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                                                                                 APPLICATION ACCEPTED:  August 19, 2013 
PLANNING COMMISSION:  February 4, 2015 

                         BOARD OF SUPERVISORS: TBD 

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

January 23, 2015 
 

STAFF REPORT 
 

APPLICATION SE 2013-HM-016  
 

HUNTER MILL DISTRICT 
 
 

APPLICANT: JBG/Reston Executive Center, LLC  
 

ZONING: I-5  
 

PARCEL(S):  17-3 ((1)) 28A, 28B, & 28C  
   
 
ACREAGE:   13.77 acres 
   
 
OPEN SPACE: 15% 
  
 
FAR: 0.77 
  
PLAN MAP: Office 
 
SE CATEGORY:  Category 5 – Retail Sales/Fast Food Restaurant/ 

Easting Establishment/Quick Service Food Store 
uses in I-5 District  (9-524) 

  Category 6 –  Waiver of Certain Sign Regulations 
(9-620) 

 
   
PROPOSAL:  The applicant requests approval of a Special 

Exception to permit building additions and the 
conversion of existing office space to be used for 
Retail Sales, Fast Food Restaurant, Eating 
Establishment, Quick Service Food Store uses in 

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


 
 
  
  

the I-5 District.  The applicant also requests the 
waiver of certain sign regulations to allow for 
additional signage for the new uses in an I-5 
district.  

 
STAFF RECOMMENDATIONS: 
 

Staff recommends approval of SE 2013-HM-016, subject to the proposed 
development conditions contained in Appendix 1.   
 
Staff recommends approval of a modification to allow retail sales establishments, 
display area, or accessory office to occupy 100% of the gross floor area of an 
establishment in an I-5 district. 
 
Staff recommends approval a modification to allow outdoor restaurant seating in an 
I-5 district where such activities are normally limited to enclosed buildings as 
conditioned and depicted on the SE Plat. 

 
Staff recommends approval of a modification of the frontage improvements along 
Sunset Hills Road in favor of the existing and proposed conditions depicted on the 
SE Plat. 

 
Staff recommends approval of a modification of the minimum planting area 
requirements in the Public Facilities Manual width to permit a width of 4 feet along 
Town Center Parkway.  
 
It should be noted that it is not the intent of staff to recommend that the Board, in 

adopting any conditions proffered by the owner, relieve the applicant/owner from 
compliance with the provisions of any applicable ordinances, regulations, or adopted 
standards.  

 
It should be further noted that the content of this report reflects the analysis and 

recommendation of staff; it does not reflect the position of the Board of Supervisors. 
 
The approval of this special exception 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. 
 

O:\bkrasner\ZED\Applications\Special Exceptions\Reston Executive Center SE 2013-HM-016\Report\SE 2013-HM-016_JBG Reston 
Executive_Staff_Report_Cover (1).doc 
 

 

 
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: JBG/RESTON EXECUTIVE CENTER, L.L.C.
Accepted: 08/19/2013
Proposed: RETAIL SALES, RESTAURANTS, FAST FOOD

RESTAURANTS AND QUICK SERVICE FOOD STORES

       Area: 13.77 AC OF LAND; DISTRICT - HUNTER MILL

Zoning Dist Sect: 05-050405-050405-050405-0504
Art 9 Group and Use:      5-09          5-11          5-20

         5-32
Located: 12100 AND 12120 SUNSET HILLS ROAD
Zoning: I- 5
Plan Area: 3,
Overlay Dist:
Map Ref Num: 017-3- /01/  /0028A  /01/  /0028B 

/01/  /0028C

Dulles Airport Access Rd

Sunset Hills Rd

Town Center





BMP FACILITY DESIGN CALCULATIONS

Plan Name: Reston Executive Center Date: 11/25/2013

Plan Number: Engineer:

I.  WATER QUALITY NARRATIVE

II.  WATERSHED INFORMATION

Part 1:  List all of the Subareas and "C" factors used in the BMP Computations

Subarea Designation "C"    Acres
(1) (2) (3)

01 Storm Filter 0.90 2.26
02 ONSITE UNCONTROLLED 0.40 1.26

Total 3.52

III a.  PHOSPHORUS REMOVAL - "OCCOQUAN METHOD"

Part 2:  Compute the Weighted Average "C" Factor for the Site

(A)  Area of the Site (a) 3.52 acres

Subarea Designation "C" Acres Product
(1) (2) (3) (4)

01 Storm Filter 0.90 x 2.26 = 2.03
02 ONSITE UNCONTROLLED 0.40 x 1.26 = 0.50

0.00 x 0.00 = 0.00
0.00 x 0.00 = 0.00
0.00 x 0.00 = 0.00
0.00 x 0.00 = 0.00
0.00 x 0.00 = 0.00

(b) Total 2.54

(C)  Weighted average "C" factor (b)/(a) = (C) 0.72

Part 3:  Compute the Total Phosphorus Removal for the Site

Subarea Designation Removal Area "C"
Efficiency (%) Ratio Ratio Product

(1) (3) (4) (5) (6)
01 Storm Filter 50 x 0.64 x 1.25 = 40.07
02 ONSITE UNCONTROLLED 0 x 0.36 x 0.55 = 0.00

x 0.00 x 0.00 = 0.00
x 0.00 x 0.00 = 0.00
x 0.00 x 0.00 = 0.00
x 0.00 x 0.00 = 0.00

(a) Total = 40.07

Part 4:  Determine Compliance with Phosphorus Removal Requirement

(A)  Select Requirement (a) 40.00

Water Supply Overlay District 50% (Fairfax County and
(Occoquan Watershed) = Prince William County)

Chesapeake Bay Preservation Area 40% (Fairfax County)
(New Development) = 50% (Prince William County)

Chesapeake Bay Preservation Area
(Redevelopment) I pre = 1.76 I post = 2.37

Max. Allowable Increase to Impervious Area = 20% Proposed Increase = 34.66%
Redevelopment Threshold is Not Met

[1 - 0.9 x ("I" pre/"I" post)] x 100 = 33.16 %

(B)  If Line 3(a) > Line 4(a), the Phosphorus removal requirement is satisfied.

Line 3(a) 40.07 >= 40.00

PHOSPHORUS REMOVAL REQUIREMENT IS SATISFIED

Modified Rational Method Worksheet
Virginia Stormw ater Management Handbook Section 5-4.4 (Modif ied)

Project:  Reston Executive Center
Date: 7/19/2013

Fairfax SWM Site Area 3.52
0.55

Approx. Drainage Area Uncontrolled (DA, acres): 2.97
0.60
0.90

Post-Developed Runoff Coefficient (Uncontrolled)( C ): 0.7
5

intensity (in/hr) Q (cfs)
2-year (q2): 5.45 11.51
10-year (q10): 7.27 15.35

intensity (in/hr) Q (cfs)
2-year (q2): 5.45 11.33
10-year (q10): 7.27 15.11

%Reduction Q (cfs)
2-year (q2): 0% 0.18
10-year (q10): 0% 0.24

a b
2-year: 117.06 17.34
10-year: 178.32 20.49

critical duration critical intensity peak inflow storage vol.
Td, min I, in/hr Q, cfs V, cf

10% Reduction
2-year event 84.48 1.15 0.57 2431.00
10-year event 98.50 1.50 0.74 3676.84

Estimated Size of Detention Facility 
area Depth

Assume Standard Box Culvert 2500 2
Total Volume 5000

Post-Developed Runoff Coefficient (Controlled) ( C ):

Calculations

Allow able/Pre-Developed Discharges

County:
Approx. Drainage Area to SWM Facility (DA, acres):

Pre-Developed Runoff Coeff icient ( C ):

Time of Concentration: (tc, min.):

Rainfall Constants

Allow able Discharge fom Vault

Post-Development Uncontrolled Discharges

BUILDING DATA
(a) (b) (c) (d) (e) (f) (g) (h) (i) (j)

EXISTING GSF (PER AS 
BLT FOR SP36851‐SP‐

01‐B‐1)

CELLAR (NOT 
INCLUDED IN FAR)

SUB TOTAL (a+b)

APPROXIMATE 
EXISTING GSF TO BE 
CONVERTED TO 
COMMERCIAL

ADDITIONAL GSF 
(COMMERICIAL)

COMMERCIAL  GSF 
(TOTAL) (d+e)

OFFICE GSF (FAR) 
(NOT INCLUDING 
CELLAR) (a‐d)

OFFICE SF (PKING) 
(INCLUDING CELLAR)  

(g+b)

TOTAL GSF (far) (NOT 
INCL. CELLAR)        

(f+g)

TOTAL SF (PKING) 
(INCLUDING CELLAR) 

(f+h)

BUILDING 12100 
(PARCEL 28A) 180,000 GSF 30,893 GSF 210,893 GSF 10,000 GSF 5,000 GSF 15,000 GSF 170,000 GSF 200,893 GSF 185,000 GSF 215,893 GSF

BUILDING 12110 
(PARCEL 28B) 120,000 GSF 20,014 GSF 140,014 GSF 2,100 GSF 4,000 GSF 6,100 GSF 117,900 GSF 137,914 GSF 124,000 GSF 144,014 GSF

BUILDING 12120 
(PARCEL 28C) 120,000 GSF 20,047 GSF 140,047 GSF 3,000 GSF 3,500 GSF 6,500 GSF 117,000 GSF 137,047 GSF 123,500 GSF 143,547 GSF
BUILDING A      
(PARCEL 28C) 0 GSF 0 GSF 0 GSF 0 GSF 12,500 GSF 12,500 GSF 0 GSF 0 GSF 12,500 GSF 12,500 GSF

TOTAL 420,000 GSF 70,954 GSF 490,954 GSF 15,100 GSF 25,000 GSF 40,100 GSF 404,900 GSF 475,854 GSF 445,000 GSF 515,954 GSF























Adjacent Use (Group) Required Transitional Screening / 
Barrier

North:  Buffer A - B None
Open/Vacant Space (Park Authority)
(Group 11)

East:  Buffer B - C None
Offices
(Group 8)

South:  Buffer C - D None
Open/Vacant Space (Between Routes 675 & 267)
(Group 9)

West:  Buffer A - D None
Offices
(Group 8)

TRANSITIONAL SCREENING AND BARRIER CALCULATIONS

INTERIOR PARKING LOT LANDSCAPING CALCULATIONS
Parking area is being reduced by (40) parking spaces, therefore no additional interior parking lot
landscaping is being provided.

600,000

78,331

13%

10%
54,058

13%

7,028

47,300

87%

87% 13%
47,300 7,028

Tree Preservation Target

Proposed Percentage of 10-Year Tree Canopy Requirement that Will be Met
Through Tree Preservation

TREE PRESERVATION TARGET CALCULATIONS

Pre-Development Area of Existing Tree Canopy (s.f.)

Gross Site Area (s.f.)

Percentage of Gross Site Area Covered by Existing Tree Canopy

Tree Preservation Target met (s.f.)… is greater than…

10-Year Tree Canopy Requirement Percentage
10-Year Tree Canopy Required (s.f.) (See "10-Year Tree Canopy Calculations" Table)

Area of the 10-Year Tree Canopy Requirement that Should be Met
Through Tree Preservation (s.f.)

Area of the 10-Year Tree Canopy Requirement that Will be Met
Through Tree Preservation (s.f.) (See "Tree Preservation Calculations" Table)

Tree Preservation Target met (%)…

Percentage of the 10-Year Tree Canopy Requirement that Should be Met
Through Tree Preservation (This is the "Tree Preservation Target")

is greater than…

600,000

-59,419

540,581

10% 54,058

10-YEAR TREE CANOPY REQUIREMENT CALCULATIONS
Gross Site Area (s.f.)

