specific objectives throughout all of his planning, design and development. 
 
To this end, rezoning to and development under this district will be permitted only in 
accordance with a comprehensive plan and development plan prepared and approved 
in accordance with the provisions of Article 16 (Development Plans) 
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Objective 1: A variety of housing types, employment opportunities and commercial 
services to achieve a balanced community for families of all ages, sizes and levels of 
income. 

 
The subject property is zoned to the PRC District and part of Reston Town Center, a 
high density mixed-use development that contains a variety of housing types, 
employment opportunities, and commercial services.  In staff’s opinion, fundamental to 
the development of Reston was the achievement of a balanced community that includes 
providing a variety of housing types for all income levels.  As previously discussed in the 
Affordable Housing section of this report a minimum of 16% WDUs is recommended 
based on the Percentage of Workforce Dwelling Units chart on page 49 of the 
Comprehensive Plan.  The applicant has committed to providing 16% WDUs.   

 
In accordance with Sect. 6-308 of the Zoning Ordinance, in the PRC District, the overall 
density shall not exceed 13 persons per acre of the gross residential and associated 
commercial areas and residential densities are designated low, medium, and high.  
Although no residential density was designated on the approved development plan 
associated with RZ 85-C-088, the Town Center Core Area (Urban Core) was approved 
as a high intensity mixed-use development and any residential development within the 
Urban Core is designated as a high density development.  As such, the applicant 
provided that based on the approved site plans in the PRC District in Reston, this 
application would result in a 10.67 persons per acre, which does not exceed a density of 
13 persons per acre, as shown on Sheet 3 of the DPA/PRC Plan.  Pursuant to Par. 5 of 
Sect. 6-308 of the Zoning Ordinance, the applicant will be required to recompute the 
overall density when the final plat is recorded. 
 
The maximum density, as set forth in the Zoning Ordinance, in areas designated as 
high density development is limited to a maximum of 60 persons per acre of gross 
residential area based on all of the areas within the PRC District designated as high 
density residential and a maximum of 50 dwelling units per acre in any one high density 
area.  For the purposes of calculating density for the Urban Core, the density is based 
on the entire land area subject to RZ 85-C-088 (84.25 acres), which includes Block 4.  
Based on the density calculations provided on Sheet 2 of the DPA/PRC Plan and 
verified by staff, the addition of 549 residential units within the Urban Core brings the 
total persons per acre in a high density area up to 41.42 and does not exceed 60 
persons per acre maximum in the Reston PRC District.  Further, the development of 
549 dwelling units on the 84.25 acres, subject to RZ 85-C-088, would result in a density 
of 30.78 dwelling units per acre, which is less than the 50 dwelling units per acre 
maximum for any one high density area.  The density calculations noted above are 
required to be provided with the submission of a PRC Plan and reviewed by staff for 
conformance with the PRC District density requirements.  With the proffered conditions, 
this objective has been satisfied. 
 
Objective 2: An orderly and creative arrangement of all land uses with respect to each 
other and to the entire community. 
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The development of Blocks 4 and 5 are proposed to be an orderly and creative 
arrangement of land uses that were designed to fit into the existing fabric of Reston 
Town Center.  Located within the Urban Core, Blocks 4 and 5 likewise are proposed as 
a high density, mixed-use development with ground floor uses designed to transition to 
the pedestrian scale. This objective has been satisfied. 
 
Objective 3: A planned and integrated comprehensive transportation system providing 
for a separation of pedestrian and vehicular traffic, to include facilities such as mass 
transportation, roadways, bicycle or equestrian paths and pedestrian walkways. 
 
As previously discussed, Blocks 4 and 5 are located within the existing Reston Town 
Center Urban Core, which is a high density mixed-used area.  An integrated 
comprehensive transportation system currently exists for the surrounding area and the 
applicant is proposing to continue to enhance the established transportation system.  
Block 4 and the majority of Block 5 are just outside the ½ mile radius for the future 
metro rail station and a portion of Block 4 and all of Block 5 is within the ¼ mile radius of 
the existing bus transit station.   
 
With this application a transportation impact analysis was conducted and indicated the 
need for several transportation improvements, which were described in detail in the 
Transportation section of this report.  The applicant has proffered and shown on the 
DPA/PRC Plan a commitment to construct the recommended transportation 
improvements.   
 
In addition, a pedestrian plan has been included as Sheet 10A on the DPA/PRC Plan to 
show the pedestrian circulation around the subject property and to the existing bus 
transit station.  The applicant proposes to enhance an existing 6-foot wide trail along 
Reston Parkway to an eight-foot wide trail to provide pedestrian access to the transit 
station area. 
 
There is an existing bus stop along the Block 4 New Dominion Parkway frontage.  This 
bus stop is served by both the Fairfax Connector and the Reston Internal Bus System.  
The applicant has proffered to install a concrete pad, a bench, and related signage for 
the bus stop, as shown on Sheet 7 of the DPA/PRC Plan.   With the proffered 
conditions, this objective has been satisfied. 
 
Objective 4: The provision of cultural, educational, medical, and recreational facilities for 
all segments of the community. 
Existing cultural, educational, medical, and recreational facilities exist that will serve the 
Blocks 4 and 5 development.  The Greater Reston Arts Center, which provides cultural 
and educational opportunities, is located in the western portion of the Urban Core and is 
within walking distance to the proposed development.  Educational opportunities are 
further provided through surrounding public schools and the Northern Virginia 
Community College has a campus in Reston, off of Wiehle Avenue.  Reston Hospital 
Center is located within the Reston Town Center area and provides medical care.  
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Existing nearby community parks and proposed open space and on-site recreational 
amenities provide recreational facilities for the development.  This objective has been 
satisfied. 
 
Objective 5: The location of structures to take maximum advantage of the natural and 
manmade environment. 
 
Building structures are proposed to take advantage of the natural and manmade 
environment.  As previously discussed, on-site recreational amenities are proposed and 
the applicant is proposing to enhance the existing vegetated open space area to create 
a more engaging and active park space.  In addition, a vegetated roof is proposed on 
the proposed residential and office buildings and the applicant has proffered a green 
building commitment for the residential building and LEED Silver certification for the 
office building.  With the proffered conditions, this objective has been satisfied. 
 
Objective 6: The provision of adequate and well-designed open space for the use of all 
residents. 
 
The applicant is proposing to enhance an existing vegetated open space area along 
Reston Parkway, which previously was discussed in more detail in the Urban Parks 
section of this report.  In addition as previously discussed, the applicant is proposing to 
increase the amount of open space provided with this application.  With the proffered 
conditions, this objective has been satisfied.  
 
Objective7: The staging of development in a manner which can be accommodated by 
the timely provision of public utilities, facilities and services. 
 
Public utilities, facilities, and services currently exist to serve the proposed Blocks 4 and 
5 development.  The applicant has proffered to provide a monetary contribution to offset 
the impact of the residential development on surrounding schools.  In addition, the 
applicant has proffered to provide off-site transportation improvements to offset the 
impact of the development on the surrounding road network.  With the proffered 
conditions, this objective has been satisfied. 
 
General Standards for All Planned Developments 
 
A rezoning application or development plan amendment application may only be 
approved for a planned development under the provisions of Article 6 if the planned 
development satisfies the following general standards: 
 
General Standard 1:  The planned development shall substantially conform to the 
adopted comprehensive plan with respect to type, character, intensity of use, and public 
facilities. Planned developments shall not exceed the density or intensity permitted by 
the adopted comprehensive plan, except as expressly permitted under the applicable 
density or intensity bonus provisions. 
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As previously discussed, the planned development substantially conforms to the 
adopted comprehensive plan with respect to type, character, intensity of use, and public 
facilities and does not exceed the density or intensity permitted by the Comprehensive 
Plan.   
 
General Standard 2:  The planned development shall be of such design that it will result 
in a development achieving the stated purpose and intent of the planned development 
district more than would development under a conventional zoning district. 
 
The planned development is located within the PRC District whose purpose and intent 
is to permit a greater amount of flexibility to a developer of a planned community by 
removing many of the restrictions of conventional zoning. This flexibility is intended to 
provide an opportunity and incentive to the developer to achieve excellence in physical, 
social and economic planning. 
 
The design of Blocks 4 and 5 are consistent with the existing development of the Urban 
Core as a high density mixed-use area.  Such development is possible because of the 
flexibility provided in the PRC District and a similar mixed-use development would not 
be permissible in a conventional district.  As previously discussed, the applicant is 
providing the recommended 16% WDUs.  This standard has been met. 
 
General Standard 3:  The planned development shall efficiently utilize the available 
land, and shall protect and preserve to the extent possible all scenic assets and natural 
features such as trees, streams and topographic features. 
 
The proposed Blocks 4 and 5 developments efficiently utilize the available land and 
preserve to the extent possible scenic assets and natural features.  Existing vegetation 
is proposed to be preserved along the site’s New Dominion Parkway and Reston 
Parkway frontages.  As previously discussed, the proposed development provides  
1.8 acres of open space on Block 4 and 0.24 acres on Block 5.  As such, this standard 
has been met. 
 
General Standard 4:  The planned development shall be designed to prevent substantial 
injury to the use and value of existing surrounding development, and shall not hinder, 
deter or impede development of surrounding undeveloped properties in accordance with 
the adopted comprehensive plan.  
 
As previously discussed, the Blocks 4 and 5 developments are consistent with the 
surrounding development, streetscape, building heights, and building materials within 
the Urban Core of Reston Town Center.  The proposed site layout is consistent with 
existing high density mixed-use development.  The proposed development does not 
hinder, deter, or impede development of surrounding properties and has been designed 
to fit into the character of the surrounding area.  This standard has been addressed. 
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General Standard 5:  The planned development shall be located in an area in which 
transportation, police and fire protection, other public facilities and public utilities, 
including sewerage, are or will be available and adequate for the uses proposed; 
provided, however, that the applicant may make provision for such facilities or utilities 
which are not presently available. 
 
Blocks 4 and 5 are located in an area in which police, fire protection, and public utilities 
are available and adequate.  As previously discussed, the applicant has proffered to 
provide a monetary contribution to offset the impact of the residential development on 
surrounding schools.  In addition, the applicant has proffered to provide off-site 
transportation improvements to offset the impact of the development on the surrounding 
road network.  As previously discussed, stormwater management is proposed to be 
addressed through two options and regardless of which option is pursued, adequate 
stormwater management will be provided based on preliminary calculations.  This 
standard has been addressed. 
 
General Standard 6:  The planned development shall provide coordinated linkages 
among internal facilities and services as well as connections to major external facilities 
and services at a scale appropriate to the development. 
 
As previously discussed, adequate pedestrian, bicycle, and transit linkages exist and 
are shown on the DPA/PRC Plan and have been proffered to be provided by the 
applicant.  In addition, the applicant has proffered to widen the existing 6-foot wide trail 
along the site’s Reston Parkway frontage to eight feet in width; to provide bicycle 
parking spaces and storage; and to provide bus stop amenities at the bus stop on New 
Dominion Parkway.  With the proffered conditions, this standard has been addressed. 
 
Design Standards for All Planned Developments 
 
Whereas it is the intent to allow flexibility in the design of all planned developments, it is 
deemed necessary to establish design standards by which to review rezoning 
applications, development plans, conceptual development plans, final development 
plans, PRC plans, site plans and subdivision plats.  Therefore, the following design 
standards shall apply: 
 
Design Standard 1:  In order to complement development on adjacent properties, at all 
peripheral boundaries of the PDH, PRM, PDC, PRC Districts the bulk regulations and 
landscaping and screening provisions shall generally conform to the provisions of that 
conventional zoning district which most closely characterizes the particular type of 
development under consideration.   
 
The bulk regulations generally conform to the R-30 District, the conventional zoning 
district that most closely characterizes the development.  The landscaping and 
screening requirements are requested to be modified and are discussed in more detail 
in the Waivers and Modifications section of this report. 



PCA 85-C-088-09, DPA 85-C-088-07, and PRC 85-C-088-03 Page 39 
 
 
Design Standard 2:  Other than those regulations specifically set forth in Article 6 for a 
particular P district, the open space, off-street parking, loading, sign and all other similar 
regulations set forth in this Ordinance shall have general application in all planned 
developments. 
 
As previously discussed in the Urban Design section, the open space requirement has 
been addressed.  Likewise as previously discussed in the Transportation section, the 
applicant is requesting a residential parking reduction for Block 4, which staff supports 
with the proffered commitment of a 35% transportation demand management (TDM) 
goal and the TDM proffered condition.  The applicant is requesting a modification to the 
loading requirement, which is discussed in more detail in the Waivers and Modification 
section of this report.  Signage is proffered to be in conformance with the existing 
Comprehensive Sign Plan (CSP) for the Urban Core, which would have to be amended 
if this development is not included in the existing CSP.  With the proffered conditions, 
this standard has been addressed. 
 
Design Standard 3:  Streets and driveways shall be designed to generally conform to 
the provisions set forth in this Ordinance and all other County ordinances and 
regulations controlling same, and where applicable, street systems shall be designed to 
afford convenient access to mass transportation facilities. In addition, a network of trails 
and sidewalks shall be coordinated to provide access to recreational amenities, open 
space, public facilities, vehicular access routes, and mass transportation facilities. 
 
No new streets are proposed and the existing streets will serve the proposed 
development.  As previously discussed, the applicant has proffered to construct off-site 
transportation improvements to offset the impact of this development on the surrounding 
road network and has proffered to construct a dedicated turn lane and through lane at 
the intersection of Fountain Drive and New Dominion Parkway.  In addition, as 
previously discussed, an existing network of trails and sidewalks exist that provides 
access to off-site recreational amenities, open space, public facilities, and transit 
facilities.  With the proffered conditions, this design standard has been addressed. 
 
Waivers/Modifications 
 
The applicant requests the following waivers and modifications: 
 
Modification of the loading space requirements in Sect. 11-203 of the Zoning Ordinance 
in favor of the loading spaces shown on the DPA/PRC Plan 
 
Pursuant to Par. 4 of Sect. 11-203, the proposed 602,000 square foot mixed-use 
residential building on Block 4 would require five loading spaces and four are proposed.  
Pursuant to Par. 14 of Sect. 11-203, the 284,588 square foot mixed-use office building 
on Block 5 would require five loading spaces and two are provided. 
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The applicant requests a modification to permit four loading spaces in lieu of the five 
required loading spaces for the residential and retail uses on Block 4.  Block 4 is 
proposed to have a centralized loading dock area to accommodate all functions of the 
building (ground floor uses and residential).  On the north end of the loading area, a 
trash bay will serve retail tenants and an adjacent loading bay will accommodate trucks 
of up to 55 feet in length.  This size of truck is anticipated only for certain retail 
functions.  Other smaller trucks would be able to maneuver within the enclosed loading 
area and could use the 55-foot bay or a second 35-foot bay proposed to serve retail 
tenants.  The trash bay serving the retail tenants has been designed to be overly long to 
allow residential trucks to front into that area and then back into the residential loading 
bays.  Retail tenants will have direct access to the loading dock.  Residential tenants will 
be served by two 35-foot loading bays and would have easy access from the loading 
dock to their units using the service corridors and elevators. 
 
In addition for Block 5, the applicant requests a modification to permit two loading 
spaces in lieu of the five required loading spaces.  The applicant provides that the 
applicant will be managing the proposed buildings along with other office buildings in 
Phase 1 of the Urban Core.  This consolidated management allows for coordinated 
deliveries and refuse collection to the buildings within the Urban Core and reduces the 
need for multiple loading spaces.  In addition, since the loading space requirement was 
drafted in the Zoning Ordinance, there have been changes to how people and 
companies communicate.  The applicant provides that through digital advancements, 
the number of deliveries that are made to office buildings has been reduced and the 
requested loading reduction reflects this change.  Additionally, the applicant provides 
that the proposed number of loading spaces is consistent with other buildings in the 
Urban Core and provisions for more loading spaces than are actually required for a 
building’s operation can have an impact on streetscape, in terms of its design, 
activation, and the pedestrian experience.   Staff does not object to this modification 
request. 
 
Modification of Sect. 13-303 of the Zoning Ordinance for the transitional screening and 
barrier requirements to that shown on the DPA/PRC Plan. 
 
For non-residential uses that are proposed on Block 5 and adjacent to proposed multi-
family dwellings on Block 4, a Type 1 Transitional Screening (for uses such as eating 
establishments and retail) and a Type 2 Transitional Screening (for uses such as fast 
food) are required.  A Type 1 Transitional Screening consists of an unbroken strip of 
open space a minimum of 25 feet in width and a Type 2 Transitional Screening consists 
of an unbroken strip of open space a minimum of 35 feet in width.  In addition, Barrier D, 
E, or F is required adjacent to multi-family dwellings.  Barriers D, E, and F consist of a  
42-48 inch tall chain link fence, six-foot tall wall, or a 6-foot tall solid wood fence, 
respectively. 
 
In accordance with Par. 5 of Sect. 13-305 of the Zoning Ordinance, the applicant 
requests a modification of the Type 1 and 2 transitional screening requirements and the 
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associated barrier requirements to facilitate an integrated planned development with a 
mix of uses.  The applicant further indicated that visual and physical access from the 
multi-family units to the retail and public spaces is typical of an urban mixed-use 
environment.  Furthermore, streetscape and the design of the buildings provide an 
appropriate transition to adjacent properties.  Staff supports the modification request. 
 