Zone:  I-5

Tree Canopy Required

Use:  Office

Adjusted Gross Site Area (s.f.)

Deduction:
Existing VEPCO Esmt. (25'+ width) (s.f.)

47,300

6,800

54,100

Total Canopy Area Provided Through Tree Preservation (s.f.)

Total Tree Canopy Provided (s.f.)

Total Proposed Canopy Area (s.f.)

10-YEAR TREE CANOPY PROVIDED

13%
7,028

Cover Type S.F. Credit Factor Total
Normal 47,300 1.00 47,300

47,300

TREE PRESERVATION CALCULATIONS
Tree Preservation Target (%)
Tree Preservation Target (s.f.)

Total Tree Preservation Provided (s.f.)

Tree Save Areas

Qty. Botanical Name Common Name Size Type Remarks

Cat. IV Deciduous Trees
Acer rubrum Red Maple 2" Cal. B & B Uniform branching pattern 200

Ginkgo biloba Ginkgo (male only) 2" Cal. B & B Uniform branching pattern 200
Platanus x acerifolia London Planetree 2" Cal. B & B Uniform branching pattern 200

Quercus phellos Willow Oak 2" Cal. B & B Uniform branching pattern 200
Quercus rubra Northrn Red Oak 2" Cal. B & B Uniform branching pattern 200
Tilia americana American Basswood 2" Cal. B & B Uniform branching pattern 200
Zelkova serrata Japanese Zelkova 2" Cal. B & B Uniform branching pattern 200
Nyssa sylvatica Sour Gum 2" Cal. B & B Uniform branching pattern 200
Quercus bicolor Swamp White Oak 2" Cal. B & B Uniform branching pattern 200

Betula nigra River Birch 2" Cal. B & B Uniform branching pattern 200
Gleditsia triancanthos 'inermis' Thornless Honeylocust 2" Cal. B & B Uniform branching pattern 200

Quercus coccinea Scarlet Oak 2" Cal. B & B Uniform branching pattern 200

Cat. II Deciduous Trees
Amelanchier canadensis Canadian Serviceberry 2" Cal. B & B Uniform branching pattern 100
Magnolia × soulangeana Saucer Magnolia 2" Cal. B & B Uniform branching pattern 100

Total (s.f.) 6,800

10 Yr. Canopy
Coverage (s.f.)

GENERAL PLANT SCHEDULE

1,00010

29 5,800
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Alternate Option:
Tree Grate System- see planting matrix for additional details

Preferred Option:
Permeable Paving- see planting matrix for additional details Silva Cell Planting Detail- SectionSilva Cell Planting Detail- Plan View

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

Structural Soil Planting Detail w/ Porous Paving

Structural Soil Planting Detail w/ Concrete and Granite Pavers

Precedents

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

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

Bishops Gate, London, UK
This precedent is an example of a paving sur-
face extended above structural soil to help air 
and light infiltrate to established plants.

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

PLANTING DETAILS
PLANTING  PRECEDENTS

 sheet:  11C of 17
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6” x 6” 6” x 8”

8” x 8” 8” x 12”

12” x 12”
14” x 14”

16” x 16”

* paver sizes can be randomly assorted and/or a combination of similar sizes
** paver sizes shown at 25% actual size

9

The blends shown below were developed by Hanover’s efforts to respond to particular project requirements. 
Additional custom blending is available on special order when quantities permit. Hanover’s Tudor® finish 
is a specialized texture designed to reveal the aggregates naturally. It gives the surface a granite-like appearance 
which adds slip resistant qualities to the paver.

Please Note: Additional custom blending is available on special order when quantities permit.  The color photos shown in this catalog 
were prepared with great concern for accuracy. However, it is suggested that actual samples be requested before specifying. Due to the 
natural variance of the raw materials used, pavers can be expected to differ slightly from sample to actual product. It is recommended that 
the pavers be cleaned after the installation is finished.  Please contact our representatives for product suggestions.

Matrix #1458 Matrix #1025 Matrix #115 Matrix #1171* Antietam* Matrix #1119

Matrix #1914 Matrix #1916* Matrix #1952 Matrix #1457 Matrix #1856 Matrix #1875*

Matrix #1767 Matrix #1442 Matrix #1111* Matrix #1256 Matrix #1636 Matrix #1983

Matrix #1428 Matrix #2115 Matrix #2156 Matrix #1930 Matrix #1537 Matrix #2659

Matrix #1151* Glacier White

Matrix #1810 Matrix #1649

Matrix #2088 Matrix #2922

Matrix #2259 Matrix #2835

* Colors are available with a Heavy Tudor®, Ground or Ground/Tudor® finish only.

Colors shown are custom colors. Please contact a Hanover® Sales Representative for pricing.

Prest® Pavers Custom Colors with Tudor® Finish

Prest Pavers Custom Colors with Tudor Finish
Texture is as important to the appearance of the installation as color and pattern. Hanover’s Ground Finish 
provides a smooth surface revealing the aggregates beneath. Custom color and aggregate blending is 
available when quantities permit.

The SlateFace® Paver has been designed to 
reproduce the texture, color and appearance of 
natural slate. Stocked in Hanover’s BlueStone and 
Tennessee Flagstone colors, its irregular top surface 
was developed from actual sections of stone.  

The eight standard colors shown are available in a wide range of paver sizes and thicknesses. Custom color 
blending can be accommodated, as well as, custom aggregate blending. Hanover's Tudor® Finish is an 
architectural texture which gives the surface a granite-like appearance. It is a surface equally suited to urban 
and municipal projects.

Super Black Matrix #1111 Matrix #1171 Matrix #1049 Matrix #1185 Matrix #1109 Matrix #1151 Matrix #1240

Quarry Red Charcoal Natural* Red 15 Tan Brown Cream Limestone
Gray

Matrix #1428 Matrix #1775 Matrix #2127 Matrix #1914BlueStone
(#M2374)

Tennessee Flagstone
(#M2343)

Hanover® Pavers are also produced in a Tudor® 
#13 finish which gives a delicate sandstone texture. 
A few available colors are shown below. Other custom 
colors can be ordered when quantities permit.

Please Note: The color 
photos shown to the left are 
a representation of possible 
color blend and texture. The 
actual product may vary. 
Hanover’s blended colors 
consist of several shades and 
will include some solid and 
some blended pieces.

*Natural color Prest® Pavers have a tendency to vary in color within any given shipment. It may vary in shade from gray/buff to light 
gray, and even to a darker gray.  This variance should be expected and considered normal for the Natural color Prest® Pavers.

Please Note: For stability of color, sealing is recommended. Two types of sealers are suggested – Hanover® Intensifying Sealer or Hanover® Natural Sealer.

Prest® Pavers Standard Colors with Tudor® Finish

Prest® Pavers Custom Colors with Ground Finish

SlateFace® Prest® Pavers Standard Colors Custom Colors with Tudor® #13 Finish

Prest Pavers Standard Colors with Tudor Finish

Custom Color with Tudor #13 Finish

Texture is as important to the appearance of the installation as color and pattern. Hanover’s Ground Finish 
provides a smooth surface revealing the aggregates beneath. Custom color and aggregate blending is 
available when quantities permit.

The SlateFace® Paver has been designed to 
reproduce the texture, color and appearance of 
natural slate. Stocked in Hanover’s BlueStone and 
Tennessee Flagstone colors, its irregular top surface 
was developed from actual sections of stone.  

The eight standard colors shown are available in a wide range of paver sizes and thicknesses. Custom color 
blending can be accommodated, as well as, custom aggregate blending. Hanover's Tudor® Finish is an 
architectural texture which gives the surface a granite-like appearance. It is a surface equally suited to urban 
and municipal projects.

Super Black Matrix #1111 Matrix #1171 Matrix #1049 Matrix #1185 Matrix #1109 Matrix #1151 Matrix #1240

Quarry Red Charcoal Natural* Red 15 Tan Brown Cream Limestone
Gray

Matrix #1428 Matrix #1775 Matrix #2127 Matrix #1914BlueStone
(#M2374)

Tennessee Flagstone
(#M2343)

Hanover® Pavers are also produced in a Tudor® 
#13 finish which gives a delicate sandstone texture. 
A few available colors are shown below. Other custom 
colors can be ordered when quantities permit.

Please Note: The color 
photos shown to the left are 
a representation of possible 
color blend and texture. The 
actual product may vary. 
Hanover’s blended colors 
consist of several shades and 
will include some solid and 
some blended pieces.

*Natural color Prest® Pavers have a tendency to vary in color within any given shipment. It may vary in shade from gray/buff to light 
gray, and even to a darker gray.  This variance should be expected and considered normal for the Natural color Prest® Pavers.
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The blends shown below were developed by Hanover’s efforts to respond to particular project requirements. 
Additional custom blending is available on special order when quantities permit. Hanover’s Tudor® finish 
is a specialized texture designed to reveal the aggregates naturally. It gives the surface a granite-like appearance 
which adds slip resistant qualities to the paver.

Please Note: Additional custom blending is available on special order when quantities permit.  The color photos shown in this catalog 
were prepared with great concern for accuracy. However, it is suggested that actual samples be requested before specifying. Due to the 
natural variance of the raw materials used, pavers can be expected to differ slightly from sample to actual product. It is recommended that 
the pavers be cleaned after the installation is finished.  Please contact our representatives for product suggestions.

Matrix #1458 Matrix #1025 Matrix #115 Matrix #1171* Antietam* Matrix #1119

Matrix #1914 Matrix #1916* Matrix #1952 Matrix #1457 Matrix #1856 Matrix #1875*

Matrix #1767 Matrix #1442 Matrix #1111* Matrix #1256 Matrix #1636 Matrix #1983

Matrix #1428 Matrix #2115 Matrix #2156 Matrix #1930 Matrix #1537 Matrix #2659

Matrix #1151* Glacier White

Matrix #1810 Matrix #1649

Matrix #2088 Matrix #2922

Matrix #2259 Matrix #2835

* Colors are available with a Heavy Tudor®, Ground or Ground/Tudor® finish only.

Colors shown are custom colors. Please contact a Hanover® Sales Representative for pricing.
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A GLOSSARY OF TERMS FREQUENTLY 
USED IN STAFF REPORTS WILL BE 

FOUND AT THE BACK OF THIS REPORT 
 
 

DESCRIPTION OF THE APPLICATION 
 
SE 2013-HM-016 

 
The subject property is located at the northwest corner of the intersection of Sunset Hills 
Road and Town Center Parkway and is the site of an existing office complex of three 
buildings known as the Reston Executive Center.  The applicant requests approval of a 
Special Exception in order to add retail, restaurant, and food store uses to the office 
buildings in the I-5 Zoning District.  The first two floors of each building would be 
converted from office space, with multiple small building additions proposed around the 
periphery of the buildings to increase the ground level space that would be available for 
the new uses.  In addition, one new retail building would also be constructed at the 
southwest corner of the site.  The applicant is also requesting a Special Exception for a 
waiver of sign regulations in order to provide additional signage for the new retail and 
restaurant uses. 

 
A reduced copy of the Special Exception plat is included at the front of this report.  The 
proposed development conditions, the Applicant’s Affidavit, and the Statement of 
Justification are contained in Appendices 1, 2 and 3, respectively.  The applicant’s sign 
package is included in Appendix 14. 

 
Waivers and Modifications:  
 
 Modification of Par. 1.A of Section 9-524 to allow retail sales establishments, 

display area, or accessory office to occupy 100% of the gross floor area of an 
establishment in an I-5 district where 60% is allowed. 

 
 Modification of Par. 8 of Section 9-525 to allow outdoor restaurant seating in an I-

5 district where such activities are normally limited to enclosed buildings. 
 

 Modification of the frontage improvements along Sunset Hills Road in favor of the 
existing and proposed conditions depicted on the SE Plat. 

 
 Modification of the minimum planting area requirements in the Public Facilities 

Manual width to permit a width of 4 feet along Town Center Parkway. 
 
LOCATION AND CHARACTER 

 
Location: 

 
The property totals 13.77 acres in size and is located on the west side of Town Center 
Parkway at Sunset Hills Road at the southwestern edge of the Reston Town Center 
area. 



SE 2013-HM-016  Page 2 

 
 
 
Site Description:    

 
The property is developed with three, six-story office buildings totaling 490,954 sqaure 
feet in gross floor area and two four-level parking structures.  One office building and 
parking structure are situated adjacent to Town Center Parkway. The other two 
buildings and parking garage are located towards the western side of the site.  
Additional surface parking spaces and internal access drives surround the periphery of 
the buildings and garages.  A meandering  asphalt trail runs along Town Center 
Parkway and then curves west, roughly following Sunset Hills Road.  The main 
vehicular access point is along Sunset Hills Road.  There is a second driveway located 
in the northeast corner of the site, along Town Center Parkway. 
 
Surrounding Area Description:   

 
The site abuts several restaurants, a hotel, and drive-through bank, to the west.  The 
W&OD trail runs along the site’s northern boundary and beyond that are townhouses on 
Trumbull Way.  To the east is a vacant parking lot that was formally the Connector Bus 
park and ride facility, before the opening of the Wiehle Avenue Metro Stop in August 
2014.  A narrow, Board of Supervisors-owned outlot and the Dulles Toll Road are 
located across Sunset Hills Road, to the south, beyond which are multistory office 
buildings.  A summary of the surrounding uses, zoning, and comprehensive plan 
recommendations is provided in the following table: 
 

SURROUNDING AREA DESCRIPTION 

 
Direction 
 

Use Zoning Plan 

North 
Public Park (W&OD 

Trail – NVRPA) R-1 Public Park 

East Vacant Parking Lot PRC 

Office, Retail, 
Residential, and 

Community Serving Uses 
@ 0.70-1.0 FAR 

South 
Vacant (Board-
owned outlot) PRC Residential Planed 

Community 

West Restaurants, Hotel, 
Bank PRC 

Office @ 0.8-0.9 FAR or 
Residential @ up to 30 

du/ac 
 
 
BACKGROUND 
 
The property was developed with the existing office buildings in the mid-1980s and was 
subject to the following zoning applications: 
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 June 4, 1984 - Board Approved RZ 83-C-100 which rezoned the subject 

property and the parcels to the west from R-1 to I-5 to allow for Industrial and 
Office Use. 

 
 November 1986 – Site Plan approval received to construct two office buildings 

and parking structure totaling 420,000 square feet known as Centennial Sunset 
Hills Office Park. (plans ultimately revised to three buildings and two parking 
structures with same total GFA).  

 
 1987-88 - Construction of the three buildings and two garages completed.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 1: Aerial View of Site 
  
 
COMPREHENSIVE PLAN PROVISIONS (Appendix 4) 

 
Plan Area:   III 
 
Planning District: Upper Potomac 
 
Planning Sector: UP-5 Reston 
 
Special Area: Reston Transit Station Areas – Reston Town Center 

Station TOD District – North Sub-district) 
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Plan Map:   Office 

 
  

The Comprehensive Plan’s discussion of the North Sub-district of the Town Center 
Station area identifies the subject property as part of the Transit Station Mixed Use area.  
The base plan recommends a variety of uses including office, retail, residential, and 
community serving uses at intensities of .70 to 1.0 FAR.   Given the proximity to the 
planned Town Center Metro station, however, the redevelopment option for the property 
calls for significant redevelopment that would introduce a greater range of uses in mid 
and high rise buildings.  Specifically, the Plan recommends intensities between 3.0 and 
4.0 FAR with up to 3 million square feet of existing and new development across the 
mixed use area. The Plan recommends a mix of half residential and half non-residential 
uses and calls for ground level retail and support services to enhance the pedestrian 
environment.  The Plan also calls for support retail uses within office, hotel, and 
residential buildings to allow employees and residents to minimize car trips.  The full plan 
text can be found in Appendix 4. 
 
SE PLAT ANALYSIS 

 
Special Exception Plat (SE Plat) 
(Copy at front of report) 
 
Title of SE Plat: “Special Exception Plat – Reston Executive 

Center” 

Prepared By: Urban, Ltd.  
Original and Revision Dates: April 22, 2013, revised through  
  November 26, 2014 

 
Number of Sheets: 27 

  
Description of SE Plat:   
 
Proposed Layout  
 
The applicant’s Special Exception Plat shows that the new one-story retail building, 
measuring 12,500 square feet is planned just south of the westernmost building (#12120), 
across a new access drive, roughly parallel to the western property line and reaching 
towards Sunset Hills Road.  A series of additions to and conversions of office space 
totaling 6,500 square feet is also shown for the front side of the western building.  Fifteen 
thousand square feet of new and converted space is shown around all sides the eastern 
building (#12100).  Finally, 6,100 square feet of new and converted space is shown at the 
southern side of the northern building (#12110), facing the central plaza area, for a total of 
40,100 square feet of new retail and restaurant space.  Of this, 25,000 square feet is new 
space and 15,100 sf is existing space that will be converted. The total FAR of the site 
would be 0.77.  Areas for outdoor dining and seating are shown adjacent to the each of 
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the buildings.  A small area in the northwest portion of the site is located within an RPA 
area and is not being modified with this application.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 2: Site Layout (new building and additions highlighted) 
  
 
Vehicle Access/Circulation  
 
The Reston Executive property currently has two access points; the main two-way 
entrance and exit on Sunset Hills Road at the southwest corner of the property and an 
exit-only slip ramp onto Town Center Parkway at the northeast end of the site. The 
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applicant proposes modifications to both access points to accommodate the new 
development and provide more direct access from Town Center Parkway.    
 
The slip ramp would be closed and in its place the applicant proposes a new 
ingress/egress onto Town Center Parkway located about mid-way along the site’s 
frontage, aligned between the parking garage and the eastern building.  The current 
access on Sunset Hills Road would shifted to the east by about 40 feet and reduced in 
width from 60 feet to about 30 feet to allow for the new retail building.   
 
Several modifications to the internal circulation pattern are proposed under this SE 
application.  The traffic around the central open space area would now circulate one-way 
clockwise and some of the internal driveways would be shifted around the new building 
additions.  A 24 foot wide drive-aisle would be constructed to connect the central common 
space area with the proposed new driveway onto Town Center Parkway. The current 
access drive on the east side of the northern garage would be removed, except for the 
portion that provides ingress/egress to the garage at the northeast corner.  The SE Plat 
shows a vehicular connection between the new retail building and the western office 
building that provides access to the garage and rear of the site.  It should also be noted 
that the SE plat includes a 19 foot wide reservation area along the western property line 
that could be used for a new north-south connection to Town Center Parkway and to 
relocate the second interparcel access to the property to the west which is being removed 
as part of this application.  The existing reserved interparcel access at the northwest 
corner of the site is being retained (unchanged).  Development conditions are proposed to 
regulate the near term and future vehicular connections to and through the site.  
Additional discussion and analysis of the transportation issues associated with the 
application is provided in the Transportation analysis section of this report. 

 
Pedestrian Circulation 
 
Sheet 14 of the SE Plat provides a pedestrian and bicycle circulation plan for the site.  
There is an existing 6 foot wide asphalt trail along Town Center Parkway and a 
meandering 8 foot wide trail along Sunset Hills Road.  In addition, the property has an 
existing 6 foot wide asphalt walkway that partially circles the southeast corner of the 
property around the southern and eastern sides of building # 12100. The applicant 
proposes to connect this walkway to the adjacent trails along the public roadways.  The 
SE Plat shows a series of new internal sidewalk connections and crosswalks along and 
around the sides of the new building and additions as well as along the new drive aisle to 
Town Center Parkway. Two new crosswalks are also proposed across Town Center 
Parkway at the new access point.  Many of the proposed sidewalk areas adjacent to the 
new retail and restaurant uses are shown at up to 20 feet in width and will accommodate 
outdoor restaurant seating as well as landscaping and public seating areas.  The W&OD 
trail runs along the northern periphery of the site. The SE Plat shows a new six foot wide 
connection to this facility at the northwest corner of the site.     
 
Parking and Loading 
 
Between the two large garages and surface lots, the property currently contains over 
1,600 parking spaces for the 490,000 square foot office complex.  The new building 
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additions and conversion of existing office space, however, changes the parking 
requirements for the site. With the approval of this application there would be a total of 
475,854 square feet of office space, requiring 1,238 spaces at 2.6 spaces per 1,000 
square feet of gross floor area.  The 10,025 square feet of retail space requires 44 spaces 
at 4.8 spaces per 1,000 square feet of gross floor area.  Finally, the 544 table seats, 200 
counter seats, and 40 employees for the restaurants generate the need for 256 spaces.  
Thus the new total requirement is 1,538 spaces.  The applicant indicates they will meet 
this requirement through 1,299 spaces in the garage, 277 existing surface spaces, plus 
10 new surface spaces.  The new and existing uses generate the need for nine loading 
spaces. The SE Plat shows a total of 12 spaces (ten existing plus two new, indicated with 
a star on Figure 3). 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
Figure 3: Existing and Proposed Trail Network/Loading Spaces 
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Open Space and Landscape 
 

The Zoning Ordinance requires a minimum of 15 percent open space for the 13.77 acre 
site.  The proposed plan shows 15 percent or 90,000 square feet of the property is 
retained as open space.  The new development results in the removal of numerous 
ornamental and small shade trees located around the periphery of the buildings.  
However, the Landscape Plan and calculations on Sheet 11 show that the site will meet 
the tree preservation target, 10-year canopy, and interior parking lot landscaping 
requirements and many of the tees being removed will be replaced.  Significant additional 
tree and shrub plantings are proposed to complement the new retail and restaurant areas 
as part of the applicant’s vision of upgrading the urban design and pedestrian 
environment at the site.  Figures 4 and 5 show sample details and renderings of the 
proposed urban-style landscape design in the interior of the site and along town Center 
Parkway. A modification is being requested to allow a minimum planting width of four feet 
along Town Center Pkwy. No disturbance is proposed to the existing vegetation adjacent 
to the W&OD Trail.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 4: Sample Landscape Detail along Town Center Parkway  
 
Stormwater Management 

 
The site falls within the Sugarland Run Watershed.  The property currently contains two 
underground SWM vaults built in accordance with the approved site plan from 1987.   The 
stormwater management (SWM) narrative on Sheet 1 of the SE Plat indicates that 
stormwater from the additional impervious cover is to be accommodated by an additional 
underground detention vault located  along the western property line, west of the parking 
garage.  The site will continue to drain through a series of inlets and underground pipes to 
the existing and proposed vaults.  The vaults outfall via underground conduit to a ditch 
just beyond the northwest corner of the site which flows into two wet ponds and then 
ultimately joins Sugarland Run west of the Fairfax County Parkway.  An underground 
storm filter system located to the north of the new building is proposed to meet BMP 
requirements for a 40 percent decrease in phosphorous. 
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Figure 5: Rendering of Town Center Parkway Streetscape 
  
Architecture/Urban Design 

 
Elevations and conceptual renderings supplied by the applicant (Figures 5, 6 and 7) 
show a modern design with a range of façade materials to update the Executive 
Center’s 1980s-era office design.   The one and two story retail façades feature a 
modulated building wall with generous fenestration and creative signage. Set behind 
wide landscaped sidewalks, the overall urban design as depicted in the renderings, 
helps to create a pedestrian friendly environment that does not currently exist at the 
site.  Given the site’s location in close proximity to the future metro station, a high-
quality, visually distinctive design is appropriate.  In addition, urban design features 
compatible with a transit-oriented, mixed use neighborhood are important. Further 
discussion of these issues is provided in the land use analysis section of this report. 
 