Waiver of Section 6-0303.8 of the Public Facilities Manual on underground detention 
facilities  
 
Section 6-0303.8 of the Public Facilities Manual (PFM) states: 
 
The applicant is requesting a waiver of Section 6-0303.8 of the PFM to permit 
underground detention vaults and underground structural Best Management Practices 
(BMPs) for stormwater management.  The applicant states that current detention 
requirements for the proposed development are met with an existing off-site pond (the 
Town Center Parkway pond, approved as Public Improvement Plan #5734-PI-001) that 
was designed to fully serve a larger area, which includes the subject property, at the 
time of build out.  However, the applicant is proposing an alternative option to address 
stormwater management with additional on-site facilities in the event that proposed 
development is not grandfathered and subject to the water quality criteria under Article 4 
of the Stormwater Management Ordinance, approved by the Board of Supervisors on  
January 28, 2014, and effective on July 1, 2014.  This alternative stormwater 
management option includes the use of underground detention vaults and underground 
structural BMPs for stormwater management.  All of these vaults will be located just 
outside the footprint of the proposed building. 
 
Staff from the Department of Public Works and Environmental Services (DPWES) 
reviewed the waiver request and recommended that the Board approve the waiver to 
locate the underground facility within the proposed residential development on Block 4.  
If it is the intent of the Board to approve Waiver #7067-WPFM-004-1, DPWES 
recommends that the approval should be subject to proposed conditions dated  
March 26, 2014, which are contained in Attachment A of Appendix 13 of this staff report. 
 
Modification of Parking 
 
It is noted that as part of the proposed application, the applicant is requesting a 
residential parking reduction for Block 4 given the proximity of the property to the 
existing Reston Town Center bus transit facility and to the future Reston Town Center 
metro rail station.  The parking reduction is being processed separately by the 
Department of Public Works and Environmental Services as a separate Board item, but 
was reviewed as part of the staff review for this application.  The applicant is seeking an 
approximately 22% residential parking reduction for a parking ratio of 1.25 parking 
spaces per dwelling unit (or 192 fewer parking spaces) from the required 879 parking 
spaces (a 1.6 parking ratio) pursuant to Article 11 of the Zoning Ordinance.  In support 
of the parking reduction request, the applicant has included in the draft proffers the 
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following:  a 35% transportation demand management goal and a minimum of 27 
parking spaces designated for visitors of the residential units from the hours of  
7:00 p.m. to 12:00 a.m., Monday through Thursday, and from the hours of 7:00 p.m. 
Friday through 12:00 a.m. Monday; and short and long-term bicycle parking and 
storage.   
 
It is further noted that during construction for Blocks 4 and 5, the applicant may need to 
utilize parking elsewhere in the Urban Core for Phase 1 uses and a parking reduction 
on neighboring properties within the Urban Core may be required.  The applicant has 
demonstrated that such parking could be available in the other parking garages in the 
Urban Core.  Such request would be processed separately by DPWES.  The applicant 
included proffered conditions to address the interim parking during construction. 
 
 
CONCLUSIONS AND RECOMMENDATIONS 
 
Staff Conclusions 
 
The proposed application is a redevelopment of Blocks 4 and 5 of the Reston Town 
Center Core Area.  The proposed residential and office development are designed to fit 
into the existing character and development of the Urban Core.  With the proffered 
conditions, in particular the proffered commitment to provide at least 16% workforce 
housing and a 35% transportation demand management goal and proffer, this 
application is in conformance with the Comprehensive Plan, PRC District provisions, 
and the general standards and design standards for planned districts. 
 
Staff Recommendations 
 
Staff recommends approval of PCA 85-C-088-09, subject to the draft proffered 
conditions contained in Appendix 1. 
 
Staff recommends approval of DPA 85-C-088-07. 
 
Staff recommends approval of PRC 85-C-088-03, subject to the proposed development 
conditions contained in Appendix 2. 
 
Staff recommends approval of a modification of Sect. 11-203 of the Zoning Ordinance 
for the loading space requirements to that shown on the DPA/PRC Plan. 
 
Staff recommends approval of a modification of Sect. 13-303 of the Zoning Ordinance 
for the transitional screening and barrier requirements to that shown on the DPA/PRC 
Plan. 
 
Staff recommends approval of Waiver #7067-WPFM to permit underground stormwater 
detention facilities within a residential development in accordance with Section 6-0303.8 
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of the Public Facilities Manual, subject to the conditions contained in Attachment A of 
Appendix 11. 
 
It should be noted that it is not the intent of staff to recommend that the Board of 
Supervisors, 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 rezoning 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. 
 
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 Board of Supervisors. 
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 BLOCK 4 LLC 

RESTON TOWN CENTER PROPERTY LLC 

PROFFER STATEMENT 

DPA 85-C-088-7 

PCA 85-C-088-9 

 

February 19, 2014 

Revised May 23, 2014 

 

Pursuant to Section 15.2-2303 (A) of the Code of Virginia (1950, as amended) and Sect. 18-204 

of the Zoning Ordinance of Fairfax County (1978, as amended) (the “Zoning Ordinance”), the 

property owners and applicants, for themselves and their successors and assigns (collectively, the 

“Applicant”), in this Proffered Condition Amendment (“PCA”) and Development Plan 

Amendment (“DPA”) proffer that the development of the parcels under consideration and shown 

on the Fairfax County Tax Map as 17-1 ((16)) 1 and 4 (“Block 4”) and 17-1 ((16)) 5A (“Block 

5” and, collectively with Block 4, the “Property”) shall be in accordance with the following 

conditions (“Proffers”) if, and only if, DPA 85-C-088-7 and PCA 85-C-088-9 (collectively, the 

“Application”) are granted.  The Applicant reconfirms its commitment to the proffers associated 

with RZ 85-C-088, as amended (the “Existing Proffers”), except as modified herein.  These 

Proffers, if accepted, amend and supplement only those Existing Proffers referenced below.  In 

the event this Application is denied, these Proffers will immediately be null and void and of no 

further force and effect, and the Existing Proffers shall remain in effect. 

 

AMENDMENT OF EXISTING PROFFERS 

 

C. DEVELOPMENT PLAN FOR RZ 85-C-088 

 

1. The Property is located within the Town Center Core Area and shall be developed in 

substantial conformance with the Development Plan Amendment (“Development Plan”) dated 

August 3, 2013, and revised through May 20, 2014, prepared by Urban, Ltd., and consisting of 

44 sheets, of which sheets 5, 8, 9, 10, and 10A are described below. 

 

a. Development Plan Amendment for the Property.  Sheet 5 of the Development 

Plan shows the generalized location of the various buildings in the Town Center 

Core Area; their proposed uses, proposed building heights; and provides an 

overview of the interrelationship of all the components. 

 

b. Master Plan.  Sheet 8 of the Development Plan shows the generalized location of 

the various buildings in the Town Center Core Area and their proposed uses and 

provides an overview of the interrelationship of all the components. 

 

c. Overall Landscape Plan.  Sheet 9 of the Development Plan shows the location of 

the urban parks, the continuity of the urban streetscapes throughout the Urban 

Core and the increased intensity of landscaping proposed for the highly pedestrian 

“Market Street.”   
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d. Right-of-Way/Traffic Circulation Plan.  Sheet 10 of the Development Plan shows 

the urban grid street pattern that will differentiate the Urban Core from the rest of 

Reston with its meandering streets. 

 

e. Pedestrian Circulation/Parking Garage Entrance-Exit Plan.  Sheet 10A of the 

Development Plan shows primary and secondary circulation patterns, the 

pedestrian linkages to the surrounding area and the circulation from the parking 

structures to the buildings.  It also shows the proposed entrances and exits from 

the parking structures.  

 

ADDITIONAL NEW PROFFERS 

 

GENERAL 

 

12. Minor Modifications.  Minor modifications to the Development Plan may be permitted 

pursuant to Section 16-203(13) of the Zoning Ordinance when necessitated by sound engineering 

or when necessary as part of final site engineering.  Such modifications may be permitted, 

provided:  (a) the maximum building heights for each building are not increased beyond the 

heights identified on Sheets 2, 5, and 7 of the Development Plan and Proffer 17; (b) the 

minimum setbacks for each building are not decreased beyond the setbacks identified on Sheet 7 

of the Development Plan; (c) the minimum amount of open space identified on Sheet 2 of the 

Development Plan is not reduced; and (d) the development otherwise is in substantial 

conformance with these Proffers and the Development Plan. 

13. Future Applications.  Any portion of the Property may be the subject of a DPA, PCA, 

Rezoning, Planned Residential Community Amendment (“PRCA”), Special Exception (“SE”), 

Special Permit (“SP”), Comprehensive Sign Plan (“CSP”), Variance or other zoning action 

without the joinder and/or consent of the owner(s) of the other land area(s), provided that such 

application complies with Par. 6 of Sect. 18-204 of the Zoning Ordinance and Section 15.2-2302 

of the Code of Virginia, as applicable.  Previously approved proffered conditions or development 

conditions applicable to a particular portion of the Property that are not the subject of such an 

application shall remain in full force and effect.   

PROPOSED DEVELOPMENT 

 

14. Proposed Development.  The development proposed with this Application shall include: 

(a) a multi-family residential building containing up to 549 multi-family dwelling units (the 

“Residential Units”) and up to 25,100 square feet of any non-office, non-residential uses (the 

“Residential Building Retail Uses”) as permitted under Section 6-302(D) of the Zoning 

Ordinance (collectively, the “Residential Building Uses”) in accordance with the tabulations set 

forth on Sheet 2 of the Development Plan; and (b) an office building containing up to 276,788 

square feet of office uses (“Office Uses”) and up to 7,800 square feet of non-office, non-

residential uses (the “Office Building Retail Uses”) as permitted under Section 6-302(D) of the 

Zoning Ordinance (collectively, the “Office Building Uses”) in accordance with the tabulations 

set forth on Sheet 2 of the Development Plan.  The Applicant may convert any square footage of 

Office Uses to Office Building Retail Uses, provided the Office Building Uses collectively do 

not exceed 284,588 square feet of gross floor area and any Office Uses square footage converted 
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to Office Building Retail Uses is developed in accordance with Proffer 16 below.  Collectively, 

the Residential Building Uses and the Office Building Uses shall constitute the “Proposed 

Development. 

15. Cellar Space.  As shown on Sheet 2 of the Development Plan, the 25,100 square feet of 

Residential Building Retail Uses may be comprised of up to 4,500 square feet of gross floor area 

and up to 20,600 square feet of cellar space, as each are defined under the Zoning Ordinance, 

based on the building height measurement for the multi-family residential building calculated in 

accordance with Sections 2-307(3) and 20-300 of the Zoning Ordinance. 

16. Retail Uses.  The Residential Building Retail Uses and the Office Building Retail Uses 

may be located on the ground level of the residential building and the office building, 

respectively, and may include any non-office, non-residential uses as permitted under Section 6-

302(D) of the Zoning Ordinance.  Any such uses identified as a Group or Category use under 

Section 6-302(D) of the Zoning Ordinance may be permitted through a separate SP or SE, 

without the need for a DPA, PCA, or PRCA, provided the use is in general conformance with the 

Development Plan.   

17. Building Height.  The building heights for the Proposed Development shall not exceed 

the maximum building heights shown on Sheet 2, 5, and 7 of the Development Plan.  Building 

height shall be measured in accordance with the provisions of the Zoning Ordinance and shall be 

exclusive of those structures that are excluded from the maximum building height regulations as 

set forth in Section 2-506 of the Zoning Ordinance.  Notwithstanding the foregoing, however, 

nothing shall preclude the Applicant from constructing the Proposed Development to lesser 

building heights than those which are represented on the Development Plan, provided the 

configuration of the building footprints remain in substantial conformance with that shown on 

the Development Plan. 

18. Declarations and Owners’ Associations. 

A. Umbrella Owners’ Association.  At any time, the Applicant may record a 

declaration and/or establish an Umbrella Owners’ Association (the “UOA”) for 

the Property to address the general maintenance and other obligations (including 

stormwater management and transportation demand management) of the owner(s) 

(and their successors and assigns), including the fulfillment of these Proffers.  If 

recorded or established, the declaration and/or UOA documents shall separately 

identify those maintenance or proffer obligations that will or are expected to fall 

principally on owners or residents of the residential building and such obligations 

shall be disclosed to the owners/residents in accordance with the terms of this 

proffer.   

B. Homeowner and Condominium Owners’ Association.  In the event any of the 

Residential Units are held for sale, the Applicant shall cause either a homeowners 

association and/or a condominium owners association (“HOA/COA”) to be 

formed for the Residential Building Uses.  If a declaration is recorded and/or a 

UOA is established for the Property, the HOA/COA shall be a member of the 

declaration and/or UOA.   
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C. Commercial Association(s).  The Applicant may cause a Commercial Association 

(“CA”) to be formed for the Office Building Uses.  In the event the Residential 

Units are leased as a rental residential building without units held for sale, the 

Applicant may cause a CA to be formed for the Residential Building Uses.   If a 

declaration is recorded and/or a UOA is established for the Property, each CA 

shall be a member of the declaration and/or UOA. 

D. Disclosures.  The declaration establishing any HOA/COA/CA on the Property 

(including budgets provided in any offering or sale materials) shall specify the 

proffer and maintenance conditions and obligations set forth in these Proffers.  

Purchasers shall be advised in writing of these proffer conditions and obligations 

prior to entering into a contract of sale. 

E. UOA Transportation Demand Management (“TDM”) Obligations.  All residents, 

tenants, owners, employers and employees living, working, operating a business 

or owning property within the Property shall be advised of the applicable TDM 

obligations described in Proffer 35.  All HOA/COA/CA members shall be 

informed of any funding obligations for the TDM program prior to entering into a 

contract of sale, and all such obligations shall be included in the HOA/COA/CA 

documents. 

F. Additional Associations.  In addition to the UOA/HOA/COA/CAs described 

above, the Applicant may join any existing associations, record any additional 

declarations, and/or establish any additional associations, such as, but not limited 

to, a master condominium owners association and/or condominium owners 

associations for any of the individual uses/facilities within the Proposed 

Development, as may be deemed necessary by the Applicant. 

LIGHTING 

19. Lighting.  All on-site outdoor and parking garage lighting provided with the Proposed 

Development shall comply with the Outdoor Lighting Standards of Section 14-900 of the Zoning 

Ordinance.  All proposed parking garage and building mounted security lighting on the Property 

shall utilize full cut-off fixtures. 

PARKING 

 

20. Zoning Ordinance Parking Requirements.  Parking for the Residential Building Uses 

shall be provided in accordance with the parking requirements of Article 11 of the Zoning 

Ordinance, as determined by the Department of Public Works & Environmental Services 

(“DPWES”).  Parking for the Office Building Uses shall be provided in accordance with the 

requirements of the Shared Parking Agreement for Phase I of the Reston Town Center Urban 

Core recorded in Deed Book 21796, at Page 589, of the land records of Fairfax County, Virginia, 

as such Shared Parking Agreement may be amended from time to time.  The Applicant reserves 

the right to provide parking spaces in addition to the total number of parking spaces shown on 

Sheet 2 of the Development Plan:  (a) if such additional spaces result from the final design of the 

parking structures to avoid partial garage floors, or (b) to the extent necessary to accommodate 
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uses established on the Property that result in a higher parking requirement than is shown on the 

Development Plan (e.g., eating establishments), provided that (i) the building heights as set forth 

on Sheets 2, 5 and 7 of the Development Plan and in Proffer 17 are not exceeded and (ii) the 

building footprints for each building as shown on the Development Plan do not increase.  

21. Block 4 Interim Construction Parking.  During construction of the Residential Building 

Uses on Block 4, the Applicant may be permitted to utilize parking spaces located in adjacent 

parking garages outside of Phase I of the Reston Town Center Urban Core in order to satisfy the 

requirements of the Shared Parking Agreement applicable to the Property, provided: 1) that the 

Applicant has received the approval of the Director of DPWES for the use of such off-site 

parking spaces under the applicable provisions of the Shared Parking Agreement, and 2) that the 

Applicant has provided documentation satisfactory to the Director of DPWES demonstrating the 

right to use such off-site parking spaces during construction of the Residential Building Uses.  

The Applicant shall install signage directing patrons to the locations of any off-site parking 

facilities and shall provide evidence of such signage to the Director prior to the commencement 

of construction of the Residential Building Uses. 

22. Block 5 Interim Construction Parking.  In the event the Applicant develops the Office 

Building Uses on Block 5 prior to development of the Residential Building Uses on Block 4, 

then upon construction of the Office Building Uses on Block 5 the Applicant may be permitted 

to utilize parking spaces located in adjacent parking garages outside of Phase I of the Reston 

Town Center Urban Core in order to satisfy the requirements of the Shared Parking Agreement 

applicable to the Property until the completion of construction of the Residential Building Uses 

on Block 4, provided: 1) that the Applicant has received the approval of the Director of DPWES 

for the use of such off-site parking spaces under the applicable provisions of the Shared Parking 

Agreement, 2) that the Applicant has provided documentation satisfactory to the Director of 

DPWES demonstrating the right to use such off-site parking spaces during construction of the 

Office Building Uses and continuing through the completion of construction of the Residential 

Building Uses on Block 4, and 3) that the Applicant has obtained approval of a parking reduction 

for uses served by adjacent parking garages outside of Phase I of the Reston Town Center Urban 

Core if and as necessary to accommodate the number of off-site parking spaces needed to satisfy 

the requirements of the Shared Parking Agreement applicable to the Property.  The Applicant 

shall install signage directing patrons to the locations of any off-site parking facilities and shall 

provide evidence of such signage to the Director prior to the commencement of construction of 

the Office Building Uses. 