Signage 
 
Sheet 4A of the SE Plat provides a signage layout for the proposed development.  The 
applicant has also provided a separate sign package to support their special exception 
request for a waiver of certain sign regulations (see Appendix 14).   The applicant is 
proposing one 18 foot tall primary monument sign at the intersection of Town Center 
Parkway and Sunset Hills Road.  One 5 foot tall secondary monument sign is shown at 
each of the two vehicular access points (Figure 8).  A series of pedestrian directory, 
vehicular direction, and parking signs are shown throughout the internal drive aisles and 
sidewalks. The sign package (found in Appendix 14) also includes sample details of the 
retail wall signage.   
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Figure 6: Building Elevation (New Building and Adjacent Addition Looking West)  
 
Several of these signs, including the retail wall signs, exceed the ordinance 
requirements and are part of the applicant’s SE request for additional signage. The SE 
request for the waiver of certain signage regulations is discussed in greater detail in a 
following section of this report. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 7: Concept Rendering of New Retail Building (foreground) and addition 
(background) looking north from Town Center Parkway   
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Figure 8: Primary (l) and Secondary (r) Monument Signage 
 
STAFF ANALYSIS 
 
Land Use and Environmental Analysis (Appendices 4 - 5) 
 
Staff accepts the applicant’s position that given the limited amount of new floor area 
proposed relative to the size of the office complex, the application does not meet the Plan 
threshold for redevelopment.  As such, the base plan would apply.   Overall, the proposal 
for retail and restaurant uses within the Reston Executive Center office complex at a total 
FAR of 0.77 is consistent with the base plan recommendations that call for a mix of uses 
including office, retail, residential, and community serving uses at intensities of 0.70 to 1.0 
FAR.   
 
Although the project is not subject to the full redevelopment recommendations in the 
Reston Plan, the applicant has indicated that the proposed improvements in this SE 
application will, in effect, be the first phase of the large scale redevelopment of the 
property.  Accordingly, staff has reviewed the redevelopment guidelines to ensure that 
nothing proposed with the current application is at odds with the long term vision in the 
Plan. 
 
Urban Design 
 
The SE Plat and accompanying renderings provided by the applicant show a new 
streetscape for the internal walkways in the Reston Executive Center that will be anchored 



SE 2013-HM-016  Page 12 

by outdoor restaurant seating, wide sidewalks, and landscaped seating areas.  The new 
stand-alone retail building includes a landscaped seating area adjacent to Sunset Hills 
Road.  The addition of this space will help to activate the street in this location and will 
improve the pedestrian experience along Sunset Hills Road (see Figure 7).  A similar 
treatment is shown along Town Center Parkway, near the proposed entrance (see Figure 
5).  The proposed changes to the urban design of the site will be an improvement to 
existing conditions and are consistent with the guidelines in the Comprehensive Plan.  
 
Pedestrian Circulation 
 
Staff initially had concerns about the pedestrian circulation at the site, both internally and 
from the adjacent roadway.  Subsequent revisions have added additional pedestrian 
walkways that connect to the sidewalks along Town Center Parkway and Sunset Hills 
Road.  In addition, the applicant has proposed upgrading the trail connection to the W&OD 
trial at the northwest corner of the site, subject to approval from NVRPA.   
 
Vehicular Circulation 
 
The first phase of the Reston Plan did not provide a detailed conceptual street grid for this 
sub-district; however staff identified the need for the application property to provide 
appropriate east-west and north-south connections through the site.   As the property is at 
a key intersection in the Reston Town Center TOD District, such connections are a vital 
component of the eventual build out of the sub-unit which envisions as much as 3 million 
square feet of residential and non-residential development.  After many months of 
discussion with the applicant and numerous revisions to the plans, the SE Plat now shows 
both an east-west connection along the northern edge of the site and a reservation for a 
north-south connection along the western property line, with two inter-parcel access points 
with the property to the west. Staff is satisfied that these connections provide the 
necessary flexibility to implement a street grid on the application property when a rezoning 
for the full redevelopment is pursued in the future.  
 
It should also be noted that the Comprehensive Plan calls for Town Center Parkway to be 
extended through an underpass beneath the Dulles Toll Road to Edmund Hailey Drive 
and Sunrise Valley Drive. Although only conceptual engineering of this project has 
occurred, the ultimate grading will affect the application property.  The applicant 
conducted their own analysis and contends that the conditions depicted in the elevations 
are accurate based on current information.   Additional analysis of the transportation 
improvements are provided in the Transportation section of this report. 
 
Green Building Practices   

 
The Comprehensive Plan’s green building policy for the Reston Transit Station area 
recommends that all new non-residential development be planned or designed to 
achieve LEED silver or equivalent.  While the conversion of the existing office space to 
other uses would not generate a green building expectation, the construction of the new 
stand-alone building would be expected to meet the Plan recommendation.  The 
applicant has provided a list of green building technologies they will be incorporating 
into the construction of both the existing and new spaces. A development condition is 
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proposed that will address the Plan expectation for a green building commitment.   The 
applicant has indicated that when they pursue a rezoning and final development 
approval in the near future they intend to fully comply with the Plan recommendations 
for green buildings for the planned development at the site. While the stand-alone retail 
building proposed with this SE application is not technically meeting the Plan 
expectation, the effect of this deficiency would be assuaged by the anticipated green 
building commitment that will be coming with the rezoning and ultimate redevelopment 
of the site.   
 
Office of Community Revitalization (OCR) (Appendix 6) 
 
The applicant’s proposal can be considered an interim or preliminary phase of the larger 
redevelopment of the site; however, it will establish the foundation for a major 
redevelopment. Accordingly, the Office of Community Revitalization reviewed the 
proposal to determine conformance with the urban standards for transit station areas in 
the Reston Plan.  The improvements made as part of this SE application, including the 
building placement, setbacks and transportation connections will set the stage for ultimate 
redevelopment of the property.  Overall, staff believes the introduction of retail and 
restaurant uses will positively contribute to the transformation of the Reston Town Center 
area by increasing activity at the site and improving the pedestrian environment.   
 
OCR initially had some concerns with the design of the public realm including the 
streetscape and pedestrian connections to the surrounding sidewalk network. Staff 
requested additional landscape details such as a ground floor plan and detailed 
landscape plan that identifies and shows dimensions for planting beds, paving, and 
seating areas at key areas throughout the site.  With the latest submission, this concern 
has largely been addressed; however staff recommends that the planting plan also 
include detailed drawings of the paving patterns, dimensions, and plant types. 
 
Staff also recommends that a pedestrian walkway be provided on the west side of the 
property to connect the site with the W&OD trail along with additional walkway 
connections to the existing trail near Building one.   Staff has proposed a development 
condition that requires adding these elements to the plan. 
 
 
Transportation Analysis – FCDOT/VDOT (Appendix 7) 

 
Fairfax County DOT and VDOT have worked with the applicant throughout the course of 
the review to address concerns related to the expected traffic generated by this proposal. 
In addition, given the significant redevelopment potential of the property encouraged by 
the Comprehensive Plan and anticipated by the applicant, staff sought to ensure that no 
future improvements would be precluded by the implementation of this SE application.  
The following discussion summarizes these issues and explains a series of proposed 
development conditions to guarantee that current and future transportation needs in this 
central area of Reston are adequately addressed. 
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New Entrance on Town Center Parkway 
 
The application proposes to close the existing exit-only driveway on Town Center 
Parkway and to construct new signalized access point located about 440 feet north of the 
intersection with Sunset Hills Road.  Constructing an entrance in this location will require 
the relocation or closure of an existing entrance for the property across Town Center 
Parkway (Parcel 29B) to avoid an unsafe offset intersection.  Staff has requested that the 
applicant obtain a formal agreement with the owner of this property (Boston Properties, 
Inc.) to allow for this closure or relocation to occur. The applicant has indicated that 
Boston Properties is receptive to their plan and work is continuing on the terms of this 
agreement which would have this applicant fund and undertake the actual work on the 
east side of Town Center Parkway.  Accordingly, staff has proposed a development 
condition that would require that a formal agreement with Boston Properties be obtained 
at the time of site plan approval and that the applicant relocate or close the opposing 
entrance before approval of the first Non-RUP to ensure the necessary offsite work will be 
implemented.  
 
It should also be noted that the proposed entrance does not meet VDOT’s signal spacing 
requirements and requires an Access Management Exception.  VDOT has concerns with 
approving this request under their typical street standards and has denied the request at 
this time.  The applicant will need to obtain this exception at site plan in order to build the 
entrance as depicted on the SE Plat.    
 
The proposed entrance also warrants the need for a right turn lane on southbound Town 
Center Parkway based on the existing and expected traffic volumes.  The applicant has 
submitted a waiver request with VDOT.  FCDOT and VDOT are in agreement that this 
waiver should not be granted unless it is demonstrated the lane it is not necessary for 
safety.  In addition, it is staff’s opinion that the turn lane would facilitate truck traffic 
accessing the site exiting onto Town Center Parkway. The applicant should provide an 
auto turn analysis to demonstrate there are adequate turning movements into and 
throughout the site for the largest trucks expected to visit the site.  
 
Interparcel Access 
 
In the latest submission, the applicant has heeded staff recommendations to retain two 
interparcel access points with the property to the west.  The applicant has indicated that 
one will remain at the northwest corner of the site, while the other “floats” within a 19 
foot wide reservation area along the western property line.  A development condition is 
proposed that requires the provision of the two interparcel access points to be clearly 
identified. 
 
Internal Circulation 
 
Staff is concerned that the spacing between the new garage entrance and the internal 
roadway opposite the north side of Building 1 is too short.  Westbound vehicles may not 
have adequate time to see vehicles exiting the garage turning left and vice versa.  If this 
condition remains in the plan, additional signage or other warning devices may be 
necessary.  The applicant has implemented the staff recommendation for one-way 
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circulation around the oval-shaped central plaza area.  The applicant should also 
provide raised medians or directional striping to help reinforce the circulation pattern at 
the entrance and exit points to the oval.  
 
Pedestrian Circulation – Outdoor Seating 
 
Staff is concerned that some of the sidewalk areas designated for outdoor restaurant 
seating are too narrow or too close to main points of vehicles access.  A development 
condition is proposed that requires the applicant to prepare a detailed outdoor seating 
plan as part of the site plan to ensure that adequate pedestrian space is provided. 
 
Construction Phasing and Timing of Improvements 
 
Given the great importance of the transportation improvements at this site, the precise 
timing and phasing of their implementation is equally important.  The applicant has 
indicated that in order to build the new retail building and reconstruct the Sunset Hills 
Road entrance, the current entrance must be closed for a period of at least several 
weeks.   Staff recommends that construction be phased so this entrance can remain 
open at all times, especially in light of the uncertainty as to the opening of the new Town 
Center entrance.  In addition, staff does not support the applicant’s plan to temporarily 
operate the existing exit-only driveway onto Town Center Parkway simultaneously with 
the new Town Center Parkway access point, especially while the Sunset Hills access is 
closed.  Development conditions are proposed that detail the timing and phasing of all 
transportation improvements at the site.  