23. Future Parking Reductions.  Given (a) the character of the Proposed Development as a 

mixed-use, pedestrian-friendly development in the Reston Town Center Urban Core, (b) the 

Property’s proximity to the existing Reston Town Center Transit Station, (c) the Property’s 

proximity to the future Reston Town Center Metro Station, and (d) the Transportation Demand 

Management (“TDM”) program detailed in Proffer 35, the Applicant may pursue a parking 

reduction for the Proposed Development, as may be permitted by Article 11 of the Zoning 

Ordinance and approved by the Board of Supervisors. 

24. Residential Building Visitor Parking.  As part of the development of the Residential 

Building Uses on Block 4, the Applicant shall provide a minimum of 27 parking spaces within 

the parking structure on Block 4 designated for visitors of the Residential Units.  Such visitor 
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parking spaces shall be inclusive of, and not in addition to, the total number of parking spaces 

required for the Residential Units under Article 11 of the Zoning Ordinance or pursuant to a 

parking reduction approved by the Board of Supervisors in accordance with Proffer 23.  The 

visitor parking spaces shall be provided in a location convenient to the Residential Units, and the 

Applicant shall provide signage identifying the purpose of these spaces.  Such parking spaces 

shall be reserved exclusively for visitors of the Residential Units from the hours of 7:00 pm to 

12:00 am, Monday through Thursday, and from the hours of 7:00 pm Friday evening through 

12:00 am Monday morning, provided, however, that the Applicant may allow parking within 

such visitor spaces at any time for car sharing vehicles (i.e., Zipcar, Car2Go, or other car sharing 

program implemented by the Applicant or others as part of the TDM program outlined in Proffer 

35 below).  The Applicant shall provide signs for the visitor parking spaces identifying the 

parking restrictions for such spaces and stating that vehicles parked in violation of such 

restrictions shall be towed at the vehicle owner’s expense.  The responsibilities of the TDM 

Program Manager described in Proffer 35 below shall include coordination with a towing service 

for the towing of vehicles parked in violation of the visitor parking restrictions. 

25. Bicycle Parking.  As part of the site plan approval for each building within the Proposed 

Development, the Applicant shall designate on the site plan and install secure bicycle storage in 

locations convenient to the office, multi-family residential, and retail uses shown on such site 

plan using the standards outlined below.  For purposes of this Proffer 25, short-term bicycle 

parking shall be located anywhere within the Property.  Long-term bicycle parking shall be in a 

secure location such as a bicycle room, cage, locker, or other secure parking option approved by 

the Fairfax County Department of Transportation (“FCDOT”).  The Applicant also shall provide 

signage within the Property to guide bicyclists to the secure bicycle storage facilities. 

A. Office Bicycle Parking.  The Applicant shall provide one (1) long-term bicycle 

parking space for every 7,500 square feet, or portion thereof, of gross floor area of 

Office Uses and one (1) additional short-term bicycle parking space for each 

additional 20,000 square feet, or portion thereof, of gross floor area of Office 

Uses. 

B. Residential Bicycle Parking.  The Applicant shall provide one (1) long-term 

bicycle parking space for every three (3) multi-family Residential Units, or 

portion thereof, and one (1) short-term bicycle parking space for every 25 multi-

family Residential Units, or portion thereof. 

C. Retail Bicycle Parking.  The Applicant shall provide one (1) short-term bicycle 

parking spaces for every 5,000 square feet, or portion thereof, of gross floor area 

of Residential Building Retail Uses and Office Building Retail Uses and one (1) 

long-term bicycle parking space for every 7,500 square feet of gross floor area of 

Residential Building Retail Uses and Office Building Retail Uses, or portion 

thereof. 

D. Consultation with FCDOT.  The Applicant shall determine the final locations of 

the secure bicycle storage, short-term bicycle racks, the type of bicycle racks, and 

bicycle signage in consultation with the FCDOT Bicycle Coordinator prior to site 

plan approval for each building within the Proposed Development.  The bicycle 
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storage facilities designated on the site plan for the residential building shall be 

installed prior to the issuance of the first RUP for the Residential Units.  The 

bicycle storage facilities designated on the site plan for the office building shall be 

installed prior to the issuance of the first Non-RUP for the Office Uses.  The 

bicycle signage for each building shall be installed prior to the issuance of the 

earlier of the first RUP or Non-RUP for such building, as applicable. 

SIGNAGE 

 

26. Signage.  Signage for the Proposed Development shall be provided in accordance with 

the requirements of the “Reston Town Center Urban Core Comprehensive Sign Plan Manual” 

approved with CSP 85-C-088, as may be amended from time to time, or pursuant to a separate 

Comprehensive Sign Plan Amendment approved by the Planning Commission in accordance 

with Section 12-210 of the Zoning Ordinance. 

NOISE ATTENUATION 

27. Noise Attenuation.  Concurrent with the initial submission of the building permit for the 

residential building, the Applicant shall submit to the County a refined acoustical analysis 

detailing the projected noise impacts of Reston Parkway on the Residential Units and proposed 

mitigation techniques (the “Noise Study”).  The Noise Study shall be conducted in accordance 

with requirements established by the Fairfax County Department of Planning & Zoning (“DPZ”) 

and shall be submitted to DPZ and DPWES for review and approval.  The Noise Study shall 

include projected noise levels in the Residential Units shown on the submitted site plan based on 

the proposed final site topography and conditions as shown on the site plan (rather than existing 

topography and conditions).  The Noise Study shall include the following information:  site plan 

and cross section views of the source of the noise in relation to the residential building, the 

affected Residential Units, and the consultant’s recommendations for appropriate noise 

attenuation measures to ensure that the affected Residential Units meet the standards outlined 

below.  A copy of the approved Noise Study shall be included with the building plan submission 

for the residential building.  The building plan shall identify the noise-affected Residential Units 

and the noise attenuation measures, including materials, to be provided to ensure that each such 

affected Residential Units meet the standards outlined below.   

A. Acceptable Noise Levels within Residential Units.  The Applicant shall provide 

noise attenuation measures in order to reduce interior noise in all Residential 

Units to approximately 45 dBA Ldn or less.   

i. Above 75 dBA Ldn. No Residential Unit (or portion thereof, such as 

outdoor balconies) may be established in areas projected to be impacted 

by noise levels greater than 75 dBA Ldn.   

ii. 70 dBA Ldn to 75 dBA Ldn.  In order to reduce interior noise to a level of 

no more than 45 dBA Ldn for Residential Units that are projected to be 

impacted by noise greater than 70 dBA Ldn (but not more than 75 dBA 

Ldn) the Applicant shall construct such units using the following 

acoustical measures: 
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a. Exterior walls shall have a laboratory sound transmission class 

(“STC”) rating of at least 45; 

b. Doors and glazing shall have a laboratory STC rating of at least 37 

unless glazing constitutes more than 20% of any façade exposed to 

noise levels of Ldn 70 dBA or above; 

c. If glazing constitutes more than 20% of an exposed façade, then 

the glazing shall have a laboratory STC rating of at least 45; and 

d. All surfaces shall be sealed and caulked in accordance with 

methods approved by the American Society for Testing and 

Materials (“ASTM”) to minimize sound transmission. 

iii. 65 dBA Ldn to 70 dBA Ldn.  In order to reduce interior noise to a level of 

no more than 45 dBA Ldn for Residential Units that are projected to be 

impacted by noise projected greater than 65 dBA Ldn (but not more than 

70 dBA Ldn), the Applicant shall construct such units using the following 

acoustical measures: 

a. Exterior walls shall have a laboratory STC rating of at least 39; 

b. Doors and glazing shall have a laboratory STC rating of at least 28 

unless glazing constitutes more than 20% of any façade exposed to 

noise levels of Ldn 70 dBA or above; 

c. If glazing constitutes more than 20% of an exposed façade, then 

the glazing shall have a laboratory STC rating of at least 39; and 

d. All surfaces shall be sealed and caulked in accordance with 

methods approved by the ASTM to minimize sound transmission.    

B. Noise Contours on Site Plans and Building Permits.  All site plans, building 

permit applications and building plans submitted to the County for the Residential 

Units shall indicate whether the residential building is required to include noise 

attenuation measures and, if so, the type of attenuation measures to be 

implemented.  Building and site plans for each unit that is subject to noise 

mitigation as provided herein shall depict the final noise contours as determined 

by the Noise Study. 

C. Alternative Measures.  As an alternative to the noise attenuation measures 

described above, the Applicant reserves the right to pursue other methods of 

mitigating highway noise impacts that can be demonstrated prior to the filing of a 

building permit, through an independent noise study as reviewed and approved by 

DPWES and DPZ, provided such methods will be effective in reducing interior 

noise levels to approximately 45 dBA Ldn.  
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LANDSCAPING 

 

28. Landscape Plan.  The Applicant shall implement the landscape design for the Proposed 

Development shown on Sheet 18 of the Development Plan (the “Conceptual Landscape Plan”), 

which illustrates the plantings and other features to be provided with the Proposed Development, 

including streetscapes, plazas and parks.  The Conceptual Landscape Plan is conceptual in nature 

and the tree species and planting locations may be modified by the Applicant as part of final 

engineering and building design, provided such modifications:  (a) provide a similar quality and 

quantity of landscaping as that shown on the Conceptual Landscape Plan, and (b) otherwise are 

in substantial conformance with the Development Plan. 

A. Native Species.  The Applicant shall use principally native species or hardy 

drought tolerant adaptive plants throughout the Proposed Development, provided 

that the Applicant reserves the right, in consultation with and approval by the 

Urban Forest Management Division (“UFMD”) of DPWES, to modify as part of 

site plan approval the exact species to be used, such as where some plant 

materials are not available or have been deemed by UFMD to no longer be 

appropriate. 

B. Site Plan(s).  As part of the initial site plan submission for each building within 

the Proposed Development, the Applicant shall submit to UFMD for review and 

approval a detailed landscape and tree cover plan (the “Landscape Plan”) for such 

building(s), which shall include, among other things: 

i. Irrigation information; 

ii. Design details for tree spaces or grates and other similar planting areas 

above structures and along streets;  

iii. Composition of the planting materials and methods used for street trees or 

where plantings are to be located within or on top of structures and other 

methods to be used to ensure the viability of the proposed plantings; and 

iv. Information demonstrating that the Landscape Plans are consistent with 

and are part of implementation of the stormwater management measures 

required under Proffer 30. 

C. Planting Quality.  Each Landscape Plan shall be consistent with the quality and 

quantity of plantings and materials shown on the Conceptual Landscape Plan, as 

may be modified by the Applicant as described above, and may include the use of 

additional shade trees and other plant materials as determined by the Applicant.  

As part of final engineering and site design, the Applicant may adjust the type and 

location of vegetation and the design of the open spaces, courtyard areas and 

streetscape improvements and plantings, including adjusting the tree species and 

shifting the locations of street trees, to accommodate final architectural designs, 

sight distance concerns, and utilities, as well as to facilitate outdoor elements in 

the Proposed Development, as approved by the Zoning Evaluation Division 



 

10 
      
55590833 v11  

(“ZED”) and UFMD, provided such adjustments otherwise are in substantial 

conformance with the Development Plan.       

D. Planting Strips.  The Applicant shall install street trees consistent with the 

Streetscape plans included on Sheets 16, 17, and 18 of the Development Plan.  

For trees not planted within an 8-foot wide minimum planting area, or that do not 

meet the minimum planting area required by the Fairfax County Public Facilities 

Manual (“PFM”), the Applicant shall provide details for alternative designs 

showing how the proposed planting spaces will provide for normal tree growth 

and performance by installing structural cells or an equivalent solution acceptable 

to UFMD to meet the following specifications: 

i. A minimum of four (4) feet open surface width and sixteen (16) square 

feet open surface area for Category III and Category IV trees (as defined 

in Table 12.17 of the PFM). 

 

ii. A minimum rooting area of eight (8) feet in width, which may be achieved 

in instances in which open surface area is less than eight (8) feet with 

techniques such as, but not limited to, structural cell technology, to 

provide non-compacted soil below paved surfaces and walkways. 

 

iii. Soil volume for Category III or IV trees (as indicated in Table 12.17 of the 

PFM) shall be a minimum of 700 cubic feet per tree for single trees.  For 

two (2) trees planted in a contiguous planting area, a total soil volume of 

at least 1,200 cubic feet shall be provided.  For three (3) or more trees 

planted in a contiguous area, the soil volume shall equal at least 500 cubic 

feet per tree. 

 

iv. Soil in planting sites shall be as specified in planting notes to be included 

in all site plans reviewed and approved by UFMD. 

 

The Applicant shall provide notice to UFMD not less than 72 hours prior to the 

Applicant’s implementation of the tree planting spaces, including the installation 

of any structural soils or structural cells, to permit UFMD to verify the proper 

installation and planting of trees in conformance with the approved site plan.  If 

UFMD is not in attendance during the installation, the Applicant also shall 

provide UFMD written documentation demonstrating the materials and methods 

used to satisfy the requirements of the plan and verifying that the contractors 

performing the work are licensed as may be required by the manufacturer.  

Following installation and no later than final bond release for the site plan for 

which this proffer is applicable, the Applicant shall provide written confirmation 

from a Certified Arborist or Registered Consulting Arborist verifying the 

installation of trees by a licensed contractor consistent with the requirements of 

this proffer. 

 

E. Fire Marshal Review.  The Applicant has coordinated with the Fire Marshal 

regarding the site design and layout of the Proposed Development and the Fire 
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Truck Access Exhibit shown on Sheet 7A of the Development Plan.  

Notwithstanding such coordination, however, if it is determined during site plan 

review that elements of the landscape/streetscape conflict with subsequent 

comments from the Fire Marshal, the Applicant shall first make efforts to obtain 

the Fire Marshal’s approval by making minor adjustments to such elements of the 

landscape/streetscape.  If the Fire Marshal does not approve such adjustments, the 

Applicant shall be permitted to relocate, remove, or modify the conflicting 

elements of the landscape/streetscape in consultation with, and subject to approval 

by, UFMD and DPZ, in accordance with Proffer 12, without the need for a DPA, 

PCA, or PRCA. 

29. Tree Preservation.  As part of the first site plan approval for the Proposed Development, 

the Applicant shall demonstrate that the Proposed Development will meet applicable Fairfax 

County requirements for tree preservation and the requirements of this Proffer 29. 

A. Tree Preservation.  The Applicant shall submit a tree preservation plan (“Tree 

Preservation Plan”) as part of the first and all subsequent site plan submissions for 

the Proposed Development.  The Tree Preservation Plan shall be prepared by a 

professional with experience in the preparation of tree preservation plans, such as 

a Certified Arborist or Registered Consulting Arborist, and shall be subject to the 

review and approval of UFMD. 

 

The Tree Preservation Plan shall consist of a tree inventory that identifies the 

location, species, critical root zone, size, crown spread and condition analysis 

percentage rating for all trees to be preserved, as well as all on- and off-site trees, 

living or dead, with trunks twelve (12) inches in diameter and greater (measured 4 

½ feet from the base of the trunk or as otherwise allowed in the latest edition of 

the Guide for Plant Appraisal published by the International Society of 

Arboriculture) located within 25 feet of the limits of clearing and grading shown 

on the Development Plan.  The Tree Preservation Plan shall provide for the 

preservation of those areas shown for tree preservation, those areas outside of the 

limits of clearing and grading shown on the Development Plan, and those 

additional areas in which trees can be preserved as a result of final engineering.  

The Tree Preservation Plan shall include all items specified in PFM 12-0507 and 

12-0509.  Special attention shall be given to existing trees in the park area that are 

in fair to poor health.  Previous soil disturbance, including compaction and turf 

grass over root zones, have likely reduced tree root growth leading to decline, 

which is evident in crown dieback.  The future health and condition of these trees 

and their value to the landscape will likely depend, to some degree, on 

maintenance activities designed to improve the viability of the soil in the root 

zones. 

 

In addition, care of an established root zone treatment area for existing overstory 

trees should be a priority of the Tree Preservation Plan.  Maintenance activities 

shall be designed to improve crown health and enhance soil condition in the root 

zones of existing trees by mitigating compaction, providing nutrients, and 
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increasing organic matter content.  To that end, the Tree Preservation Plan shall 

include the following elements: 

 

 Establishment of an area for treatments designed to enhance root growth and 

vitality and the establishment of limits of disturbance for the Proposed 

Development at this boundary.  

 Implementation of treatments designed to enhance root systems, which may 

include, but shall not be limited to, treatments to aerate the soil, provide 

nutrients, increase soil organic matter content, and increase water infiltration. 

 Due to the potential for increased use of the park to further impact existing 

trees, plans for the layout and use of the park shall demonstrate how impacts 

to existing trees will be minimized and how the design will contribute toward 

the improved health and condition of existing trees by separating higher use 

areas from tree root zones.  Root protection areas shall be delineated (typically 

areas of mulch and ground covers) from more active use areas (turf).  The 

plan shall be labeled to indicate planned use of areas within the park. 

 Supplemental planting using a diverse selection of overstory and understory 

species to replace the tree canopy as existing trees decline and die.  For best 

survivability and to minimize disturbance, it is suggested that trees planted 

within the treatment area of the root zones be no larger than 2 inches caliper 

for deciduous overstory trees and 1 – 1.5 inches caliper for understory species 

at the time of planting. 

 

B. Tree Preservation Walk-Through.  The Applicant shall retain the services of a 

Certified Arborist or Registered Consulting Arborist, and shall have the limits of 

clearing and grading marked with a continuous line of flagging prior to the walk-

through meeting.  During the tree-preservation walk-through meeting, the 

Applicant’s Certified Arborist or Registered Consulting Arborist shall walk the 

limits of clearing and grading with a representative of UFMD to determine, in 

UFMD’s reasonable judgment, whether any adjustments to the clearing limits 

should be made to increase the area of tree preservation and/or to increase the 

survivability of trees at the edge of the limits of clearing and grading, and such 

adjustments, if any, shall be memorialized in writing and implemented by the 

Applicant.  Trees that are identified as dead or dying may be removed as part of 

the clearing operation.  Any tree that is so designated shall be removed using a 

chain saw and such removal shall be accomplished in a manner that avoids 

damage to surrounding trees and associated understory vegetation.  If a stump 

must be removed, this shall be done using a stump-grinding machine in a manner 

causing as little disturbance as possible to adjacent trees and associated 

understory vegetation and soil conditions. 

 

C. Limits of Clearing and Grading.  The Applicant shall conform strictly to the limits 

of clearing and grading as shown on the Development Plan, subject to allowances 

specified in these proffered conditions and for the installation of utilities and/or 

trails as determined necessary by the Director of DPWES, as described herein.  If 

it is determined necessary to install utilities and/or trails in areas protected by the 
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limits of clearing and grading as shown on the Development Plan, they shall be 

located in the least disruptive manner necessary as determined by the Applicant 

and UFMD.  The Applicant shall develop and implement a replanting plan, 

subject to approval by UFMD, for any areas protected by the limits of clearing 

and grading that must be disturbed for such trails or utilities.  Alteration of the 

limits of clearing and grading due to the circumstances described above shall not 

require the approval of a DPA, PCA, or PRCA. 

 

D. Tree Preservation Fencing.  All trees shown to be preserved on the Tree 

Preservation Plan shall be protected by tree protection fencing.  Tree protection 

fencing in the form of four (4) foot high, fourteen (14) gauge welded wire 

attached to six (6) foot steel posts driven eighteen (18) inches into the ground and 

placed no further than ten (10) feet apart, or super silt fence to the extent that 

required trenching for super silt fence does not sever or wound compression roots 

which can lead to structural failure and/or uprooting of trees, shall be erected at 

the limits of clearing and grading as shown on the Phase I & II erosion and 

sediment control sheets, as may be modified by in accordance with Proffer 17.E 

below.   

 

All tree protection fencing shall be installed after the tree preservation walk-

through meeting but prior to any clearing and grading activities.  The installation 

of all tree protection fencing shall be performed under the direct supervision of a 

Certified Arborist, and accomplished in a manner that does not harm existing 

vegetation that is to be preserved.  Three (3) days prior to the commencement of 

any clearing and grading activities, but subsequent to the installation of the tree 

protection devices, the Applicant shall provide UFMD notice and the opportunity 

to inspect the site to ensure that all tree protection devices have been correctly 

installed.  If it is determined that the tree preservation fencing has not been 

installed correctly, no grading or construction activities shall occur until the 

fencing is installed correctly, as determined by UFMD. 

 

E. Root Pruning.  The Applicant shall root prune, as needed to comply with the tree 

preservation requirements of these Proffers.  All treatments shall be clearly 

identified, labeled, and detailed on the erosion and sediment control sheets of the 

submitted site plan.  The details for these treatments shall be reviewed and 

approved by UFMD and accomplished in a manner that protects affected and 

adjacent vegetation to be preserved, and may include, but not be limited to, the 

following: 

 

 Root pruning shall be done with a trencher or vibratory plow to a depth of 18 

inches. 

 Root pruning shall take place prior to any clearing and grading. 

 Root pruning shall be conducted under the supervision of a Certified Arborist. 

 A UFMD representative shall be informed when all root pruning and tree 

protection fence installation is complete. 
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F. Site Monitoring.  During any clearing or tree/vegetation removal on the Property, 

a representative of the Applicant shall be present to monitor the process and 

ensure that the activities are conducted in accordance with these Proffers and as 

approved by UFMD.  The Applicant shall retain the services of a Certified 

Arborist or Registered Consulting Arborist to monitor all construction work and 

tree preservation efforts in order to ensure conformance with all tree preservation 

proffers and UFMD approvals.  The monitoring schedule shall be described and 

detailed in the Tree Preservation Plan, and reviewed and approved by the UFMD. 

 

G. Mulching.  Mulched areas shall be provided for existing trees designated for 

preservation equal, at a minimum, to the area around trees identified as the 

structural critical root zone.  Where these areas overlap, a continuous mulched 

bed shall include groups of trees.  Mulch in structural critical root zone areas shall 

be maintained for the life of the tree and provide for any new planting.  In 

addition, during the construction phase of the project, a continuous mulch strip 15 

feet wide shall be provided along the limits of disturbance within preserved 

critical structural root zone areas.  Mulch shall consist of material as specified in 

the Tree Preservation Plan. 

 

STORMWATER MANAGEMENT 

30. Stormwater Management.  As part of site plan approval for each building with the 

Proposed Development, the Applicant shall demonstrate that such building will meet applicable 

Fairfax County PFM requirements for stormwater quantity and stormwater quality in effect at the 

time of site plan approval for each building.  The site plan shall include strategies for addressing 

both water quantity and water quality management issues, including detailed mitigation measures 

to be implemented as part of construction.  The Applicant shall construct (or utilize existing) 

stormwater quantity and quality measures in accordance with the site plan for each building (and 

each subsequent revision thereto) such that the stormwater management goals outlined below 

shall be achieved. 

A. Stormwater Management Goals.  Using a series of infiltration facilities and/or 

structural and non-structural stormwater management and/or Best Management 

Practices (“BMP”) facilities, the Applicant shall demonstrate each building’s 

conformance with applicable PFM requirements for stormwater quantity and 

stormwater quality in effect at the time of site plan approval for each building 

within the Proposed Development. 

B. Green Roofs.  The Applicant shall include a vegetative roof of approximately 

4,000 square feet for the residential building to be developed on Block 4 and a 

vegetative roof of approximately 500 square feet for the office building to be 

developed on Block 5, in the general locations shown on Sheet 7 of the 

Development Plan, as a low impact development technique in furtherance of the 

goal of reducing the total stormwater runoff volume of the Property.  The site plan 

for each building shall identify the location, size, and anticipated stormwater 

runoff volume reduction of the vegetative roof for such building.  Any 

adjustments to the location and size of the vegetative roof for each building made 
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by the Applicant in consultation with DPZ and DPWES shall not require approval 

of a DPA, PCA, or PRCA. 

C. Maintenance Responsibility.  Prior to site plan approval for each building within 

the Proposed Development, the Applicant shall execute an agreement with the 

County in a form satisfactory to the County Attorney (the “SWM Agreement”) 

providing for the perpetual maintenance of all stormwater management facilities 

that are part of the building subject to the site plan (“SWM Facilities”).  The 

SWM Agreement shall require the Applicant (or its successors) to perform regular 

routine maintenance of the SWM Facilities in accordance with the maintenance 

specifications provided on the approved site plan for each building, and to provide 

a maintenance report annually to the Fairfax County Maintenance and Stormwater 

Management Division of DPWES, provided DPWES requests such a maintenance 

report.  The SWM Agreement also shall address easements for County inspection 

and emergency maintenance of the SWM Facilities to ensure that the facilities are 

maintained by the Applicant in good working order. 

TRANSPORTATION IMPROVEMENTS 

31. Fountain Drive Left Turn Lane.  Subject to approval by the Virginia Department of 

Transportation (“VDOT”), FCDOT, and the owner of the parcel identified on the Fairfax County 

Tax Map as 17-1 ((16)) A2, the Applicant shall implement the lane striping and median 

modifications necessary to create a new dedicated left turn lane on northbound Fountain Drive at 

the approach to New Dominion Parkway as shown on Sheet 3 of the Development Plan.  The 

Applicant shall implement such lane restriping and median improvements prior to the issuance of 

the 1
st
 RUP for the Residential Units. 

32. New Dominion Parkway Left Turn Lane.  Subject to approval by VDOT, the Applicant 

shall construct the turn lane improvements, and implement lane restriping as necessary, to extend 

the existing left turn lane on eastbound New Dominion Parkway at the approach to Reston 

Parkway as shown on Sheet 6 of the Development Plan.  The Applicant shall implement such 

turn lane extension improvements and lane restriping prior to the issuance of the 1
st
 RUP for the 

Residential Units. 

33. Reston Parkway Left Turn Lane.  Subject to approval by VDOT, the Applicant shall 

construct the turn lane improvements, and implement lane restriping as necessary, to extend the 

existing left turn lane on northbound Reston Parkway at the approach to New Dominion Parkway 

as shown on Sheet 3 of the Development Plan.  The Applicant shall implement such turn lane 

extension improvements and lane restriping prior to the issuance of the 1
st
 RUP for the 

Residential Units. 

34. Bus Stop.  Subject to approval by FCDOT and VDOT, the Applicant shall install a 

concrete pad, a bench, and related signage for a bus stop along the New Dominion Parkway 

frontage of the Property north of the existing sidewalk generally as shown on Sheet 7 of the 

Development Plan.  The final location of the bus stop shall either be on the Property or within 

the New Dominion Parkway right-of-way as mutually agreed upon by the Applicant, FCDOT, 

and VDOT prior to the first site plan approval for the Proposed Development.  Any adjustments 
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to the location of the bus stop made by the Applicant in consultation with FCDOT and VDOT 

shall not require approval of a DPA, PCA, or PRCA.  The Applicant’s provision of the bus stop 

facilities shall be subject to FCDOT and/or VDOT agreeing to maintain such facilities following 

their installation by the Applicant. 

TRANSPORTATION DEMAND MANAGEMENT 

35. Transportation Demand Management.  This Proffer sets forth the programmatic elements 

of a transportation demand management program (the “TDM Program”) that shall be 

implemented by the Applicant, and/or its successors and assigns, which may include any 

UOA/HOA/COA/CA or other association established for the Property, to encourage the use of 

transit (Metrorail and bus), other high-occupant vehicle commuting modes, walking, biking and 

teleworking, all in order to reduce automobile trips generated by the Residential Units and Office 

Uses constructed on the Property.  The Applicant acknowledges that, notwithstanding the TDM 

Program established in this Proffer 35, the Property remains subject to the transportation system 

management program identified in Proffer B of the consolidated set of proffers associated with 

the Reston Town Center Rezonings dated February 27, 1987, with the intent of such program to 

reduce by approximately twenty-five percent (25%) office related vehicular trips upon build-out 

of the Town Center Study Area, as further described therein.  It is the intent of the Applicant to 

supplement, rather than replace, the existing transportation system management program for the 

Town Center Study Area with the proffered TDM Program for the Residential Units and Office 

Uses constructed on the Property, as further described in this Proffer 35. 

A. Definitions.   

i. Applicant Control Period for Residential Units.  The “Applicant Control 

Period for Residential Units” is the period starting immediately following 

approval of this Application and ending on the date when three (3) 

consecutive Trip Counts conducted starting at least one (1) full calendar 

year after the Residential Units reach Build Out show that vehicle trips 

generated by the Residential Units are less than or equal to the TDM Goal 

(as defined herein).  Upon expiration of the Applicant Control Period for 

Residential Units, the Applicant may assign responsibility for the ongoing 

implementation of the Residential Units portion of the TDM Program to a 

UOA/HOA/COA/CA, in the event such an association is created that 

includes the Residential Units, provided the Applicant gives written notice 

to FCDOT within ten (10) days of any such assignment.  Upon such an 

assignment, the Applicant shall have no further obligations under this 

Proffer 35 with respect to the Residential Units. 

ii. Applicant Control Period for Office Uses.  The “Applicant Control Period 

for Office Uses” is the period starting immediately following approval of 

this Application and ending on the date when three (3) consecutive Trip 

Counts conducted starting at least one (1) full calendar year after the 

Office Uses reach Build Out show that vehicle trips generated by the 

Office Uses are less than or equal to the TDM Goal (as defined herein).  

Upon expiration of the Applicant Control Period for Office Uses, the 
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Applicant may assign responsibility for the ongoing implementation of the 

Office Uses portion of the TDM Program to a UOA/HOA/COA/CA, in the 

event such an association is created that includes the Residential Units, 

provided the Applicant gives written notice to FCDOT within ten (10) 

days of any such assignment.  Upon such an assignment, the Applicant 

shall have no further obligations under this Proffer 35 with respect to the 

Office Uses. 

iii. Build Out.  For purposes of this Proffer, “Build Out” of the Residential 

Units shall be deemed to occur upon eighty-five percent (85%) occupancy 

of the Residential Units and “Build Out” of the Office Uses shall be 

deemed to occur upon eighty-five percent (85%) occupancy of the Office 

Uses, except as otherwise agreed to by the Applicant and FCDOT. 

iv. Peak Hours.  For purposes of this Proffer, the relevant weekday “Peak 

Hours” shall be that 60-minute period during which the highest weekday 

volume of mainline trips occurs between 7:00 to 9:00 AM and 4:00 to 

6:00 PM, as determined by mechanical traffic counts conducted at two 

select locations abutting the Property as approved in consultation with 

FCDOT.  To determine the Peak Hour, such counts shall be collected 

beginning on a Monday at 24:00 hours and continuing to the following 

Thursday at 24:00 hours at a time of year that reflects typical travel 

demand conditions (e.g. September to May, not during a holiday week or 

when public schools are not in session).  The relevant Peak Hours shall be 

defined in conjunction with each of the Residential Trip Counts and Office 

Trip Counts described below.  The methodology for determining the Peak 

Hours may be modified subject to approval of FCDOT, but without 

requiring a PCA, in order to respond to technological and/or other 

improvements in trip counting.  

B. Transportation Demand Management Work Plan.  The proffered elements of the 

TDM Program will be more fully described in a Transportation Demand 

Management Work Plan (the “TDM Work Plan”).  It is the intent of this Proffer 

35 that the TDM Work Plan will adapt over time to respond to the changing 

transportation related circumstances of the Property, the surrounding community 

and the region, as well as to technological and/or other improvements, all with the 

objective of meeting the trip reduction goals for the Residential Units and Office 

Uses as set forth in these Proffers.  Accordingly, modifications, revisions, and 

supplements to the TDM Work Plan, as coordinated with FCDOT, can be made 

without the need for a PCA, provided the TDM Work Plan continues to reflect the 

proffered elements of the TDM Program as set forth below. 

C. Transportation Management Association.  The Applicant shall coordinate with 

and participate in the Dulles Area Transportation Association as part of its 

implementation of the TDM Program. 
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D. Trip Reduction Goal.  The objective of the TDM Program shall be to reduce the 

number of weekday peak hour vehicle trips generated by the Residential Units 

and Office Uses (excluding Secondary Uses) located within the Property in 

accordance with TDM Guidelines for Fairfax County dated January 1, 2013. 

i. Baseline Residential Trips. The baseline number of weekday peak hour 

vehicle trips for the Residential Units within the Property (the “Baseline 

Residential Trips”) against which the TDM Goal (as defined in 

subparagraph iii) will be measured shall be derived by using the trip 

generation rates/equations applicable to the Residential Units as set forth 

in the Institute of Transportation Engineers, Trip Generation, 9th Edition, 

based on a total of 549 Residential Units, as reflected in the Traffic Impact 

Study prepared by Wells+Associates, Inc. dated March 18, 2014.  The 

product of the Baseline Residential Trips multiplied by TDM Goal shall 

be the “Maximum Residential Trips After Reduction.”  

ii. Baseline Office Trips.  The baseline number of weekday peak hour vehicle 

trips for the Office Uses within the Property (the “Baseline Office Trips”) 

against which the TDM Goal (as defined in subparagraph C.iii) will be 

measured shall be derived by using the trip generation rates/equations 

applicable to the Office Uses as set forth in the Institute of Transportation 

Engineers, Trip Generation, 9th Edition, based on a total of 276,788 

square feet of Office Uses, as reflected in the Traffic Impact Study 

prepared by Wells+Associates, Inc. dated March 18, 2014.  The product of 

the Baseline Office Trips multiplied by TDM Goal shall be the 

“Maximum Office Trips After Reduction.” 

iii. TDM Goal.  The TDM strategies shall be utilized to reduce the peak hour 

vehicular trips by a minimum of thirty-five percent (35%) for the 

Residential Units and Office Uses as measured for the PM peak hour (the 

“TDM Goal”).  The TDM Goal shall apply separately and independently 

to the Residential Units and the Office Uses in the implementation of the 

TDM Program. 

E. TDM Strategies.  The following list represents potential TDM strategies the 

Applicant may select and implement as part of the TDM Work Plan in order to 

meet the TDM Goal.  It is the Applicant’s intent to identify a non-exclusive list of 

potential TDM strategies, which the Applicant may amend and supplement from 

time to time, subject to approval by FCDOT, without the need for a PCA.  The 

TDM strategies are as follows: 

i. Property-wide TDM Program management; 

ii. Financial incentives/disincentives; 

iii. Alternative work arrangements; 
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iv. Marketing and dissemination of Fairfax County/regional program 

information; 

v. Live-work-play marketing; 

vi. Bicycle facilities, as set forth in Proffer 25; 

vii. Regular TDM monitoring and reporting; and/or 

viii. Parking management.  