 
Urban Forest Management (Appendix 8) 

 
The Urban Forest Management Branch of DPWES reviewed the application and had 
several comments related to the interior parking lot landscaping, peripheral lot 
landscaping, tree canopy credit, and planting details.  While most these concerns have 
been addressed in the latest revision, several items remain outstanding: 

 
Existing Vegetation Map 
 
The existing vegetation map (EVM) on Sheet 10 incorrectly shows areas of the site as 
contiguous tree canopy when the area is actually comprised of individual trees 
dispersed in a lawn area.  The EVM should be revised which will then trigger necessary 
adjustments to the tree canopy calculation and preservation target.  Staff has proposed 
a development condition to this effect to require that calculations be corrected at the 
time of site plan. 
 
Planting Area Requirements 
 
Staff noted that the planting spaces shown along the east side of Building 1 along Town 
Center Parkway do not appear to meet the minimum planting area requirements and 
utilize alternative planting designs with structural cells and soil. The use of structural soil 
is discouraged, but structural cells can be used if they meet PFM standards.  Staff has 
proposed a development condition that will require conformance with these standards. 
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Screening of Parking Area 
 
Trees adjacent to the parking area southeast of Building One near the corner of Town 
Center Parkway and Sunset Hills Road do not provide effective screening of the parking 
area as required by Proffer 3 in the Reston Land Corporation approval from 1984, which 
applies to this site.  Staff recommends that additional trees be added to increase the 
screening along Sunset Hills Road. 

 
Stormwater Management (Appendix 9) 
 
According to the applicant’s Stormwater Management Narrative, Best Management 
Practice narrative, and Adequate Outfall analysis on Sheet 1 of the SE plat, the two 
existing underground storage vaults will be retained and third vault added along the 
western property line.  According to the applicant, this will result in post development 
peak flows below pre-development levels. 
 
As the increase in impervious area will be greater than 20 percent (the increase is 33 
percent), the site will need to comply with the “new development” criteria in the PFM for 
phosphorous reduction.  The applicant proposes to use 32 storm filters within the 
detention vaults to reduce phosphorous by the required 40 percent.  Final approval of 
the stormwater management system for adequate quantity and quality will be made by 
DPWES at the time of site plan review.    
 
Fairfax County Park Authority (Appendix 10) 

 
The Park Authority reviewed the application and had several comments on the provision 
of outdoor public space. Overall, staff is supportive of the applicant’s plans to 
incorporate public space at the site, within a ¼ mile of a planned metro station.  This is 
consistent with the Urban Park Framework contained in the Policy Plan.  Echoing 
concerns expressed by other staff, the FCPA had concerns with the level detail 
provided for the public spaces, as it was not clear what would be dedicated to private 
establishments and what would be truly open to the public.  The latest submission 
includes additional details which show that in several points throughout the site, such as 
along Town Center Parkway near the proposed new entrance, a landscaped seating 
area is provided that would be open to the public.  The renderings provided (see figure 
5) help to illustrate how this area will function and includes benches along a wide 
walkway with well designed landscaping. 
 
Staff also had concerns about pedestrian connectivity to the site including the W&OD 
connection.  These concerns have been addressed in the latest submission which 
includes an improved trail connection along with additional internal walkways.  When 
the site fully redevelops, the applicant would be expected to meet the Urban Parks 
Framework as part of any future rezoning approval 
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Northern Virginia Regional Park Authority (NVRPA) (Appendix 11) 
 
As the applicant is proposing to upgrade the existing informal connection to the W&OD 
trail, NVRPA staff reviewed the application and provided comments. The current dirt 
path at the northwest corner of the site does not provide public access and is technically 
an unlicensed encroachment on park property that does not meet NVRPA standards.  In 
the long term, NVRPA strongly supports a connector trail from Town Center Parkway 
that would also serve the application property.  In the interim, the applicant’s proposal 
for a paved connection is acceptable and could be provided; however, on park property 
the connection should follow the alignment of the existing dirt path.  NVRPA prefers this 
location over that currently shown on the SE plat since it would not require the removal 
of vegetation and would be offset with an existing trail connection on the opposite side 
which is the preferred condition. The applicant will need to obtain a NVRPA permit and 
will be required to maintain the entire connector trail.  A development condition has 
been proposed requiring that the trail connection be provided subject to the review and 
approval of NVRPA. 
 
Sanitary Sewer (Appendix 12) 

 
The property is located within the Sugarland Run Watershed, and is ultimately served 
by the Blue Plains Treatment Plant in Washington, DC through an inter-municipal 
agreement.  There is a 12 inch existing line on the property that ties into mains located 
along Sunset Hills Road which is deemed adequate for the proposed additions at this 
time. 
 
ZONING ORDINANCE PROVISIONS  
  
The chart below compares the required bulk standards of the I-5 zoning district with the 
proposed development: 
 

Bulk Standards (I-5) 

Standard Required Provided  

Lot Size 20,000 square feet 13.77 acres 

Lot Width 100 feet 321 feet 

Building Height 75 feet 75 feet 

Front Yard1 ≥40 feet 40 feet (Sunset Hills Road) 

FAR 1.0  0.77 

Open Space 15%  15% 

Parking Spaces 1,538 1,538 

 
1. ABP = 45 degree Angle of Bulk Plane (not less than 40 feet) 
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As shown in the chart above, the proposal conforms to the minimum bulk regulations for 
the I- 5 District. 
 
Waivers/Modifications: 
 
Modification of Section 9-524.1.A to allow retail sales establishments, display area, or 
accessory office to occupy 100% of the gross floor area; and 
 
Modification of Section 9-524.8 to allow outdoor restaurant seating area 
 
Within an I-4 or I-5 district, Par 1.A of Sect. 9-524 limits retail sales establishments, 
display area, or accessory office space to 60 percent of the gross floor area of any 
establishment.  Par. 8 restricts all business activity to within a completely enclosed 
building.  For the purposes of the ordinance, each individual business is considered its 
own establishment, whether it is within an office building or freestanding.  Thus, the 
applicant’s proposal for in-line and stand-alone retail stores, eating establishments, fast 
food restaurants, and/or quick service food stores will have these establishments 
occupying 100 percent of their floor area, and triggers the need for a modification. Many 
of the restaurants desire to utilize outdoor space as well.  The intent of these ordinance 
restrictions is to limit where and how accessory restaurants and warehouse stores 
operate within an industrial park or manufacturing facility environment. Although zoned 
industrial, the subject property is developed as an office complex and is surrounded by 
and in close proximity to other offices, restaurants, and retail uses.  Moreover, the 
recently adopted Comprehensive Plan places this site within the Reston Town Center 
Mixed use Transit Station Area.  The Plan specifically calls for ground level retail and 
support services to add to the vibrancy and enhance the pedestrian environment.  With 
the applicant’s stated plans to rezone and redevelop the property, the existing I-5 zoning 
is anticipated to be temporary.  It is staff’s opinion that the ordinance  limit on retail floor 
area and conducting  business  outdoors (which  would technically include outdoor 
restaurant seating) is at odds with the Comprehensive Plan  vision for the future of this 
area and thus, staff supports the modification.   
 
Modification of the frontage improvements along Sunset Hills Road in favor of the 
proposed conditions depicted on the SE Plat. 
 
The Comprehensive Plan calls for the widening of Sunset Hills Road to three lanes in 
each direction.  However, based on the additional traffic projected to be generated by 
the 40,100 square feet of new retail and restaurant uses with this SE application, staff 
supports the requested modification of frontage improvements at this time.  During 
any future rezoning applications, staff will reevaluate the needs for additional 
improvements to this roadway based on the specific quantity of new development 
proposed. 
 
Modification of the minimum planting area requirements in 12-0510.4E(5) of the Public 
Facilities Manual along Town Center Parkway to permit a width of four feet 
 
With the adoption of the recommended development condition from the Urban 
Forester for streetscape planting spacing, including the use of a proper soil mixture, 
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staff supports the requested modification of this standard to permit a minimum open 
surface  planting width of 4 feet in open areas and 6 feet in areas restricted by 
barriers, such as streetscape. 
  
Special Exception Requirements (Appendix 13) 
  
General Special Exception Standards (Sect. 9-006) 
 
General Standard 1 states that the proposed use at the specified location shall be in 
harmony with the adopted Comprehensive Plan.   As stated in the Land Use Analysis, 
staff believes that the proposal to add retail and restaurant uses to the existing office 
complex is in harmony with the Plan for the Reston Town Center Station Mixed Use 
Transit Station Area.  In addition, the additional signage is consistent with the Plan 
guidelines for the urban design and streetscape for this area.    
 
General Standard 2 states that the proposed use shall be in harmony with the general 
purpose and intent of the applicable zoning district regulations.  The proposed addition of 
new commercial uses and additional signage is generally consistent with the purpose and 
intent of the zoning district in that it provides support and amenities to existing office uses 
which are permitted in the I-5 zone. 
 
General Standard 3 requires that the proposed use shall be such that it will be 
harmonious with and will not adversely affect the use or development of neighboring 
properties in accordance with the applicable zoning district regulations and the adopted 
comprehensive plan.  The location, size and height of buildings, structures, walls and 
fences, and the nature and extent of screening, buffering and landscaping shall be such 
that the use will not hinder or discourage the appropriate development and use of 
adjacent or nearby land and/or buildings or impair the value thereof.  The proposed 
building additions and signage are compatible with the surrounding office buildings, retail 
operations, restaurants and hotel.  Furthermore, the high quality architectural finishes, 
plantings, and urban design elements are designed to be compatible with the future 
redevelopment of the surrounding properties into a transit-oriented mixed-use residential 
neighborhood as envisioned in the comprehensive plan.  This standard is satisfied. 
 
General Standard 4 states that the proposed use shall be such that pedestrian and 
vehicular traffic associated with such use will not be hazardous or conflict with the existing 
and anticipated traffic in the neighborhood.  Access to the site will be redesigned to 
feature a new access point on Town Center Parkway in addition to the current access on 
Sunset Hills Road. A series of other improvements are proposed which include a new left 
turn lane from Town Center Parkway onto Sunset Hills Road, and a possible new signal 
at the new access point on Town Center Parkway. The applicant’s traffic analysis 
indicates these improvements will be adequate to handle the expected increase in volume 
from the 40,100 square feet of new commercial floor area proposed with this SE 
application; however, it should be noted that several waivers and exceptions have not 
been approved and additional mitigations have been requested by VDOT that have yet to 
be fully addressed by the applicant.  Land has also been set aside for potential new 
vehicular connections through the site both east-west from Town Center Parkway and 
North-South from Sunset Hills Road.  Significant new pedestrian connections to and 
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through the site are also being provided, including an improved access to the W&OD trail.  
With these improvements and the adoption of the proposed development conditions, staff 
believes this standard has been met; however, this assumes that the outstanding 
concerns will be addressed during review of the site plan.  
 
General Standard 5 requires that landscaping and screening be provided in accordance 
with the provisions of Article 13.  General Standard 6 requires that open space be 
provided in an amount equivalent to that specified for the zoning district in which the 
proposed use is located.  General Standard 7 requires that adequate utility, drainage, 
parking, loading and other necessary facilities to serve the proposed use shall be 
provided.  There are no screening requirements for the proposed use in Article 13; 
however Proffer #3 from RZ 83-C-100 requires screening of the parking areas from 
adjacent roadways.  The Urban Forester has requested additional plantings to meet this 
proffered condition. The requisite 15 percent of open space is being provided, as is all 
parking and loading spaces.  All utility and stormwater issues have been addressed; 
accordingly, these standards are met. 
 
General Standard 8 requires that signs be regulated by the provisions of Article 12; 
however, the Board may impose more strict requirements for a given use than those set 
forth in this Ordinance.  With the exception of the specific requests for additional sign area  
identified as part of this application, all remaining signage on the property will conform to 
Article 12. 
 