F. Process of Implementation.  The TDM Program shall be implemented as follows, 

provided that modifications, revisions, and supplements to the implementation 

process as set forth herein as coordinated with FCDOT can be made without 

requiring a PCA. 

i. TDM Program Manager.  The Applicant shall appoint and continuously 

employ, or cause to be employed, a TDM Program Manager (“TPM”) for 

the Property.  If not previously appointed, the TPM shall be appointed by 

no later than sixty (60) days after the issuance of the first building permit 

for the Residential Units or the Office Uses to be constructed on the  

Property.  The TPM duties may be part of other duties associated with the 

appointee.  The Applicant shall notify FCDOT in writing within ten (10) 

days of the appointment of the TPM.  Following the initial appointment of 

the TPM, the Applicant or UOA/HOA/COA/CA, as applicable, shall 

continuously employ, or cause to be employed, a TPM for the Property, 

and shall notify FCDOT in writing within ten (10) days of any change in 

such appointment. 

ii. Annual Report and Budget.  The Applicant shall prepare and submit to 

FCDOT an initial TDM Work Plan and an initial TDM budget for one (1) 

calendar year of implementation of the TDM Work Plan (the “Annual 

Budget”) no later than one (1) year after the issuance of the first building 

permit for the Proposed Development.  The TDM Work Plan shall include 

TDM strategies for the Residential Units and/or the Office Uses for which 

a building permit has been issued by the County.  Every calendar year 

thereafter, but not later than March 15
th

, the applicable TPM shall submit 

an annual report of the TDM Program (“Annual Report”), based on a 

report template provided by FCDOT, which may revise the Annual 

Budget in order to incorporate any additional development on the  

Property and/or any new external variables that would affect the TDM 

Program.  The Annual Report shall summarize the results of the TDM 

Program and may update the TDM Work Plan and the Annual Budget for 

the coming calendar year.  The Annual Report shall include, at a 

minimum: 

a. Details as to the start-up/ongoing components of the TDM 

Program 
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b. The estimated budget needed to implement the TDM program for 

the coming calendar year; and 

c. The Maximum Residential Trips After Reduction and the 

Maximum Office Trips After Reduction determined in accordance 

with Proffer  35.D above. 

The initial TDM Work Plan and initial Annual Budget, and subsequently 

the Annual Reports, the Annual Budgets, and any changes to the TDM 

Work Plan, shall be reviewed by FCDOT.  If FCDOT has not responded 

with any comments within sixty (60) days after submission, then the TDM 

Work Plan, the Annual Report, and the Annual Budget shall be deemed 

approved and the program elements shall be implemented.  If FCDOT 

responds with comments on the TDM Work Plan, the Annual Report, 

and/or the Annual Budget, then the TPM will meet with FCDOT staff 

within fifteen (15) days of receipt of the County’s comments.  Thereafter, 

but in any event, no later than thirty (30) days after the meeting, the TPM 

shall submit to FCDOT reasonable revisions to the TDM Work Plan, the 

Annual Report, and/or the Annual Budget as discussed and mutually 

agreed to with FCDOT, with such agreement not to be unreasonably 

withheld by the Applicant, the TPM or FCDOT, which shall be deemed 

approved.  Thereafter, the TPM shall begin implementation of the 

approved TDM Program and fund the approved Annual Budget.   

Following FCDOT’s approval of the initial TDM Work Plan and the 

initial Annual Budget, in subsequent calendar years the Applicant may 

provide separate TDM Work Plans, Annual Budgets, and Annual Reports 

for the Residential Units and the Office Uses under the same procedures 

outlined in these Proffers. 

iii. Residential TDM Account.  The Applicant shall establish a separate 

interest bearing account with a bank or other financial institution qualified 

to do business in Virginia (the “Residential TDM Account”) within sixty 

(60) days of the approval of the TDM Work Plan and the first Annual 

Budget.  All interest earned on the principal shall remain in the Residential 

TDM Account and shall be used by the TPM for residential TDM 

purposes.  The Residential TDM Account shall be funded by the 

Applicant, or any successors and assigns, which may include any 

UOA/HOA/COA/CA, as applicable.  Funds in the Residential TDM 

Account shall not be utilized for purposes other than to fund residential 

TDM strategies and/or specific infrastructure needs as may be approved in 

consultation with FCDOT.  Funding of the Residential TDM Account 

shall be in accordance with the Annual Budget for the TDM Program 

elements to be implemented in each calendar year.  The applicable TPM 

shall provide written documentation to FCDOT demonstrating the 

establishment of the Residential TDM Account within ten (10) days of its 

establishment.  The Residential TDM Account shall be replenished 
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annually following the establishment of each year’s Annual Budget and 

submission of the Annual Report. 

iv. Office TDM Account.  The Applicant shall establish a separate interest 

bearing account with a bank or other financial institution qualified to do 

business in Virginia (the “Office TDM Account”) within sixty (60) days 

of the approval of the TDM Work Plan and the first Annual Budget.  All 

interest earned on the principal shall remain in the Office TDM Account 

and shall be used by the TPM for office TDM purposes.  The Office TDM 

Account shall be funded by the Applicant, or any successors and assigns, 

which may include any UOA/HOA/COA/CA, as applicable.  Funds in the 

Office TDM Account shall not be utilized for purposes other than to fund 

office TDM strategies and/or specific infrastructure needs as may be 

approved in consultation with FCDOT.  Funding of the Office TDM 

Account shall be in accordance with the Annual Budget for the TDM 

Program elements to be implemented in each calendar year.  The TPM 

shall provide written documentation to FCDOT demonstrating the 

establishment of the Office TDM Account within ten (10) days of its 

establishment.  The Office TDM Account shall be replenished annually 

following the establishment of each year’s Annual Budget and submission 

of the Annual Report. 

v. Residential TDM Remedy Fund.  Prior to the issuance of the first RUP for 

the Residential Units, the Applicant shall establish a separate, interest 

bearing account (referred to as the “Residential TDM Remedy Fund”) 

with a bank or other financial institution qualified to do business in 

Virginia.  Funding of the Residential TDM Remedy Fund shall be made 

one time at the rate of $0.10 per gross square foot of Residential Units to 

be constructed on the Property.  Funding shall be provided by the 

Applicant for the Residential TDM Remedy Fund prior to the issuance of 

the first RUP for the Residential Units.  The amount of the one-time 

funding for the Residential TDM Remedy Fund shall escalate annually 

from the date of the approval of this Application in accordance with 

Proffer 46 below. 

vi. Office TDM Remedy Fund.  Prior to the issuance of the first Non-RUP for 

the Office Uses, the Applicant shall establish a separate, interest bearing 

account (referred to as the “Office TDM Remedy Fund”) with a bank or 

other financial institution qualified to do business in Virginia.  Funding of 

the Office TDM Remedy Fund shall be made one time at the rate of $0.20 

per gross square feet of Office Uses to be constructed on the Property.  

Funding shall be provided by the Applicant for the Office TDM Remedy 

Fund prior to the issuance of the first Non-RUP for the Office Uses.  The 

amount of the one-time funding for the Office TDM Remedy Fund shall 

escalate annually from the date of the approval of this Application in 

accordance with Proffer 46 below. 
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vii. Residential TDM Incentive Fund.  The “Residential TDM Incentive Fund” 

is an account into which the Applicant shall deposit contributions to fund a 

multimodal incentive program for initial purchasers/lessees of the 

Residential Units within the Property.  Such contributions shall be made 

one time for the Residential Units at the rate of $0.02 per gross square foot 

of the Residential Units to be constructed on the Property and provided 

prior to the issuance of the first RUP for the Residential Units.  In addition 

to providing transit incentives, such contributions may also be used for 

enhancing/providing multimodal facilities within and proximate to the 

Property. 

viii. Office TDM Incentive Fund.  The “Office TDM Incentive Fund” is an 

account into which the Applicant shall deposit contributions to fund a 

multimodal incentive program for the tenants and employees of the Office 

Uses within the Property.  Such contributions shall be made one time for 

the Office Uses at the rate of $0.02 per gross square foot of the Office 

Uses to be constructed on the Property and provided prior to the issuance 

of the first tenant Non-RUP for the Office Uses.  In addition to providing 

transit incentives, such contributions may also be used for 

enhancing/providing multimodal facilities within and proximate to the 

Property. 

ix. Monitoring.  The TPM shall verify that the proffered TDM Goal for the 

Residential Units and the Office Uses is being met through the completion 

of surveys of the residents of the Residential Units and/or employees of 

the Office Uses (“Surveys”), vehicular trip counts of the Residential Units 

and/or the Office Uses (“Trip Counts”), and/or other such methods as may 

be reviewed and approved by FCDOT.  The results of such Surveys and 

Trip Counts shall be provided to FCDOT as part of the Annual Reports.  

Surveys and Trip Counts shall be conducted for the Residential Units 

beginning with the first January after Build Out of the Residential Units.  

Such Surveys shall be conducted every three (3) years and such Trip 

Counts shall be collected annually for the Residential Units until the 

results of three (3) consecutive annual Trip Counts conducted upon Build 

Out of the Residential Units show that the TDM Goal for the Residential 

Units has been met.  Surveys and Trip Counts shall be conducted for the 

Office Uses beginning with the first January after Build Out of the Office 

Uses.  Such Surveys shall be conducted every three (3) years and such 

Trip Counts shall be collected annually for the Office Uses until the results 

of three (3) consecutive annual Trip Counts conducted upon Build Out of 

the Office Uses show that the TDM Goal for the Office Uses has been 

met.  At such time as three (3) consecutive annual Trip Counts conducted 

upon Build Out show that the TDM Goal for the Residential Units and/or 

the Office Uses has been met, and notwithstanding Proffer 35.G below, 

Surveys and Trip Counts shall thereafter be provided for the Residential 

Units and the Office Uses, respectively, every five (5) years.  Any time 

during which Survey response rates do not reach twenty percent (20%), 
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FCDOT may request additional surveys be conducted the following year.    

Notwithstanding the aforementioned, at any time prior to or after Build 

Out, FCDOT may suspend such Surveys and/or Trip Counts if conditions 

warrant such without the need for a PCA. 

G. Evaluation and Remedies.  The results of each Trip Count for the Residential 

Units shall be compared to the Maximum Residential Trips After Reduction and 

the results of each Trip Count for the Office Uses shall be compared to the 

Maximum Office Trips After Reduction to determine whether the TDM Goal is 

being met for the Residential Units and the Office Uses. 

i. Residential Units.  In the event three (3) consecutive Trip Counts 

conducted upon Build Out of the Residential Units show that the vehicle 

trips generated by the Residential Units are equal to or less than the 

Maximum Residential Trips After Reduction, then (a) the Applicant 

Control Period for Residential Units shall expire, (b) any funds remaining 

in the Residential TDM Remedy Fund shall be released back to the 

Applicant, and (c) the TDM Program with respect to the Residential Units 

shall continue to be administered in accordance with Proffer 35.I  In the 

event a Trip Count conducted upon Build Out of the Residential Units 

shows that the vehicle trips generated by the Residential Units exceed the 

Maximum Residential Trips After Reduction, then the TPM shall meet 

and coordinate with FCDOT to review the results of the Trip Count and 

develop modifications to the TDM Work Plan and the Annual Budget to 

address the surplus of trips.  The TPM shall submit any revisions to the 

TDM Work Plan and the Annual Budget to FCDOT within thirty (30) 

days of such meeting.  If no written response is provided by FCDOT 

within sixty (60) days, the TPM’s revisions to the TDM Work Plan and 

the Annual Budget shall be deemed approved.  Following approval of the 

revised TDM Work Plan and Annual Budget, the TPM shall: (a) drawn 

down on the Residential TDM Remedy Fund, in accordance with the 

expenditure program that follows, as may be necessary, to fund 

additional/alternative TDM strategies under the updated TDM Work Plan, 

(b) increase the TDM Account with Residential TDM Remedy Funds, as 

may be necessary, to cover any additional costs to implement the updated 

Annual Budget, and (c) implement the provisions of the updated TDM 

Work Plan as developed in consultation with FCDOT. 

ii. Office Uses.  In the event three (3) consecutive Trip Counts conducted 

upon Build Out of the Office Uses show that the vehicle trips generated by 

the Office Uses are equal to or less than the Maximum Office Trips After 

Reduction, then (a) the Applicant Control Period for Office Uses shall 

expire, (b) any funds remaining in the Office TDM Remedy Fund shall be 

released back to the Applicant, and (c) the TDM Program with respect to 

the Office Uses shall continue to be administered in accordance with 

Proffer 35.I  In the event a Trip Count conducted upon Build Out of the 

Office Uses shows that the vehicle trips generated by the Office Uses 
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exceed the Maximum Office Trips After Reduction, then the TPM shall 

meet and coordinate with FCDOT to review the results of the Trip Count 

and develop modifications to the TDM Work Plan and the Annual Budget 

to address the surplus of trips.  The TPM shall submit any revisions to the 

TDM Work Plan and the Annual Budget to FCDOT within thirty (30) 

days of such meeting.  If no written response is provided by FCDOT 

within sixty (60) days, the TPM’s revisions to the TDM Work Plan and 

the Annual Budget shall be deemed approved.  Following approval of the 

revised TDM Work Plan and Annual Budget, the TPM shall: (a) drawn 

down on the Office TDM Remedy Fund, in accordance with the 

expenditure program that follows, as may be necessary, to fund 

additional/alternative TDM strategies under the updated TDM Work Plan, 

(b) increase the TDM Account with Office TDM Remedy Funds, as may 

be necessary, to cover any additional costs to implement the updated 

Annual Budget, and (c) implement the provisions of the updated TDM 

Work Plan as developed in consultation with FCDOT. 

iii. Remedy Expenditures.  Remedial measures and additional/alternative 

TDM Strategies implemented in accordance with Proffer 35.G(i) and (ii) 

above shall be funded by the Residential TDM Remedy Fund and/or the 

Office TDM Remedy Fund, as applicable, based on the expenditure 

program that follows.  There shall be no requirement to replenish the 

Residential TDM Remedy Fund or the Office TDM Remedy Fund at any 

time.  

Trip Goals Exceeded Remedy Expenditure 

 

Up to 1% No Remedy needed 

1.1% to 3% 3% of Remedy fund 

3.1% to 6% 6% of Remedy Fund 

6.1% to 10% 10% of Remedy Fund 

Over 10% 15% of Remedy Fund 

 

H. Additional Trip Counts.  After the expiration of the Applicant Control Period for 

the Residential Units, if an Annual Report indicates that a change has occurred in 

the vehicle trip characteristics for the Residential Units that reasonably calls into 

question whether the TDM Goal for the Residential Units continues to be met, 

then FCDOT may require the TPM to conduct additional Trip Counts (pursuant to 

the methodology set forth in the TDM Work Plan) within ninety (90) days to 

determine whether in fact such objectives are being met.  After the expiration of 

the Applicant Control Period for the Office Uses, if an Annual Report indicates 

that a change in the vehicle trip characteristics of the Office Uses has occurred 

that reasonably calls into question whether the TDM Goal for the Office Uses 

continues to be met, then FCDOT may require the TPM to conduct additional 

Trip Counts (pursuant to the methodology set forth in the TDM Work Plan) 

within ninety (90) days to determine whether in fact such objectives are being 

met.  If any such Trip Counts for the Residential Units or Office Uses 
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demonstrate that the applicable vehicle trip reduction goals are not being met, 

then the TPM shall meet with FCDOT to review the TDM strategies in place and 

to develop modifications to the applicable TDM Work Plan(s) to address the 

surplus of trips. 

I. Review of Trip Reduction Goals.  At any time and concurrent with remedial 

actions as outlined in Proffer 35.G, the Applicant may request that FCDOT 

review the TDM Goal established for the Residential Units and Office Uses and 

set a revised lower vehicle trip reduction goal for the Residential Units and/or the 

Office Uses consistent with the results of Trip Counts and Person Surveys 

provided under this Proffer or consistent with future changes in County policy.  In 

the event a revised lower TDM Goal is established for the Residential Units 

and/or the Office Uses, the Maximum Residential Trips After Reduction and the 

Maximum Office Trips After Reduction shall be revised accordingly for the 

subsequent review period without the need for a PCA. 

J. Continuing Implementation.  Upon the expiration of the Applicant Control Period 

for Residential Units and/or the Applicant Control Period for Office Uses, the 

Applicant, and/or its successors and assigns, including any UOA/HOA/COA/CA 

or other association, as applicable, shall be responsible, through the TPM, for 

continuing implementation of the TDM Program and compliance with this Proffer 

35 with respect to the Residential Units portion of the TDM Program and/or the 

Office Uses portion of the TDM Program, respectively.  The TPM shall continue 

to administer the TDM Program in the ordinary course in accordance with this 

Proffer, including submission of Annual Reports. 

K. Notice to Owners.  The Applicant, its successors and assigns, shall use 

commercially reasonable efforts to advise each successor owner and/or developer 

of its funding obligations pursuant to the requirements of this Proffer prior to 

purchase and the requirements of the TDM Program, including the annual 

contribution to the TDM Program (as provided herein), shall be included in all 

initial and subsequent purchase documents. 

PUBLIC SCHOOLS CONTRIBUTION 

36. Public Schools Contribution.  Per the Residential Development Criteria Implementation 

Motion adopted by the Board of Supervisors on January 7, 2003, prior to site plan approval for 

the Residential Units, the Applicant shall contribute $1,153.68 per Residential Unit (based on an 

assumed rate of 0.11 students per unit multiplied by $10,488 per student generated) constructed 

on the Property to the Board of Supervisors for transfer to the Fairfax County School Board to be 

utilized for capital improvements and capacity enhancements to schools in the Reston area that 

serve the Property. 

AFFORDABLE HOUSING 

37. Affordable Dwelling Units.  Unless otherwise exempt pursuant to Section 803 of Part 8 

of Article 2 of the Zoning Ordinance in effect as of the approval date of this Application (the 
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“ADU Ordinance”), the Applicant shall provide Affordable Dwelling Units (“ADUs”) pursuant 

to the ADU Ordinance. 