Standards for all Category 5 uses (Sect. 9-503) 

Standards 1, 2 and 3 for Category 5 Uses states that all uses shall comply with the lot 
size, bulk regulations, and performance standards of the zoning district in which it is 
located and shall be subject to the provisions of Article 17, Site Plans.   
 
The proposed uses comply with the lot size, bulk, and performance standards in the I-5 
district. The general Category 5 standards are satisfied.  
 
Additional Standards for Retail Sales Establishments in I-4 or I-5 Districts (Sect. 9-524) 
 
Standard 1 states such special exception use shall be limited to one of the following: 
A. An establishment wherein a maximum of sixty (60) percent of the gross floor area may 
be devoted to retail sales, display area and any accessory office, with the remaining gross 
floor area devoted to warehousing; or B. An establishment in which retail sales are 
conducted only on Fridays commencing at 6:00 PM, Saturday, Sundays, and Federal 
holidays. 
 
The applicant has requested a modification to the provision for establishments in Part A.  
The applicant requests permission from the Board to allow the proposed retail, restaurant, 
and food store establishments to utilize 100 percent of the gross floor area with no space 
devoted to warehousing.  As stated in the preceding section, staff supports this 
modification and recommends the Board waive the strict application of this Standard. 
 



SE 2013-HM-016  Page 21 

Standard 2 states the Board shall determine that the retail use will be compatible with 
and not adversely impact the adjacent properties, and will not hinder or be contrary to the 
adopted comprehensive plan for commercial and industrial development in the area. To 
that end, the Board may impose such conditions and restrictions which it may deem 
necessary to ensure compatibility and to mitigate potential adverse impacts, which may 
include, but need not be limited to the following: A. Hours of operation, B. Site 
development or design standards, C. Transitional screening and landscaping 
requirements. 
 
The Comprehensive Plan for this site specifically calls for the addition of retail and 
restaurant uses to this area.  Such uses will complement the surrounding commercial 
activity and encourage future redevelopment of the area.  The applicant’s plans are 
consistent with the urban design vision for this site and a development condition is 
proposed that requires the new additions and building to be architectural consistent with 
the elevations and renderings in the SE Plat.  Design standards in the Reston Plan will be 
formally applicable during the future rezoning; thus, no additional restrictions are 
recommended and this standard is satisfied. 
 
Standard 3 states the structure shall be designed to promote the character of the district 
through architectural design which is compatible with surrounding industrial uses. 
 
The high-quality, modern architectural design of the new retail and restaurant uses is 
compatible with the surrounding area; this standard is satisfied. 
 
Standard 4 states the Board shall determine that parking as required by Article 11 is 
provided on-site or may approve a cooperative parking arrangement in accordance with 
the provisions of Article 11. The proposal provides all of the parking required per Article 
11 in surface lots and in the existing garages; this standard is satisfied. 
 
Standard 5 states such use shall be designed so that pedestrian and vehicular circulation 
are coordinated with that on-site and on adjacent properties and vehicular access to the 
site shall to the greatest extent possible be provided via the internal circulation system of 
the building complex. As stated under the general standards discussion above, with the 
adoption of the proposed development conditions FCDOT is satisfied that the new traffic 
generated by the 40,100 square feet of gross floor area requested under this SE will be 
adequately accommodated by the proposed transportation improvements.  The applicant 
is reserving two inter-parcel access points to the west, as well as two possible new 
vehicular connections through the property from surrounding roadways. Pedestrian 
connectivity will also be improved; with the adoption of the proposed development 
conditions, staff believes this standard is satisfied.  
 
Standard 6 states such use shall be designed to provide safe and convenient access and 
to minimize any potential conflicts between industrial service and delivery vehicles, 
passenger vehicles and pedestrian traffic. Neither the existing office use, nor the uses 
which surround the site generate heavy industrial traffic, outside of normal office, retail, 
and restaurant deliveries. The SE Plat shows that the site can accommodate regular 
service and delivery vehicles and adequate loading areas are provided.  Overall, this 
standard is satisfied; however; the applicant should provide an auto turn analysis that 
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shows the largest trucks expected to the visit the site can be accommodated, including 
during construction. 
 
Standard 7 states any public improvements required as the result of the introduction of 
retail uses to an area designed and developed for industrial uses shall be provided. The 
site presently contains only office uses and is surrounded by other commercial, non-
industrial uses.  In addition, the area is not planned for future industrial activity; as such, 
the introduction of retail uses will not generate the need for any public improvements to 
support industry or manufacturing; this standard is not applicable 
 
Standard 8 states all business, service, storage and display of goods shall be conducted 
within a completely enclosed building, and all refuse shall be contained in completely 
enclosed facilities.  The applicant has requested a waiver of this standard to allow outdoor 
restaurant seating.  As discussed in the waivers section above, staff supports the request 
because the Comprehensive Plan identifies this site for enhanced pedestrian activity and 
encourages a more vibrant streetscape. Staff recommends that the Board waive the strict 
application of this standard 
 
Additional Standards for a Waiver of Certain Sign Regulations (Sect. 9-620) 
 
Standard 1 states that such waiver may be for an increase in sign area, increase in sign 
height, or different location of a sign, not otherwise provided by Sect. 12-304. Such waiver 
shall not allow the erection of a freestanding sign or off-site sign, not otherwise permitted 
by this Ordinance, or the establishment of any sign prohibited by the provisions of Sect. 
12-104.  The SE application is for an increase in sign area for the wall signage for the 
retail and restaurant tenants, larger freestanding monument signs at the site’s two 
entrances, and larger directory and vehicular signage.  The applicant’s sign package 
includes an extra freestanding sign that the applicant indicates is an error.  A 
development condition is proposed that clarifies only two freestanding signs are permitted 
as the site has two street frontages.  The applicant accepts this restriction and otherwise 
no additional signage is requested that is not already permissible under Article 12.  As 
such, the signage request is within the scope of the special exception provisions.  
 
Standard 2 states that Such waiver may be approved only when it is demonstrated by the 
applicant that there are unusual circumstances or conditions in terms of location, 
topography, size or configuration of the lot; access to the lot; unusual size or orientation of 
the structure on the lot; or other unique circumstance of the land or structure that impacts 
the applicant's ability to provide for a reasonable identification of the use.   
The applicant has presented several points in their Statement of Justification (Appendix 3) 
to substantiate the request for larger signage.  The specific additional signage requests 
are detailed below: 
 
Wall Signage 
The applicant is requesting a maximum of 2,400 square feet of wall sign area (2 square 
feet of sign area per linear foot of building frontage) where the ordinance would allow 
1,450 square feet (1 square foot of sign area per linear foot of building frontage in an I-5 
district).    
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Figure 9: Sample Wall Signage 
 
 
Freestanding Signage 
The applicant is requesting to install a primary monument sign with a total area of 108 
square feet (see Figure 8) located at the corner of Town Center Parkway and Sunset Hills 
Road.  The ordinance allows up to two signs with a maximum area of 80 square feet 
each. The applicant is also requesting to install two secondary monument signs (one at 
each vehicular entrance) measuring 50 square feet in area each where the ordinance 
allows a maximum of 40 square feet.   In addition, although the applicant has 
differentiated between primary and secondary freestanding signs, within in an I-district, no 
such distinction is applicable and the ordinance limit of one sign per street frontage 
applies.  Accordingly, while the Board can approve the additional sign area for any of the 
monument signs, the applicant will only be allowed a total of two freestanding signs on 
the property (primary or secondary), regardless of whether they are placed near the site 
entrances or at the corner.  A development condition is proposed that makes this 
restriction clear. It should be noted that the height of the proposed monument signs are 
within the Article 12 limit of 20 feet.  
 
Directory Signage 
The applicant requests two pedestrian directory signs that measure 24 square feet in area 
each.  The ordinance allows two signs that measure no more than 15 square feet in area. 
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Figure 10: Directory Signage 
 
Vehicular Signage/Parking Signage 
The applicant is requesting four vehicle directional signs measuring 14 square feet each 
and four parking signs measuring 12 square feet each.  The ordinance allows two square 
feet each for both types of sign. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Figure 11: Parking Signage (l) and Vehicle Signage (r)  
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In essence, the applicant contends that the special exception is appropriate owing to 
unusual circumstances with respect to site configuration, the existing structures on the 
site and the site's location in the Reston Town Center Transit Station Area, with planned 
intensities within a 3.0 to 4.0 FAR range. Overall, staff concurs that many of the proposed 
retail spaces are internal to the site and not visible from the surrounding roadways.  In 
addition, the applicant has stated plans to apply for a rezoning of the property to a 
planned district and will ultimately implement a comprehensive sign plan.  As discussed 
elsewhere in this report, such a rezoning would add additional residential and non-
residential uses and is recommended in the Comprehensive Plan.  The sign package 
provided with this application will likely serve as the basis for a future comprehensive sign 
plan.  Accordingly, the combination of these factors creates a set of particular conditions 
that make larger signs reasonable in this instance. Based on this, it is staff’s opinion that 
the standard has been met. 
 
Standard 3 states that such waiver will be in harmony with the policies of the adopted 
comprehensive plan. As discussed in earlier sections of this report, staff believes that the 
proposal to permit larger retail signs than what is normally permitted in an industrial 
district is consistent with the Comprehensive Plan recommendations for the site and the 
guidelines for the  Reston Town Center Transit Station Area that call for an enlivened 
streetscape and an improved pedestrian environment.  The proposed signage is designed 
to be compatible with the high quality architectural design of the new building additions 
and is consistent with the future vision of the Reston Town Center Transit Station Area. 
 
Standard 4 states that A waiver of the sign provisions may be approved only in those 
locations where, based upon a review of the relationship of the sign to the land, buildings 
and conforming signs in the neighborhood, it is determined that the sign will not have any 
deleterious effect on the existing or planned development of adjacent properties and that 
it is consistent with the purpose and intent of Article 12.  The majority of the land 
surrounding this site and in the wider Reston Town Center area is zoned Planned 
Residential Commercial (PRC) and developed with high intensity, commercial, office and 
retail uses. Many of these properties have approved comprehensive sign plans which 
allow even greater signage than that proposed by the applicant under this SE.  The 
applicant’s property is the only piece of industrially zoned land in this area of Reston 
Town Center, and its zoning is more restrictive than that of surrounding non-residential 
uses with respect to signage.  Overall, the retail signage proposed with this SE features a 
high quality design and is consistent with the signage utilized by nearby commercial 
developments.  In addition, the developer has indicated that a comprehensive sign plan 
would accompany any future rezoning for this property which would obviate the need for 
any additional special exceptions for signage.  Thus, it is staff’s opinion the applicant’s 
signage request will not negatively affect the development of adjacent properties and is 
consistent with Article 12. 
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CONCLUSIONS AND RECOMMENDATIONS 
 
Staff Conclusions 
 
The application seeks special exception approval to allow retail, restaurant, and quick 
service food store uses in an industrially zoned office complex and for additional signage 
to support those uses.  The applicant’s proposal has the potential to be the first step in 
what could be a dramatic transformation of the Reston Executive Center property from a 
1980s office complex to a mixed use transit-oriented development as envisioned in the 
new Comprehensive Plan text for the Reston Town Center area.  The high quality 
architecture and urban design proposed by the applicant will enhance the vibrancy and 
activity of this site and help to set the tone for the future redevelopment of this property 
and adjacent properties. The applicant has worked with staff over many months to 
address concerns with the proposed transportation improvements and to ensure that 
nothing approved as part of this SE application precludes or impedes future vehicular and 
pedestrian connectivity; this has resulted in a comprehensive set of development 
conditions; with these conditions, staff is satisfied that the proposed Special Exception is 
in harmony with the Comprehensive Plan and the criteria in the zoning ordinance.  
 