38. Workforce Dwelling Units.  In addition to the number of ADUs required pursuant to 

Proffer 37, the Applicant also shall provide for-sale and/or rental housing units with the 

Proposed Development to be sold/rented as Workforce Dwelling Units (“WDUs”) so that a total 

of sixteen percent (16%) of the total Residential Units constructed as part of the Proposed 

Development are sold/rented as either ADUs or WDUs.  Such WDUs shall be in addition to any 

requirement to provide ADUs in accordance with the ADU Ordinance in effect as of the 

approval date of this Application, provided the total number of ADUs and WDUs does not 

exceed sixteen percent (16%) of the total number of Residential Units constructed as part of the 

Proposed Development.  When the required number of WDUs results in a fractional unit less 

than 0.5, the number shall be rounded down to the next whole number.  When the required 

number of WDUs results in a fractional unit greater than or equal to 0.5, the number shall be 

rounded up to the next whole number.  The WDUs shall be administered as set forth in the 

“Board of Supervisors’ Workforce Dwelling Unit Administrative Policy Guidelines” adopted 

October 15, 2007, in effect as of the approval date of this Application (the “Policy Guidelines”), 

except as modified by the following provisions.  Where this Proffer 38 conflicts with the Policy 

Guidelines, this Proffer 38 shall control the administration of WDUs. 

A. Workforce Dwelling Unit Tiers.  Both for-sale and rental WDUs (as determined 

by the Applicant) shall be made available in three tiers as follows:  (a) five 

percent (5%) of the total number of dwelling units constructed on the Property 

shall be affordable for purchase or rental by households earning up to and 

including eighty percent (80%) of AMI, (b) five percent (5%) of the total number 

of dwelling units constructed on the Property shall be affordable for purchase or 

rental by households earning up to and including one hundred percent (100%) of 

AMI, and (c) six percent (6%) of the total number of dwelling units constructed 

on the Property shall be affordable for purchase or rental by households earning 

up to and including one hundred twenty percent (120%) of AMI. 

B. Mix of Workforce Dwelling Units.  Rental and for-sale WDUs may be provided 

as efficiency/studio, one-bedroom, and/or two-bedroom units, as determined by 

the Applicant, provided that at least one-third of the WDUs shall be constructed 

as one-bedroom units or two-bedroom units. 

C. Rental Workforce Dwelling Units.  Notwithstanding Sections 8 and 13 of the 

Policy Guidelines, the Applicant shall have the right to lease rental WDUs to 

tenants at market rates (as determined by the Applicant) in the event the 

Applicant, despite good faith marketing efforts in coordination with the Fairfax 

County Department of Housing and Community Development (“DHCD”), is 

unable to lease such rental WDUs at the workforce housing rates permitted under 

the Policy Guidelines within ninety (90) days of DHCD’s execution of the Notice 

of Availability and Rental Offering Agreement due to the lack of prospective 

tenants who meet the income eligibility criteria established by DHCD.  At any 

time during which: (a) any rental WDUs are leased to tenants at market rates in 

accordance with the preceding sentence, and (b) any rental dwelling unit(s) within 
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the Proposed Development is/are vacated and become(s) available for rent, the 

Applicant shall conduct good faith marketing efforts in coordination with DHCD 

to lease any such available unit(s) at the workforce housing rates permitted under 

the Policy Guidelines.  In the event the Applicant, despite such good faith 

marketing efforts in coordination DHCD, is unable to lease such available unit(s) 

at the workforce housing rates permitted under the Policy Guidelines within 

ninety (90) days of the vacancy of such unit(s) due to the lack of prospective 

tenants who meet the income eligibility criteria established by DHCD, the 

Applicant shall have the right to lease such unit(s) to tenants at market rates (as 

determined by the Applicant).  It is the intent of this Proffer 38(C) that the 

Applicant shall have a continuing obligation to make good faith efforts to lease 

vacated and available rental units within the Proposed Development to income 

eligible tenants in accordance with the foregoing procedures at any time the 

number of rental WDUs occupied by income eligible tenants is less than the 

number of rental WDUs required under these Proffers. 

D. For-Sale Workforce Dwelling Units.  Notwithstanding Section 7 of the Policy 

Guidelines and any amendment to the schedule of County-wide cost factors 

and/or the cost calculation formula used to determine the sales prices of for-sale 

WDUs established under Section 7(F) of the Policy Guidelines subsequent to the 

approval date of this Application, the cost factors and cost calculation formula 

identified in Exhibit A shall be used to determined the sales prices of for-sale 

WDUs required under this Proffer 38. 

E. Alternative Administration.  Notwithstanding the foregoing, the Applicant 

reserves the right to enter into a separate binding written agreement with the 

appropriate Fairfax County agency as to the terms and conditions of the 

administration of the WDUs following approval of this Application.  Such an 

agreement shall be on terms mutually acceptable to both the Applicant and 

Fairfax County and may occur after the approval of this Application.  Neither the 

Board of Supervisors not Fairfax County shall be obligated to execute such an 

agreement.  If such an agreement is executed by all applicable parties, then the 

WDUs shall be administered solely in accordance with such agreement and the 

provisions of this proffer shall become null and void.  Such an agreement and any 

modifications thereto shall be recorded in the land records of Fairfax County. 

ARCHITECTURE 

39. Architectural Design and Building Materials.  The character of the architectural design 

and building materials for the Proposed Development shall be in general conformance with the 

architectural renderings shown on Sheets 21A, 21B, 21C, and 21D of the Development Plan.  

The Applicant reserves the right to adjust the average grade elevation and the architectural 

design details of the residential building and the office building, including, but not limited to, the 

building materials, articulation, balconies, and fenestration, as part of final architectural design 

and engineering without requiring approval of a DPA, PCA, or PRCA, provided (a) the 

maximum building height for each building is not increased, (b) the minimum open space is not 

decreased, and (c) the quality of the architectural design, the quality of the building materials, 
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and the overall massing of the residential building and the office building remain in general 

conformance with that shown on the Development Plan, as determined by the Zoning 

Administrator. 

GREEN BUILDING 

40. Green Building for the Residential Units.  In order to promote energy conservation and 

green building techniques for the Residential Units, the Applicant shall select one of the 

following programs to be implemented and will inform the Environment and Development 

Review Branch (“EDRB”) of DPZ which program the Applicant has chosen as part of the first 

site plan submission for the residential building. 

A. LEED New Construction.  If the Applicant selects the Leadership in Energy and 

Environmental Design – New Construction (“LEED-NC”) rating system, then the 

Applicant shall pursue certification for the residential building under the 2009 

version of the LEED-NC rating system.  In the event the U.S. Green Building 

Council (“USGBC”) establishes a newer version of the LEED-NC rating system, 

the Applicant shall have the option to:  1) proceed under the 2009 version of the 

LEED-NC rating system, so long as the USGBC continues to administer such 

system, or 2) proceed under the newer version of the LEED-NC rating system. 

i. Project Checklist.  The Applicant will include, as part of the site plan 

submission and building plan submission for the residential building, a list 

of specific credits within the applicable LEED-NC rating system that the 

Applicant anticipates attaining for the residential building.  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 for the residential 

building confirming that the items on the list will meet at least the 

minimum number of credits necessary to attain LEED certification for the 

residential building. 

ii. County Team Member.  In addition, the Applicant will designate the Chief 

of EDRB 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. 

iii. Design-Related Credit Review.  Prior to building plan approval for the 

residential building, the Applicant will submit documentation to the 

EDRB regarding the USGBC’s preliminary review of design-oriented 

credits in the LEED program.  This documentation will demonstrate that 

the residential building is anticipated to attain a sufficient number of 

design-related credits that, along with the anticipated construction-related 

credits, will be sufficient to attain LEED Silver certification.  Prior to 

release of the bond for the residential building, the Applicant shall provide 
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documentation to the EDRB demonstrating the status of attainment of 

LEED certification from the USGBC for the residential building.  

iv. Green Building Escrow.  If the Applicant is unable, prior to building plan 

approval, to provide documentation of the USGBC’s preliminary review 

of the design-oriented credits demonstrating that the residential building is 

anticipated to attain a sufficient number of design-related credits that, 

along with the anticipated construction-related credits, will be sufficient to 

support the attainment of LEED Silver certification, the Applicant shall, 

prior to building plan approval, execute a separate agreement and post a 

“Residential Green Building Escrow” in the form of cash or a letter of 

credit from a financial institution authorized to do business in the 

Commonwealth of Virginia in the amount of $2 per gross square foot of 

the residential building.  The Residential Green Building Escrow will be in 

addition to, and separate from, other bond requirements and will be 

released upon demonstration of attainment of LEED certification by the 

USGBC, under the applicable version of the LEED-NC rating system.  

The provision to the EDRB of documentation from the USGBC that the 

residential building has attained LEED certification will be sufficient to 

satisfy this commitment. 

v. Release of Residential Green Building Escrow.  The Residential Green 

Building Escrow shall be released in accordance with the following: 

a. If the Applicant is able, subsequent to building plan approval, to 

provide documentation of the USGBC’s preliminary review of the 

design-oriented credits demonstrating that the residential building 

is anticipated to attain a sufficient number of design-oriented 

credits that, along with the anticipated construction-related credits, 

will be sufficient to support the attainment of LEED Silver 

certification, the County shall release the entirety of the Residential 

Green Building Escrow to the Applicant.  Prior to release of the 

bond for the residential building, the Applicant shall provide 

documentation to the EDRB demonstrating the status of attainment 

of LEED certification from the USGBC for the residential 

building. 

b. If the Applicant provides to the EDRB, within three years after 

issuance of the final RUP for the residential building, 

documentation demonstrating that LEED certification for the 

residential building has been attained, the entirety of the 

Residential Green Building Escrow shall be released to the 

Applicant. 

c. If the Applicant provides to the EDRB, within three years after 

issuance of the final RUP for the residential building, 

documentation demonstrating that LEED certification for the 
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residential building has not been attained but that the building has 

been determined by the USGBC to fall within three points of the 

attainment of LEED certification, fifty percent (50%) of the 

Residential Green Building Escrow will be released to the 

Applicant; the other fifty percent (50%) will be released to Fairfax 

County and will be posted to a fund within the County budget 

supporting the implementation of County environmental 

initiatives. 

d. If the Applicant fails to provide to the EDRB, within three years 

after issuance of the final RUP for the residential building, 

documentation demonstrating the attainment of  LEED 

certification or demonstrating that the residential building has 

fallen short of LEED certification by three points or less, the 

entirety of the Residential Green Building Escrow will be released 

to Fairfax County and will be posted to a fund within the County 

budget supporting the implementation of County environmental 

initiatives.   

vi. Extension of Time.  If the Applicant provides documentation from the 

USGBC demonstrating, to the satisfaction of the EDRB, that USGBC’s 

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 Applicant or to the County during the extension. 

B. National Green Building Standard (“NGBS”).  If the Applicant selects the NGBS, 

then the Applicant shall seek certification of each unit in the residential building 

in accordance with the 2012 NGBS rating system using the Energy Star Qualified 

Homes path for energy performance, as demonstrated through documentation 

submitted to DPWES and DPZ from a home energy rater certified through the 

Home Innovation Research Labs that demonstrates each unit in the residential 

building has attained certification prior to the issuance of the RUP for each such 

unit. 

41. Green Building for the Office Uses.  The Applicant shall pursue LEED Silver 

certification for the office building under the 2009 version of the LEED Core and Shell (“LEED-

CS”) rating system.  In the event the USGBC establishes a newer version of the LEED-CS rating 

system, the Applicant shall have the option to:  1) proceed under the 2009 version of the LEED-

CS rating system, so long as the USGBC continues to administer such version, or 2) proceed 

under the newer version of the LEED-CS rating system. 

A. Project Checklist.  The Applicant will include, as part of the site plan submission 

and building plan submission for the office building, a list of specific credits 

within the applicable LEED-CS rating system that the Applicant anticipates 

attaining for the office building.  A LEED-AP who is also a professional engineer 
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or licensed architect will provide certification statements at both the time of site 

plan review and the time of building plan review for the office building 

confirming that the items on the list will meet at least the minimum number of 

credits necessary to attain LEED Silver certification for the office building. 

B. County Team Member.  In addition, the Applicant will designate the Chief of the 

EDRB 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. 

C. Design-Related Credit Review.  Prior to building plan approval for the office 

building, the Applicant will submit documentation to the EDRB demonstrating 

that the Applicant has applied for LEED Gold pre-certification for the office 

building under the applicable LEED-CS program.  Prior to release of the bond for 

the office building, the Applicant shall provide documentation to the EDRB 

demonstrating the status of attainment of LEED certification from the USGBC for 

the office building.  

D. Green Building Escrow.  If the Applicant is unable, prior to building plan 

approval, to provide the USGBC’s pre-certification documentation demonstrating 

that the office building is anticipated to attain LEED Gold certification, the 

Applicant shall, prior to building plan approval, execute a separate agreement and 

post an “Office Green Building Escrow” in the form of cash or a letter of credit 

from a financial institution authorized to do business in the Commonwealth of 

Virginia in the amount of $2 per gross square foot of the office building.  The 

Office Green Building Escrow will be in addition to, and separate from, other 

bond requirements and will be released upon demonstration of attainment of 

LEED Silver certification, or higher level of certification, by the USGBC, under 

the applicable version of the LEED-CS rating system.  The provision to the 

EDRB of documentation from the USGBC that the office building has attained 

LEED Silver certification will be sufficient to satisfy this commitment. 

E. Release of Office Green Building Escrow.  The Office Green Building Escrow 

shall be released in accordance with the following: 

i. If the Applicant is able, subsequent to building plan approval, to provide 

the USGBC’s pre-certification documentation demonstrating that the 

office building is anticipated to attain LEED Gold certification, the 

County shall release the entirety of the Office Green Building Escrow to 

the Applicant.  Prior to release of the bond for the office building, the 

Applicant shall provide documentation to the EDRB demonstrating the 

status of attainment of LEED certification from the USGBC for the office 

building. 
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ii. If the Applicant provides to the EDRB, within three years after issuance of 

the first tenant Non-RUP for the office building, documentation 

demonstrating that LEED Silver certification for the office building has 

been attained, the entirety of the Office Green Building Escrow shall be 

released to the Applicant. 

iii. If the Applicant provides to the EDRB, within three years after issuance of 

the first tenant Non-RUP for the office building, documentation 

demonstrating that LEED Silver certification for the office building has 

not been attained but that the building has been determined by the USGBC 

to fall within three points of the attainment of LEED Silver certification, 

fifty percent (50%) of the Office Green Building Escrow will be released 

to the Applicant; the other fifty percent (50%) will be released to Fairfax 

County and will be posted to a fund within the County budget supporting 

the implementation of County environmental initiatives. 

iv. If the Applicant fails to provide to the EDRB, within three years after 

issuance of the first tenant Non-RUP for the office building, 

documentation demonstrating the attainment of  LEED Silver certification 

or demonstrating that the office building has fallen short of LEED Silver 

certification by three points or less, the entirety of the Office Green 

Building Escrow will be released to Fairfax County and will be posted to a 

fund within the County budget supporting the implementation of County 

environmental initiatives.   

E. Extension of Time.  If the Applicant provides documentation from the USGBC 

demonstrating, to the satisfaction of EDRB, that USGBC’s completion of the 

review of the LEED certification application for the office building 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 

Applicant or to the County during the extension. 

PUBLIC ART 

42. Public Art.  The Applicant shall contribute to public art in the Reston community as part 

of the Proposed Development by providing public art within the Property in consultation with the 

Initiative for Public Art – Reston (“IPAR”).  The Applicant shall coordinate with IPAR to obtain 

its recommendations regarding the options for the Applicant’s provision of public art, the type of 

public art to be provided, and the location of the public art within the Property.  Following such 

consultation, the Applicant shall make the final determination regarding any public art to be 

provided within the Property.  The Applicant shall provide the public art prior to the issuance of 

the 275
th

 RUP for the Residential Units. 

RECREATIONAL FACILITIES 
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43. Park Facilities and Programming.  The Applicant shall provide local-serving recreational 

facilities within the “Picnic/Mulch Area” and the “Yoga Deck/Hardscape Area” identified on 

Sheet 18 of the Development Plan to activate and enhance the existing park space on Block 4 as 

a gathering place for residents, workers, retail patrons, and visitors of the Property.  Such 

facilities may include, but shall not be limited to, active and passive recreation amenities such as 

picnic tables and benches, a playground, a naturally-themed play area, outdoor yoga, and/or 

seating areas, and shall be provided prior to the issuance of the 275
th

 RUP for the Residential 

Units.  In accordance with Proffer 28 above, the Applicant may adjust the type and location of 

vegetation and the design of the open spaces, courtyard areas and streetscape improvements and 

plantings, including within and around the proposed park space, to facilitate the outdoor passive 

recreation elements of the Proposed Development, as approved by ZED and UFMD, provided 

such adjustments otherwise are in substantial conformance with the Development Plan. 

MISCELLANEOUS PROFFERS 

44. Successors and Assigns.  These proffers will bind and inure to the benefit of the 

Applicant and its successors and assigns.  Each reference to “Applicant” in this proffer statement 

shall include within its meaning and shall be binding upon Applicant’s successor(s) in interest 

and/or developer(s) of the site or any portion of the site. 

45. Counterparts.   These proffers may be executed in one or more counterparts, each of 

which when so executed and delivered shall be deemed an original, and all of which taken 

together shall constitute but one and the same instrument. 

46. Annual Escalation Clause.  For all proffers in this document specifying monetary 

contributions, the contribution and/or budget amount shall escalate or de-escalate, as applicable,  

on a yearly basis from the base year of 2014 and change effective each January 1 thereafter, as 

permitted by Section 15.2-2303.3 of the Code of Virginia, as amended. 

47. Advanced Density Credit.  The Applicant reserves density credit as may be permitted by 

the provisions of Paragraph 4 of Section 2-308 of the Zoning Ordinance for all eligible 

dedications described herein or as may be required by Fairfax County or the Virginia Department 

of Transportation. 

 [Signature pages follow] 
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      BLOCK 4 LLC, 

      a Delaware limited liability company 

 

 

      By:  _________________________ 

      Name: _______________________ 

      Title: ________________________ 
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      RESTON TOWN CENTER PROPERTY LLC, 

      a Delaware limited liability company 

 

 

      By:  _________________________ 

      Name: _______________________ 

      Title: ________________________ 

 

 



PRC DEVELOPMENT CONDITION 

PRC 85-C-088-03 

MAY 28, 2014 

 

If it is the intent of the Board of Supervisors to approve PRC 85-C-088-03 for             

Tax Map 17-1 ((16)) 1, 4 and 5A, staff recommends that the Board of Supervisors 

condition the approval by requiring conformance with the following development 

condition: 

1. Development of the property shall be in substantial conformance with the DPA/PRC 

Plan entitled “Reston Town Center Urban Core, Section 91A, Blocks 4&5,” was 

submitted by Urban, Ltd., and consists of 44 sheets, dated August 8, 2013, and 

revised through May 20, 2014. 

 















































































































































 

Department of Public Works and Environmental Services 

Land Development Services, Site Development and Inspections Division 

12055 Government Center Parkway, Suite 535 

Fairfax, Virginia 22035-5503 

Phone 703-324-1720 • TTY 711 • FAX 703-324-8359  

 

 

 

 

 

 

DATE:  April 3, 2014 

 

 

TO: Mary Ann Tsai, Staff Coordinator 

Zoning Evaluation Division 

Department of Planning and Zoning 

 

FROM: Aileen M. Santiago, Stormwater Engineer  

Site Development and Inspections Division  

Department of Public Works and Environmental Services 

 

SUBJECT: PRC Development Plan Application # PRC 85-C-088-03 concurrent with 

PCA 85-C-088-09, DPA 85-C-088-07, Reston Town Center Urban Core, 

Block 4 & 5 dated March 26, 2014,  LDS Project #7067-ZONA-003-1, Tax 

Map #17-1-16-0001, 0004 and -0005A, Hunter Mill District 

 

 

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

comments.   

  

Chesapeake Bay Preservation Ordinance (CBPO) 

There is no Resource Protection Area (RPA) on this site. Water quality controls (BMP) are 

required for this development project (PFM 6-0401.1, CBPO 118-3-2(f)(2)). The applicant states 

that current water quality controls (BMP) requirements are met with an existing off-site pond 

(the Town Center Parkway Pond, built with Plan No. 5734-PI-001) which was designed to fully 

serve the subject site. 

 

The applicant is proposing an alternative development option (“option 2”) on sheet 12A with 

additional onsite BMP’s, in the event that proposed development is not considered 

“grandfathered” by the County of Fairfax and thus, subject to the water quality criteria under 

Article 4 of the Stormwater Management Ordinance as approved by the Board of Supervisors 

(BOS) on January 28, 2014, effective on July 1, 2014. 

 

The proposed development “option 2” depicts two (2) vegetated roof areas as additional BMP’s 

on the DPA/PCA/PRC plat. The proposed vegetated roof is permitted under the Virginia 

Stormwater BMP Clearinghouse website as required under Article 4 of the Stormwater 

Management Ordinance. However, an estimated size or volume of onsite storage needed to meet 

the water quality criteria, under Article 4 of the BOS approved Stormwater Management 

Ordinance, was not included with the application. 

 

 

 

 

 

 

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

M E M O R A N D U M 
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A maintenance agreement between the owner of the off-site pond and owner of the subject site 

will be required prior to final site plan approval (PFM 6-0303.2). 

 

A private maintenance agreement will be required for the proposed onsite BMP facilities. 

 

Floodplain 

There are no regulated floodplains on the property.   

 

Downstream Drainage Complaints 

There are no downstream drainage complaints on file.   

Stormwater Detention 

Stormwater detention is required, if not waived (PFM 6-0301.3). The narrative states that the 

current stormwater detention requirements are met with an existing off-site pond (the Town 

Center Parkway Pond, built with Plan No. 5734-PI-001) which was designed to serve the subject 

site. The use of an offsite pond will require an onsite detention waiver approval (PFM 6-0301.3) 

 

The applicant is proposing an alternative development option (“option 2”) on sheet 12A with 

additional onsite detention facilities in the event that proposed stormwater management plan is 

not considered “grandfathered” by the County of Fairfax and thus, subject to the water quantity 

criteria (channel protection and flood protection) under Article 4 of the Stormwater Management 

Ordinance as approved by the Board of Supervisors on January 28, 2014, effective on July 1, 

2014. 

 

Proposed development “option 2” depicts on sheet 12A the approximate location of three (3) 

onsite underground detention vaults. However, the estimated size or volume of storage needed to 

meet the water quantity and flood criteria, under Article 4 of the BOS approved Stormwater 

Management Ordinance, was not included with the application. The applicant has requested a 

waiver for the use of underground detention facilities in a residential area as shown with 

development option 2 (PFM 6-0303.8).   This type of waiver must be approved by the Board in 

conjunction with the zoning action.  

 

Applicant needs to demonstrate on the site plan that the post-development conditions will not 

exceed the pre-development peak flow rate of the site as required by the applicable codes with 

the existing off-site detention facility or with proposed development “option 2”.  

 

A private maintenance agreement between the owner of the off-site pond and the property owner 

of the site will be required prior to final site plan approval (PFM 6-0303.2). A maintenance 

agreement will be required for the underground detention facilities proposed with development 

“option 2”. 
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Site Outfall 

An outfall narrative has been provided. The applicant has identified the point where the drainage 

area exceeds 100 times the contributing site area (ZO 16-302.4.L (2) (c)).  The outfall narrative 

needs to describe the existing conditions and stability of each site outfall extended downstream 

from the site to the extent of outfall analysis. 

 

The applicable PFM outfall requirements of the extent of review and analysis shall be addressed 

during site plan submission (PFM 6-0203 & 6-0204) 

 

Additional Comment 

 

The future site plan(s) for this application may be subject to the revised PFM and Stormwater 

Management Ordinance as approved by the Board of Supervisors (BOS) on January 28, 2014 

and effective on July 1, 2014. 

 

Please contact me at 703-324-1464 if you require additional information.   

 

AS/ 

 

cc: Don Demetrius, Chief, Watershed Projects Evaluation Branch, SPD, DPWES 

 Shahab Baig, Chief, North Branch, SDID, DPWES 

 Zoning Application File 
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Land Development Services, Site Review and Inspection Division 

12055 Government Center Parkway, Suite 535 
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DATE:   May 2, 2014 

 

TO: Mary Ann Tsai, Staff Coordinator    

Zoning Evaluation Division 

Department of Planning and Zoning 

 

FROM: Aileen M. Santiago, Stormwater Engineer 

 Site Development and Inspection Division  

Department of Public Works and Environmental Services 

 

SUBJECT: Reston Town Center Urban Core Blocks 4 and 5, PCA 85-C-088-09; DPA 

85-C-088-09, PRC 85-C-088-03 dated March 26, 2014, Tax Map # 017-1-

16-0001,- 0004, -0005A;  and # 015-2-01- 0013, Hunter Mill District 

 

REFERENCE: Waiver #7067-WPFM-004-1 for the Location of Underground Facilities in a 

Residential Area 

 

 

We have reviewed the referenced submission for consistency with Section 6-0303.8 of the 

Public Facilities Manual (PFM) which restricts use of underground stormwater management 

facilities located in a residential development (Attachment B). The Board of Supervisors 

(Board) may grant a waiver after taking into consideration possible impacts on public safety, 

the environment, and the burden placed on prospective property owners for maintenance.  

Underground stormwater management facilities located in residential developments allowed by 

the Board: 

 

 shall be privately maintained; 

 shall be disclosed as part of the chain of title to all future owners responsible for 

maintenance of the facilities; 

 shall not be located in a County storm drainage easement; and, 

 shall have a private maintenance agreement, in a form acceptable to the Director of the 

Department of Public Works and Environmental Services (DPWES), executed before 

the construction plan is approved. 

 

The applicant states that current detention requirements for the proposed development are met 

with an existing off-site pond (the Town Center Parkway Pond, built with Plan No. 5734-PI-

001) which was designed to fully serve the subject site. The applicant is proposing an 

alternative development option (“option 2”) with additional onsite facilities, in the event that 

proposed development is not considered “grandfathered” by the County of Fairfax and thus, 

subject to the water quality criteria under Article 4 of the Stormwater Management Ordinance 

 

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

M E M O R A N D U M 
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as approved by the Board of Supervisors (BOS) on January 28, 2014, effective on July 1, 2014. 

 

The applicant has proposed with “development option 2” underground stormwater facilities on 

a development which is comprised of 549 residential units. The proposed development 

includes the use of underground detention vaults and underground structural BMP for 

stormwater management.  All of these vaults will be located just outside the footprint of the 

proposed building.  

 

 

ANALYSIS 

An analysis of the possible impacts on public safety, the environment, and the burden placed 

on the owners for maintenance is as follows. 

 

Impacts on Public Safety – The underground vaults are proposed to be located just outside the 

footprint of the proposed building. The access points to the facility will be visible. Locking 

manholes and doors must be provided at each access point. 

 

If it is the intent of the Board to approve the waiver request, the property owner shall provide 

liability insurance in an amount acceptable to Fairfax County as a waiver condition.  A typical 

liability insurance amount is $1,000,000 against claims associated with underground facilities.  

The private maintenance agreement shall also hold Fairfax County harmless from any liability 

associated with the facilities.   

 

Impacts on the Environment – The surrounding areas are developed and the underground 

facility would outfall into an existing piped storm drainage system.  The existing receiving 

system is having adequate capacity to convey the runoff from the subject site. Staff does not 

believe that there will be any adverse impact on the environment from the proposed 

underground facility. 

 

Burden Placed on Property Owner for Maintenance and Future Replacement –  

 

The maintenance: The engineer has provided $15,100 as an estimate of the annual maintenance 

cost for all the underground facilities; staff finds this estimate reasonable.  Before site plan 

approval, $302,000 should be placed into escrow to fund 20 years of maintenance.  About 

$27.50 per new apartment would be escrowed.  These monies would not be available to the 

owner until bond release. 

 

If it is the intent of the Board to approve the waiver request, the property owner must execute a 

maintenance agreement prior to site plan approval.  Staff recommends the property owner be 

required to establish a financial plan for the operation, inspection, and maintenance of the 

underground facilities. The property owner should be required to establish a fund for the 

annual maintenance.  Staff recommends that the property owner provide an initial deposit in an 

escrow account in an amount equal to the estimated costs for the first 20 years of maintenance 

of the facility.   
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Future Replacement: The property owner should also be required, as a waiver condition, to 

address future replacement of the underground facilities as part of its private maintenance 

agreement with the County.  In order to maximize the useful life of the underground facility, 

the property owner must be required to construct the underground facilities with reinforced 

concrete products only.  A replacement cost fund, based on an estimated 50-year lifespan for 

concrete products, should be established.  The replacement reserve fund must be separate from 

the annual maintenance fund to ensure the monies are available at the time replacement is 

necessary and have not been previously spent on maintenance activities.  The engineer has 

estimated the construction cost of the total amount of facilities to be $581,000; staff finds this 

estimate reasonable.  The owner would be expected to contribute about $21.17/year per each 

residential unit to a fund the facility’s replacement. 

 

A minimum height of 72” is required to facilitate maintenance within the underground 

stormwater structures.  Accessibility to the underground facilities is of concern as to provide 

sufficient head room above the facilities for maintenance purposes.  To provide greater 

accessibility for maintenance purposes, staff recommends the applicant provide a minimum 

72” of interior structure height for all underground stormwater facilities.  

 

The applicant must also provide that disclosure will be made in the chain of title of the 

homeowners’ responsibility for maintenance and the associated waiver conditions. 

 

 

RECOMMENDATION 

DPWES recommends that the Board approve the waiver to locate the underground facility at 

Dulles Station Building L, a multi-family residential development.  If it is the intent of the 

Board to approve the waiver, DPWES recommends the approval be subject to Waiver #7067-

WPFM-004-1 Conditions, Reston Town Center Urban Core Blocks 4 and 5, PCA 85-C-088-

09; DPA 85-C-088-09, PRC 85-C-088-03 dated March 26, 2014, as contained in Attachment 

A. 

 

If you have any questions, or need further assistance, please contact me at 324-1464. 

 

ATTACHED DOCUMENTS: 

Attachment A – Waiver #7067-WPFM-004-1 Conditions, Reston Town Center Urban Core 

Blocks 4 and 5, dated March 26, 2014Attachment B – PFM Section 6-0303.8 

 

 

cc: Robert A. Stalzer, Deputy County Executive 

James Patteson, Director, DPWES 

Michelle Brickner, Director, Land Development Services, DPWES 

Bill Schell, Director, Maintenance and Stormwater Management Division, DPWES 

Shahab Baig, North Branch Chief, SDID, DPWES 

Zoning Application File (7067-ZONA-003) 

Waiver File 
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 ATTACHMENT A 
 
 

Waiver Request #7067-WPFM-004-1 Conditions 

 

Reston Town Center Urban Core Blocks 4 and 5, 

 PCA 85-C-088-09, DPA 85-C-088-09  

& PRC 85-C-088-03  

March 26, 2014 
 

 

1. The underground facility shall be constructed in accordance with the development plan and 

these conditions as determined by the Director of the Department of Public Works and 

Environmental Services (DPWES). 

 

2. To provide greater accessibility for maintenance purposes, the underground facility shall 

have a minimum height of 72 inches. 

 

3. The underground facility shall be constructed of reinforced concrete products only. 

 

4. The underground facility shall incorporate appropriate safety features, such as locking 

manholes and doors, as determined by DPWES at the time of construction plan submission. 

 

5. The underground facility shall be privately maintained and shall not be located in a county 

storm drain easement. 

 

6. A private maintenance agreement, as reviewed and approved by the Fairfax County 

Attorney’s Office, shall be executed and recorded in the land records of the county prior to 

final site plan approval. The maintenance agreement shall run with the land, its successors 

and assigns. The private maintenance agreement shall include: 

a condition that the property owner and its successors or assigns shall not petition the 

county to assume the maintenance, or the replacement, of the underground facility; 

a reference to the establishment of the reserve funds for the maintenance and replacement 

of the underground facility; 

a reference to the operation, inspection, and maintenance procedures detailed in the site 

plan; 

a condition that the property owner provide and continuously maintain liability insurance; 

a typical liability insurance amount is at least $1,000,000 against claims associated with 

underground facility; and 

a statement that Fairfax County shall be held harmless from any liability associated with 

the facility. 

 

 

 

 

 

 



Mary Ann Tsai, Staff Coordinator 
7067-WPFM-004-1 
Page 5 
 

 

 

ATTACHMENT A 

 

 

7. Operation, inspection, and maintenance procedures associated with the underground facility 

shall be included in the site plan to ensure the safe operation, inspection, and maintenance of 

the facility. The procedures shall include: 

establishment of procedures to facilitate inspection by the county including, but not 

limited, to 

an advance notice procedure, 

a requirement for inspection of transitional screening, 

a requirement for contact information, 

the procedure for obtaining the access keys, 

the procedure to ensure the access points to the facility are not blocked; and 

establishment of operation and maintenance procedures to 

ensure the facility will continue to control the stormwater generated from the site, 

continue to minimize the possibility of clogging events, and 

 

8. A financial plan for the property owner to finance regular maintenance and full life-cycle 

replacement costs shall be established prior to site plan approval. The financial plan shall 

include: 

a separate line item in the annual budget for operation, inspection, and maintenance shall 

be established; 

a reserve fund for future replacement of the underground facility shall be established to 

receive annual deposits based on the initial construction costs and an estimated 50-year 

lifespan for concrete products; and 

prior to final construction plan approval, the property owner shall escrow sufficient funds 

which will cover a 20-year maintenance cycle of the underground facility; these monies 

shall not be made available to the owner until after final bond release. 
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ATTACHMENT B 
 

 

 

The Public Facilities Manual (PFM) Section 6-0303.8 (24-88-PFM, 83-04-PFM) 

Underground detention facilities may not be used in residential developments, including rental 

townhouses, condominiums and apartments, unless specifically waived by the Board of 

Supervisors (Board) in conjunction with the approval of a rezoning, proffered condition 

amendment, special exception, or special exception amendment.  In addition, after receiving 

input from the Director regarding a request by the property owner(s) to use underground 

detention in a residential development, the Board may grant a waiver if an application for 

rezoning, proffered condition amendment, special exception, and special exception 

amendment was approved prior to, June 8, 2004, and if an underground detention facility was 

a feature shown on an approved proffered development plan or on an approved special 

exception plat.  Any decision by the Board to grant a waiver shall take into consideration 

possible impacts on public safety, the environment, and the burden placed on prospective 

owners for maintenance of the facilities.  Any property owner(s) seeking a waiver shall provide 

for adequate funding for maintenance of the facilities where deemed appropriate by the Board.  