Staff Recommendations 
 
Staff recommends approval of SE 2013-HM-016, subject to the proposed development 
conditions contained in Appendix 1.   
 
Staff recommends approval of a modification to allow retail sales establishments, display 
area, or accessory office to occupy 100% of the gross floor area of an establishment in an 
I-5 district. 
 
Staff recommends approval a modification to allow outdoor restaurant seating in an I-5 
district where such activities are normally limited to enclosed buildings as conditioned and 
depicted on the SE Plat. 
 
Staff recommends approval of a modification of the frontage improvements along Sunset 
Hills Road in favor of the existing and proposed conditions depicted on the SE Plat. 
 
Staff recommends approval of a modification of the minimum planting area requirements 
in the Public Facilities Manual width to permit a width of 4 feet along Town Center 
Parkway. 

 
It should be noted that it is not the intent of staff to recommend that the Board, in 

adopting any development conditions, relieve the applicant/owner from compliance with 
the provisions of any applicable ordinances, regulations, or adopted standards. It should 
be further noted that the content of this report reflects the analysis and recommendation 
of staff; it does not reflect the position of the Board of Supervisors. 

 
The approval of this special exception amendment 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. 
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 Appendix 1  
  
 

DEVELOPMENT CONDITIONS 
 

SE 2013-HM-016 
 

 January 23, 2015  
 
 

If it is the intent of the Board of Supervisors to approve SE 2013-HM-016 
located at 12100, 12110, and 12120 Sunset Hills Road [Tax Map 17-3 ((1)) 28A, 
28B, & 28C] to permit retail and restaurant uses in an I-5 district and the waiver 
of certain sign regulations pursuant to Sects. 9-524 and 9-620 of the Fairfax 
County Zoning Ordinance, staff recommends that the Board condition the 
approval by requiring conformance with the following development conditions: 

 
General Conditions 

 
1. This Special Exception is granted for and runs with the land indicated in 

this application and is not transferable to other land. 

2. This Special Exception is granted only for the purpose(s), structure(s) 
and/or use(s) indicated on the special exception plat approved with the 
application, as qualified by these development conditions.  

3. This Special Exception is subject to the provisions of Article 17, Site 
Plans.  Any plan or signage submitted pursuant to the special exception 
shall be in substantial conformance with the approved Special Exception 
(SE) Plat entitled “Special Exception Plat For Reston Executive Center”, 
consisting of 17 sheets prepared by Urban, Ltd. dated April 22, 2013 as 
revised through November 26, 2014, the sign plan entitled “RTC West 
Comprehensive Sign Plan” consisting of 45 pages prepared by 
Streetsense dated April 25, 2014, and these conditions.  Minor 
modifications to the approved special exception may be permitted 
pursuant to Par. 4 of Sect. 9-004 of the Zoning Ordinance.  

4. The total amount of gross floor area dedicated to non-office commercial 
uses on the application property shall not exceed 40,100 square feet as 
indicated in the table on Sheet 2 of the SE Plat. 

5. The final architectural design of the additions and new building shall be 
consistent with the general type, quality, and proportion of materials 
depicted in the illustrative perspectives, elevations, and renderings 
contained in the SE Plat. 

Transportation Conditions 

6. The applicant shall execute an agreement with the owner of Tax Map 
Parcel 17-3-((01))-29B, with a street address of 12050 Sunset Hills 
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Road, to allow the applicant to enter that site and reconfigure that 
property entrance to align with the proposed entrance to the application 
property from Town Center Parkway.  The applicant shall be solely 
responsible for securing this agreement and completing all 
improvements on Parcel 29B necessary to align with the proposed 
entrance to application property.    This agreement shall be executed 
prior to approval of a site plan which includes the new entrance.  A copy 
of the final agreement shall be provided to FCDOT.  The applicant shall 
construct the entrance in general conformance with the Special 
Exception plat prior to the issuance of NonRUPs for the uses proposed 
on the site plan which includes this improvement. 

 
7. Subject to VDOT approval, in conjunction with constructing the proposed 

new entrance from Town Center Parkway, the applicant shall complete 
the internal modifications depicted on the Special Exception plat, which 
include construction of a median and closure of internal access points 
proximate to the new entrance. 

 
8. Subject to VDOT approval, in conjunction with constructing the proposed 

new entrance from Town Center Parkway, the applicant shall modify the 
existing median crossover on Town Center Parkway as depicted on the 
Special Exception plat, including construction of a left turn lane from 
Town Center Parkway to the site entrance.    

 
9. Subject to VDOT approval, the applicant shall construct a right-turn 

deceleration lane from Town Center Parkway to serve the proposed new 
entrance. 

 
10. The applicant shall close the existing slip ramp connection to Town 

Center Parkway with construction of the new entrance to Town Center 
Parkway.  The applicant shall scarify the pavement, reset the curb and 
gutter on Town Center Parkway, construct a sidewalk connection, and 
sod and seed the utility strip between the sidewalk and curb. 

 
11. The applicant shall complete the internal site circulation and garage 

access improvements.  Notwithstanding what is shown on the Special 
Exception plat, the applicant shall incorporate into the first and all site 
plans the following revisions to the access for the eastern parking 
garage: the existing entrance on the east side of the structure shall be 
retained and the access road that serves that entrance shall be kept 
open but shall not directly connect to the proposed entrance on Town 
Center Parkway.  No access point shall be provided along the southern 
side of the garage onto the proposed new internal roadway.  

 
12. The applicant shall maintain access from Sunset Hills Road during all 

phases of construction on the site. 
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13. Prior to the issuance of the first NonRUP for site improvements 
approved with this Special Exception, the applicant shall have completed 
the modifications to the site entrance from Sunset Hills Road as depicted 
on the Special Exception plat. 

 
14. The applicant shall dedicate all necessary area in fee simple along 

Sunset Hills Road to ensure the trail on this frontage is within public 
right-of-way.   

 
15. Following completion of the improvements associated with the new 

entrance to Town Center Parkway and the issuance of a NonRUP for 
the first building addition to the site, the applicant shall complete and 
submit a signal warrant analysis.  The signal warrant analysis shall also 
include an assessment of the VDOT access management signal spacing 
requirements for VDOT evaluation with the warrant analysis.  If VDOT 
determines that a signal is not warranted at this entrance, the applicant 
shall submit additional warrant analyses following the issuance of a 
NonRUP for both the second and final building addition on the site.  If 
VDOT determines that a signal is warranted with any of the three 
analyses submittals, the applicant shall design, equip, and install a 
signal, including pedestrian signalization and crosswalks.  Prior to signal 
installation, the applicant shall dedicate or acquire for dedication all 
necessary right-of-way and/or easements to facilitate the installation of 
signal equipment.  
 

16. With submittal of the first site plan, the applicant shall reserve for future 
dedication in fee simple right-of-way along the western property line 19 
feet in width within the subject property.  The applicant shall dedicate the 
reserved area no later than 90 days after receipt of a written request 
from the County indicating that an agreement to secure right-of-way from 
the adjoining property owner that provides the ability to construct a street 
in this alignment is completed.  The applicant shall be allowed to utilize 
the reserved area for outdoor dining/seating, expanded sidewalks, 
and/or landscaping.  Upon notice to dedicate, the applicant shall 
remove, at their own expense, all improvements within the right-of-way 
identified by the County that will conflict with the construction and 
operation of the street. 

 
17. By the time of first site plan, the applicant shall record by the interparcel 

easements on the western property line. One easement shall be located 
at the northwest corner of the site as shown the Special Exception plat. 
The other shall be permitted to “float” within the 19 foot wide reservation 
area shown on the SE Plat. A note shall be added to all site plans that 
identifies and defines the bounds for the location of the easements.  

 
18. Subject to VDOT approval, the applicant shall construct a second 

southbound left-turn lane on Town Center Parkway approaching Sunset 
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Hills Road prior to the issuance of a NonRUP for the first building on the 
site.  The applicant shall design, equip, and install all signal 
modifications necessary with construction of the additional left-turn lane.  
In conjunction with this improvement, the applicant shall also modify the 
eastbound left-turn lane on the Sunset Hills Road approach to 
accommodate the design and vehicle capacity needed at this 
intersection. 

 
19. Subject to VDOT approval, the applicant shall construct pedestrian 

improvements at the intersection of Sunset Hills Road and Town Center 
Parkway to include VDOT standard crosswalks and pedestrian 
signalization on all intersection approaches. 

 
 
20. The applicant shall work with the Northern Virginia Regional Park 

Authority (NVRPA) and Dominion Virginia Power to establish an 
easement for a pedestrian connection between the site and the W&OD 
trail.  If an easement agreement is secured, the applicant shall construct 
a pedestrian trail connection to standards specified by NVRPA.  
 

21. A pedestrian walkway should be provided on the west side of the 
property to connect pedestrians from the W&OD trail into the site, and 
additional pedestrian connections to the surrounding street and sidewalk 
network from Building One should be provided as depicted in the graphic 
provided in Attachment #2 to these conditions. 
 

Signage Conditions 
 

22. Except as specifically modified as part of this Special Exception 
application to allow increases in sign area, all signs shall conform to 
Article 12 of the Zoning Ordinance.  The number, size and total sign area 
for each sign type shall be consistent with the table of signage on pages 
44-45 of the signage package referenced in Condition #3 and attached 
to these conditions as Attachment 1, except that no more than two 
freestanding signs shall be permitted, regardless of what is depicted on 
the SE Plat and signage table.  Signs not requiring permits, allowed by 
Section 12-103 in the Ordinance, may be permitted, as qualified by 
these development conditions. 

 
23. A matrix for signage shall be provided to the Zoning Administrator prior 

to the issuance of the first sign permit and all subsequent sign permits, 
which includes the sign type, sign height, sign area, and/or any other 
pertinent information deemed necessary by the Zoning Administrator in 
order to allow efficient tracking of all freestanding signage to be provided 
on site. Each sign permit shall be accompanied by a letter from the 
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property owner, manager and/or agent of the property stating that the 
requested sign has been reviewed for compliance with this approval. 

 
24. All freestanding signs shall be located outside of required sight lines 

and/or sight triangles, and shall not restrict visibility for drivers entering 
or exiting travel intersections, aisles or driveways, as determined at the 
time of sign permitting.  Minor modifications to the locations of proposed 
signs may be permitted to achieve adequate sight distance without 
necessitating a special exception amendment, provided such changes 
are in substantial conformance with the locations depicted on the SE 
Plat.  (Signs may be relocated to the opposite side of the roadway and/or 
set back further to achieve adequate sight distance.) 

 
25. Minor modifications to sign design may be permitted without an SEA if 

such changes are consistent for all approved signage and are 
determined to be in substantial conformance with the character of the 
approved signs. 

 
26. All sign lighting shall be in conformance with Part 9 of Article 14 of the 

Zoning Ordinance. 
 