Underground detention facilities approved for use in residential developments by the Board 

shall be privately maintained, shall be disclosed as part of the chain of title to all future 

homeowners (e.g. individual members of a homeowners or condominium association) 

responsible for maintenance of the facilities, shall not be located in a County storm drainage 

easement, and a private maintenance agreement in a form acceptable to the Director must be 

executed before the construction plan is approved.  Underground detention facilities may be 

used in commercial and industrial developments where private maintenance agreements are 

executed and the facilities are not located in a County storm drainage easement. 

 







 

 
 GLOSSARY 
 This Glossary is provided to assist the public in understanding 
 the staff evaluation and analysis of development proposals. 
 It should not be construed as representing legal definitions. 
 Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan 
 or Public Facilities Manual for additional information. 
 
ABANDONMENT:  Refers to road or street abandonment, an action taken by the Board of Supervisors, usually through the public hearing 
process, to abolish the public's right-of-passage over a road or road right-of way.  Upon abandonment, the right-of-way automatically 
reverts to the underlying fee owners.  If the fee to the owner is unknown, Virginia law presumes that fee to the roadbed rests with the 
adjacent property owners if there is no evidence to the contrary. 
 
ACCESSORY DWELLING UNIT (OR APARTMENT):  A secondary dwelling unit established in conjunction with and clearly subordinate to 
a single family detached dwelling unit.  An accessory dwelling unit may be allowed if a special permit is granted by the Board of Zoning 
Appeals (BZA).  Refer to Sect. 8-918 of the Zoning Ordinance. 
 
AFFORDABLE DWELLING UNIT (ADU) DEVELOPMENT:  Residential development to assist in the provision of affordable housing for 
persons of low and moderate income in accordance with the affordable dwelling unit program and in accordance with Zoning Ordinance 
regulations.  Residential development which provides affordable dwelling units may result in a density bonus (see below) permitting the 
construction of additional housing units.  See Part 8 of Article 2 of the Zoning Ordinance. 
 
AGRICULTURAL AND FORESTAL DISTRICTS:  A land use classification created under Chapter 114 or 115 of the Fairfax County Code 
for the purpose of qualifying landowners who wish to retain their property for agricultural or forestal use for use/value taxation pursuant to 
Chapter 58 of the Fairfax County Code. 
 
BARRIER:  A wall, fence, earthen berm, or plant materials which may be used to provide a physical separation between land uses.  Refer 
to Article 13 of the Zoning Ordinance for specific barrier requirements. 
 
BEST MANAGEMENT PRACTICES (BMPs):  Stormwater management techniques or land use practices that are determined to be the 
most effective, practicable means of preventing and/or reducing the amount of pollution generated by nonpoint sources in order to improve 
water quality. 
 
BUFFER:  Graduated mix of land uses, building heights or intensities designed to mitigate potential conflicts between different types or 
intensities of land uses;  may also provide for a transition between uses.  A landscaped buffer may be an area of  open, undeveloped land 
and may include a combination of fences, walls, berms, open space and/or landscape plantings.  A buffer is not necessarily coincident  with 
transitional screening. 
 
CHESAPEAKE BAY PRESERVATION ORDINANCE:  Regulations which the State has mandated must be adopted to protect the 
Chesapeake Bay and its tributaries.   These regulations must be incorporated into the comprehensive plans, zoning ordinances and 
subdivision ordinances of the affected localities.  Refer to Chesapeake Bay Preservation Act, Va. Code Section 10.1-2100 et seq and VR 
173-02-01, Chesapeake Bay Preservation Area Designation and Management Regulations. 
 
CLUSTER DEVELOPMENT:  Residential development in which the lots are clustered on a portion of a site so that significant 
environmental/historical/cultural resources may be preserved or recreational amenities provided.  While smaller lot sizes are permitted in a 
cluster subdivision to preserve open space, the overall density cannot exceed that permitted by the applicable zoning district.  See Sect. 2-
421 and Sect. 9-615 of the Zoning Ordinance. 
 
COUNTY 2232 REVIEW PROCESS:  A public hearing process pursuant to Sect. 15.2-2232 (Formerly Sect. 15.1-456) of the Virginia Code 
which is used to determine if a proposed public facility not shown on the adopted Comprehensive Plan is in substantial accord with the 
plan.  Specifically, this process is used to determine if the general or approximate location, character and extent of a proposed facility is in 
substantial accord with the Plan. 
 
dBA:  The momentary magnitude of sound weighted to approximate the sensitivity of the human ear to certain frequencies; the dBA value 
describes a sound at a given instant, a maximum sound level or a steady state value.  See also Ldn. 
 
DENSITY:  Number of dwelling units (du) divided by the gross acreage (ac) of a site being developed in residential use; or, the number of 
dwelling units per acre (du/ac) except in the PRC District when density refers to the number of persons per acre. 
 
DENSITY BONUS:  An increase in the density otherwise allowed in a given zoning district which may be granted under specific provisions 
of the Zoning Ordinance when a developer provides excess open space, recreation facilities, or affordable dwelling units (ADUs), etc. 
 
DEVELOPMENT CONDITIONS:  Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of 
Zoning Appeals (BZA) in connection with approval of a special exception, special permit or variance application or rezoning application in a 
"P" district.  Conditions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with the 
Zoning Ordinance and/or conformance with the Comprehensive Plan.  For example, development conditions may regulate hours of 
operation, number of employees, height of buildings, and intensity of development. 
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DEVELOPMENT PLAN:  A graphic representation which depicts the nature and character of the development proposed for a specific land 
area: information such as topography, location and size of proposed structures, location of streets trails, utilities, and storm drainage are 
generally included on a development plan.  A development plan is s submission requirement for rezoning to the PRC District.  A 
GENERALIZED DEVELOPMENT PLAN (GDP) is a submission requirement for a rezoning application for all conventional zoning districts 
other than a P District.  A development plan submitted in connection with a special exception (SE) or special permit (SP) is generally 
referred to as an SE or SP plat.  A CONCEPTUAL DEVELOPMENT PLAN (CDP) is a submission requirement when filing a rezoning 
application for a P District other than the PRC District; a CDP characterizes in a general way the planned development of the site.  A FINAL 
DEVELOPMENT PLAN (FDP) is a submission requirement following the approval of a conceptual development plan and rezoning 
application for a P District other than the PRC District; an FDP further details the planned development of the site.   See Article 16 of the 
Zoning Ordinance. 
 
EASEMENT:  A right to or interest in property owned by another for a specific and limited purpose.  Examples: access easement, utility 
easement, construction easement, etc.  Easements may be for public or private purposes. 
 
ENVIRONMENTAL QUALITY CORRIDORS (EQCs):  An open space system designed to link and preserve natural resource areas, 
provide passive recreation and protect wildlife habitat.  The system includes stream valleys, steep slopes and wetlands.  For a complete 
definition of EQCs, refer to the Environmental section of the Policy Plan for Fairfax County contained in Vol. 1 of the Comprehensive Plan. 
 
ERODIBLE SOILS:  Soils that wash away easily, especially under conditions where stormwater runoff is inadequately controlled.  Silt and 
sediment are washed into nearby streams, thereby degrading water quality. 
 
FLOODPLAIN:  Those land areas in and adjacent to streams and watercourses subject to periodic flooding; usually associated with 
environmental quality corridors.  The 100 year floodplain drains 70 acres or more of land and has a one percent chance of flood occurrence 
in any given year. 
 
FLOOR AREA RATIO (FAR):  An expression of the amount of development intensity (typically, non-residential uses) on a specific parcel 
of land.  FAR is determined by dividing the total square footage of gross floor area of buildings on a site by the total square footage of the 
site itself. 
 
FUNCTIONAL CLASSIFICATION:  A system for classifying roads in terms of the character of service that individual facilities are providing 
or are intended to provide, ranging from travel mobility to land access.  Roadway system functional classification elements include 
Freeways or Expressways which are limited access highways, Other Principal (or Major) Arterials, Minor Arterials, Collector Streets, and 
Local Streets.  Principal arterials are designed to accommodate travel; access to adjacent properties is discouraged.  Minor arterials are 
designed to serve both through traffic and local trips.  Collector roads and streets link local streets and properties with the arterial network.  
Local streets provide access to adjacent properties. 
 
GEOTECHNICAL REVIEW:  An engineering study of the geology and soils of a site which is submitted to determine the suitability of a site 
for development and recommends construction techniques designed to overcome development on problem soils, e.g., marine clay soils. 
 
HYDROCARBON RUNOFF:  Petroleum products, such as motor oil, gasoline or transmission fluid deposited by motor vehicles which are 
carried into the local storm sewer system with the stormwater runoff, and ultimately, into receiving streams; a major source of non-point 
source pollution.  An oil-grit separator is a common hydrocarbon runoff reduction method. 
 
IMPERVIOUS SURFACE:  Any land area covered by buildings or paved with a hard surface such that water cannot seep through the 
surface into the ground. 
 
INFILL:  Development on vacant or underutilized sites within an area which is already mostly developed in an established development 
pattern or neighborhood. 
 
INTENSITY:  The magnitude of development usually measured in such terms as density, floor area ratio, building height, percentage of 
impervious surface, traffic generation, etc.  Intensity is also based on a comparison of the development proposal against environmental 
constraints or other conditions which determine the carrying capacity of a specific land area to accommodate development without adverse 
impacts. 
 
Ldn:  Day night average sound level.  It is the twenty-four hour average sound level expressed in A-weighted decibels;  the measurement 
assigns a "penalty" to night time noise to account for night time sensitivity.  Ldn represents the total noise environment which varies over 
time and correlates with the effects of noise on the public health, safety and welfare. 
 
LEVEL OF SERVICE (LOS):  An estimate of the effectiveness of a roadway to carry traffic, usually under anticipated peak traffic 
conditions.  Level of Service efficiency is generally characterized by the letters A through F, with LOS-A describing free flow traffic 
conditions and LOS-F describing jammed or grid-lock conditions. 
 
MARINE CLAY SOILS:  Soils that occur in widespread areas of the County generally east of Interstate 95.  Because of the abundance of 
shrink-swell clays in these soils, they tend to be highly unstable.  Many areas of slope failure are evident on natural slopes.  Construction 
on these soils may initiate or accelerate slope movement or slope failure.  The shrink-swell soils can cause movement in structures, even in 
areas of flat topography, from dry to wet seasons resulting in cracked foundations, etc.  Also known as slippage soils. 
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OPEN SPACE:  That portion of a site which generally is not covered by buildings, streets, or parking areas.  Open space is intended to 
provide light and air; open space may be function as a buffer between land uses or for scenic, environmental, or recreational purposes. 
 
OPEN SPACE EASEMENT:  An easement usually granted to the Board of Supervisors which preserves a tract of land in open space for 
some public benefit in perpetuity or for a specified period of time.  Open space easements may be accepted by the Board of Supervisors, 
upon request of the land owner, after evaluation under criteria established by the Board.  See Open Space Land Act, Code of Virginia, 
Sections 10.1-1700, et seq. 
 
P DISTRICT:  A "P" district refers to land that is planned and/or developed as a Planned Development Housing (PDH) District, a Planned 
Development Commercial (PDC) District or a Planned Residential Community (PRC) District.  The PDH, PDC and PRC Zoning Districts 
are established to encourage innovative and creative design for land development; to provide ample and efficient use of open space; to 
promote a balance in the mix of land uses, housing types, and intensity of development; and to allow maximum flexibility in order to achieve 
excellence in physical, social and economic planning and development of a site.  Refer to Articles 6 and 16 of the Zoning Ordinance. 
 
PROFFER:  A written condition, which, when offered voluntarily by a property owner and accepted by the Board of Supervisors in a 
rezoning action, becomes a legally binding condition which is in addition to the zoning district regulations applicable to a specific property.  
Proffers are submitted and signed by an owner prior to the Board of Supervisors public hearing on a rezoning application and run with the 
land.  Once accepted by the Board, proffers may be modified only by a proffered condition amendment (PCA) application or other zoning 
action of the Board and the hearing process required for a rezoning application applies.  See Sect. 15.2-2303 (formerly 15.1-491) of the 
Code of Virginia. 
 
PUBLIC FACILITIES MANUAL (PFM):  A technical text approved by the Board of Supervisors containing guidelines and standards which 
govern the design and construction of site improvements incorporating applicable Federal, State and County Codes, specific standards of 
the Virginia Department of Transportation and the County's Department of Public Works and Environmental Services. 
 
RESOURCE MANAGEMENT AREA (RMA):  That component of the Chesapeake Bay Preservation Area comprised of lands that, if 
improperly used or developed, have a potential for causing significant water quality degradation or for diminishing the functional value of 
the Resource Protection Area.  See Fairfax County Code, Ch. 118, Chesapeake Bay Preservation Ordinance. 
 
RESOURCE PROTECTION AREA (RPA):  That component of the Chesapeake Bay Preservation Area comprised of lands at or near the 
shoreline or water's edge that have an intrinsic water quality value due to the ecological and biological processes they perform or are 
sensitive to impacts which may result in significant degradation of the quality of state waters.  In their natural condition, these lands provide 
for the removal, reduction or assimilation of sediments from runoff entering the Bay and its tributaries, and minimize the adverse effects of 
human activities on state waters and aquatic resources.  New development is generally discouraged in an RPA.  See Fairfax County Code, 
Ch. 118, Chesapeake Bay Preservation Ordinance. 
 
SITE PLAN:  A detailed engineering plan, to scale, depicting the development of a parcel of land and containing all information required by 
Article 17 of the Zoning Ordinance.  Generally, submission of a site plan to DPWES for review and approval is required for all residential, 
commercial and industrial development except for development of single family detached dwellings.  The site plan is required to assure that 
development complies with the Zoning Ordinance. 
 
SPECIAL EXCEPTION (SE) / SPECIAL PERMIT (SP):  Uses, which by their nature, can have an undue impact upon or can be 
incompatible with other land uses and therefore need a site specific review.  After review, such uses may be allowed to locate within given 
designated zoning districts if appropriate and only under special controls, limitations, and regulations.  A special exception is subject to 
public hearings by the Planning Commission and Board of Supervisors with approval by the Board of Supervisors; a special permit requires 
a public hearing and approval by the Board of Zoning Appeals.  Unlike proffers which are voluntary, the Board of Supervisors or BZA may 
impose reasonable conditions to assure, for example, compatibility and safety.  See Article 8, Special Permits and Article 9, Special 
Exceptions, of the Zoning Ordinance. 
 
STORMWATER MANAGEMENT:  Engineering practices that are incorporated into the design of a development in order to mitigate or 
abate adverse water quantity and water quality impacts resulting from development.  Stormwater management systems are designed to 
slow down or retain runoff to re-create, as nearly as possible, the pre-development flow conditions. 
 
SUBDIVISION PLAT:  The engineering plan for a subdivision of land submitted to DPWES for review and approved pursuant to Chapter 
101 of the County Code. 
 
TRANSPORTATION DEMAND MANAGEMENT (TDM):  Actions taken to reduce single occupant vehicle automobile trips or actions taken 
to manage or reduce overall transportation demand in a particular area. 
 
TRANSPORTATION SYSTEM MANAGEMENT (TSM) PROGRAMS:  This term is used to describe a full spectrum of actions that may be 
applied to improve the overall efficiency of the transportation network.  TSM programs usually consist of low-cost alternatives to major 
capital expenditures, and may include parking management measures, ridesharing programs, flexible or staggared work hours, transit 
promotion or operational improvements to the existing roadway system.  TSM includes Transportation Demand Management (TDM) 
measures as well as H.O.V. use and other strategies associated with the operation of the street and transit systems. 
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URBAN DESIGN:  An aspect of urban or suburban planning that focuses on creating a desirable environment in which to live, work and 
play.  A well-designed urban or suburban environment demonstrates the four generally accepted principles of design:  clearly identifiable 
function for the area; easily understood order; distinctive identity; and visual appeal. 
 
VACATION:  Refers to vacation of street or road as an action taken by the Board of Supervisors in order to abolish the public's 
right-of-passage over a road or road right-of-way dedicated by a plat of subdivision.  Upon vacation, title to the road right-of-way transfers 
by operation of law to the owner(s) of the adjacent properties within the subdivision from whence the road/road right-of-way originated. 
 
VARIANCE:  An application to the Board of Zoning Appeals which seeks relief from a specific zoning regulation such as lot width, building 
height, or minimum yard requirements, among others.  A variance may only be granted by the Board of Zoning Appeals through the public 
hearing process and upon a finding by the BZA that the variance application meets the required Standards for a Variance set forth in Sect. 
18-404 of the Zoning Ordinance. 
 
WETLANDS:  Land characterized by wetness for a portion of the growing season.  Wetlands are generally delineated on the basis of 
physical characteristics such as soil properties indicative of wetness, the presence of vegetation with an affinity for water, and the presence 
or evidence of surface wetness or soil saturation.  Wetland environments provide water quality improvement benefits and are ecologically 
valuable.  Development activity in wetlands is subject to permitting processes administered by the U.S. Army Corps of Engineers 
 
TIDAL WETLANDS:  Vegetated and nonvegetated wetlands as defined in Chapter 116 Wetlands Ordinance of the Fairfax County Code:  
includes tidal shores and tidally influenced embayments, creeks, and tributaries to the Occoquan and Potomac Rivers.  Development 
activity in tidal wetlands may require approval from the Fairfax County Wetlands Board. 
 

 Abbreviations Commonly Used in Staff Reports 

 

A&F 
ADU 
ARB 
BMP 
BOS 
BZA 
COG 
CBC 
CDP 
CRD 
DOT 
DP 
DPWES 
DPZ 
DU/AC 
EQC 
FAR 
FDP 
GDP 
GFA 
HC 
HCD 
LOS 
Non-RUP 
OSDS 
PCA 
PD 
PDC 

 

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

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

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