Landscape Conditions 

27. At the time of site plan approval the applicant shall prepare a detailed 
outdoor seating plan as part of the landscape plan including paving 
patterns, dimensions, and plantings of all streetscape.  The plan shall 
identify the areas of the site proposed for outdoor restaurant seating and 
demonstrate that adequate pedestrian space is reserved between the 
limit of the outdoor seating and the curb. At least five feet of 
unobstructed pedestrian corridor space shall be provided adjacent to any 
area of outdoor seating. In addition,  

28. Any interior parking lot landscaping that is dead, dying, or otherwise in 
poor condition shall be replaced as determined by Urban Forest 
Management. The applicant shall work with Urban Forest Management 
in determining the most appropriate size and species in order to ensure 
survivability. A corrected Existing Vegetation Map (EVM) reflecting 
individual trees where appropriate as determined by UFM, shall be 
included as part of the first and all site plans.   All landscaping shall be 
maintained in good condition and include regular maintenance.  This 
maintenance includes, but is not limited to, removal of dead/diseased 
plantings and their prompt replacement to maintain the required 
landscaping of this Special Exception, as determined by Urban Forest 
Management. 
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29. Streetscape Planting Spaces: All site plan submissions shall include a 
landscape plan as generally shown on the Special Exception Plat, which 
shall be subject to review and approval by Urban Forest Management 
Division (UFMD). Tree planting spaces proposed in the streetscape and 
other areas restricted by barriers to root growth shall provide a planter 
open surface area at least 6.0 feet wide. Rooting zone width beneath the 
paver surfaces a minimum of eight feet shall be provided using structural 
cell technology or other solutions acceptable to UFMD that provide 
uncompacted soil within the planting space, with planting sites meeting 
the following specifications: 

• A minimum of 4 feet open surface width and 16 square feet open 
surface area. 

• Rooting area beneath paver surfaces a minimum of 8 feet wide. 
Planting space depth shall be 3-4 feet. Paved surfaces over the 
specified planting area shall not be dependent upon compacted soil 
for structural support. 

• Soil volume for Category III or IV trees (as indicated in Table 12.17 
of the Public Facilities Manual) shall be a minimum of 700 cubic 
feet per tree for single trees. For two trees planted in a contiguous 
planting area, a total soil volume of at least 1200 cubic feet shall be 
provided. For three trees or more planted in a contiguous area, the 
soil volume shall equal at least 500 cubic feet per tree. A 
contiguous area shall be defined as any area with a soil depth of 3-
4 feet, within which lateral root growth is not restricted. 

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

Stormwater Management Conditions 

30. The stormwater management system and Best Management Practices 
(BMPs) shall be reviewed for adequacy by DPWES at the time of site 
plan review; if any inadequacies are identified appropriate corrective 
measures shall be employed to the satisfaction of DPWES, prior to final 
site plan approval. 

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

 This approval, contingent on the above noted conditions, shall not relieve 
the applicant from compliance with the provisions of any applicable ordinances, 
regulations, or adopted standards.  The applicant shall be himself responsible for 
obtaining the required Non-Residential Use Permit through established 
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procedures, and this Special Exception shall not be valid until this has been 
accomplished. 

 Pursuant to Section 9-015 of the Zoning Ordinance, this special exception 
shall automatically expire, without notice, thirty (30) months after the date of 
approval unless, at a minimum, the use has been established or construction has 
commenced and been diligently prosecuted for one of the proposed buildings.  
The Board of Supervisors may grant additional time to establish the use or to 
commence construction if a written request for additional time is filed with the 
Zoning Administrator prior to the date of expiration of the special exception.  The 
request must specify the amount of additional time requested, the basis for the 
amount of time requested and an explanation of why additional time is required. 



44COMPARISON OF ZONING AND CSPSIGNAGE MATRIX
Sign Type/Name Number of Locations Maximum Size and Area Total Area of Sign Type Allowable Area by Zoning Notes

Sign Type A
Primary Monument

Sign Type B
Secondary Monument

Sign Type C
Tertiary Monument

Sign Type D
Pedestrian Directories

Sign Type E
Vehicular Directionals

Sign Type F
Parking Signage

1 location
(see page 9)

2 locations
(see pages 12 and 15)

Not Used

2 locations
(see page 18)

4 locations
(see page 21)

4 locations
(see page 23)

18’-0” x 6’-0” overall
108 square feet

5’-0” x 10’-0” overall
50 square feet

8’-0” x 3’-0” overall
24 square feet

14’-0” x 9’-0” overall
Approximately

 14 square feet sign area

4’-0” x 8’-10” overall
Approximately

 12 square feet sign area

Approximately
56 square feet

Approximately
48 square feet

48 square feet

N/A N/AN/A

100 square feet

108 square feet 160 square feet
(80 sf maximum per sign)

80 square feet
(40 sf maximum per sign)

30 square feet
(15 sf maximum per sign)

Proposed sign within overall 
allowable height limit of 8’-0”.

Proposed sign within overall 
allowable height limit of 20’-0”; 

proposing one sign at corner rather 
than two signs.

Proposed sign within overall 
allowable height limit of 20’-0”; 
signs proposed at entrances to 

project.

10 square feet
(2 sf maximum per sign)

10 square feet
(2 sf maximum per sign)

Signs for the direction and 
convenience of the public have a 
maximum area of 2 square feet 

per sign.

Signs for the direction and 
convenience of vehicular traffic 
on the site and have a maximum 
area of 12 square feet per sign.
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45SIGNAGE MATRIX COMPARISON OF ZONING AND CSP
Sign Type/Name Number of Locations Maximum Size and Area Total Area of Sign Type Allowable Area by Zoning Notes

Retail Signage

Office Signage

Varies
(see pages 24 to 34)

Varies
(see pages 35 to 40)

Varies by tenant
1,200 linear feet total

Varies by tenant
894 linear feet total 1,044 square feet

2,400 square feet
(2 square feet per linear foot) 1,800 square feet Zoning allows 1.5 square feet of 

signage per linear foot.

1,044 square feet Proposed signage allowance 
conforms to existing zoning.



Attachment #2 to Conditions for  

SE 2013-HM-016 

 

 



SPECIAL EXCEPTION AFFIDAVIT 

DATE: December 29, 2014 

I David S. Houston 
(enter date affidavit is notarized) 

, do hereby state that I am an 
(enter name of applicant or authorized agent) 

(check one) 

in Application No.(s): SE 2013-HM-016 

[ ] applicant 
[•] applicant's authorized agent listed in Par. 1(a) below 

(enter County-assigned application number(s), e.g. SE 88-V-001) 

and that, to the best of my knowledge and belief, the following information is true: 

1(a). The following constitutes a listing of the names and addresses of all APPLICANTS, TITLE 
OWNERS, CONTRACT PURCHASERS, and LESSEES of the land described in the 
application,* and, if any of the foregoing is a TRUSTEE,** each BENEFICIARY of such trust, 
and all ATTORNEYS and REAL ESTATE BROKERS, and all AGENTS who have acted on 
behalf of any of the foregoing with respect to the application: 

(NOTE: All relationships to the application listed above in BOLD print are to be disclosed. 
Multiple relationships may be listed together, e.g., Attorney/Agent, Contract Purchaser/Lessee, 
Applicant/Title Owner, etc. For a multiparcel application, list the Tax Map Number(s) of the 
parcel(s) for each owner(s) in the Relationship column.) 

NAME 
(enter first name, middle initial, and 
last name) 

JBG/Reston Executive Center, L.L.C. 
Agents: Greg W, Trimmer 

Matthew R. Valentini 
s Edward R. Johnson (former) 

^ Kelly L. Miller 

Reed Smith LLP 
Agents: Benjamin F. Tompkins, Esq. 

Grayson P. Hanes, Esq. 
Robert A. Lawrence, Esq. 
Linda S. Broyhill, Esq. 
Michael A. Banzhaf, Esq. 
David S. Houston, Esq. 

• Sarah L. Buzby, Esq. 

ADDRESS 
(enter number, street, city, state, and zip code) 

4445 Willard Avenue 
Suite 400 
Chevy Chase, MD 20815 

3110 Fairview Park Drive 
Suite 1400 
Falls Church, VA 22042 

RELATIONSHIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Applicant / Title Owner 
TM 17-3-((l)), Parcels 28A, 28B and 
28C 

Attorneys / Agent for Applicant 

(check if applicable) [•] There are more relationships to be listed and Par. 1(a) is continued 
on a "Special Exception Attachment to Par. 1(a)" form. 

* In the case of a condominium, the title owner, contract purchaser, or lessee of 10% or more of the units 
in the condominium. 

** List as follows: Name of trustee. Trustee for (name of trust, if applicable), for the benefit of: (state 
name of each beneficiary). 

$ FORM SEA-1 Updated (7/1/06) 
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Special Exception Attachment to Par. 1(a) 

DATE: December 29, 2014 

for Application No. (s): SE 2013-HM-016 
(enter date affidavit is notarized) ^ 'Z^LZ>L^-\ CK 

(enter County-assigned application number (s)) 

(NOTE: All relationships to the application are to be disclosed. Multiple relationships may be listed together, 
e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. For a multiparcel 
application, list the Tax Map Number(s) of the parcel (s) for each owner(s) in the Relationship 
column.) 

NAME 
(enter first name, middle initial, and 
last name) 

Urban Engineering & Associates, LLC 
(t/a Urban, Ltd.) 
Agents: Eric S. Siegel, P.E. 

Matthew K. Koirtyohann, P.E. 
"Peter F. Crawford, P.E. 

ADDRESS 
(enter number, street, city, state, and zip code) 

7712 Little River Turnpike 
Annandale, VA 22003 

RELATIONSHIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Engineers / Agent for Applicant 

M.J. Wells & Associates, Inc. 
Agents: -Michael J. Workosky 

"Robin L. Antonucci 
XJohn F. Cavan 

1420 Spring Hill Road 
N Suite 610 

Tysons, VA 22102 

Transportation Consultants / Agent for 
Applicant 

" Streetsense Architecture LLC 
Agents: Sean C. Murphy 

Matthew S. Hopkins 

3 Bethesda Metro 
Suite 140 
Bethesda, MD 20814 

Architects / Agent for Applicant 

(check if applicable) 

FORM SEA-1 Updated (7/1/06) 

[ ] There are more relationships to be listed and Par. 1 (a) is continued further 
on a "Special Exception Attachment to Par. 1(a)" form. 



SPECIAL EXCEPTION AFFIDAVIT 
Page Two 

DATE: December 29, 2014 
(enter date affidavit is notarized) 

for Application No. (s): SE 2013-HM-016 
(enter County-assigned application number(s)) 

1(b). The following constitutes a listing*** of the SHAREHOLDERS of all corporations disclosed in this 
affidavit who own 10% or more of any class of stock issued by said corporation, and where such 
corporation has 10 or less shareholders, a listing of all of the shareholders: 

(NOTE; Include SoLE PROPRIETORSHIPS, LIMITED LIABILITY COMPANIES, and REAL ESTATE 
INVESTMENT TRUSTS herein.) 

CORPORATION INFORMATION 

NAME & ADDRESS OF CORPORATION: (enter complete name and number, street, city, state, and zip 
code) JBG/Reston Executive Center, L.L.C. 

4445 Willard Avenue, Suite 400 
Chevy Chase, MD 20815 

DESCRIPTION OF CORPORATION: (check one statement) 
[•] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of 

any class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF SHAREHOLDERS: (enter first name, middle initial and last name) 
-JBG/Company Manager IV, L.L.C., ' JBG/Fund VIII Trust 
Managing Member 

(check if applicable) [•] There is more corporation information and Par. 1(b) is continued on a "Special 
Exception Affidavit Attachment 1(b)" form. 

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of shareholders; managing members shall also be listed Use footnote numbers to designate 
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on 
the attachment page. 

FORM SEA-1 Updated (7/1/06) 
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Special Exception Attachment to Par. 1(b) 

DATE: December 29, 2014 
(enter date affidavit is notarized) I CK. 

for Application No. (s): SE 2013-HM-016 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
JBG/Company Manager IV, L.L.C. 
4445 Willard Avenue, Suite 400 
Chevy Chase, MD 20815 

DESCRIPTION OF CORPORATION: (check one statement) 
[/] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Michael J. Glosserman 
Brian P. Coulter, Managing Member 

. Robert A. Stewart 
- James L. Iker, Managing Member 
W. Matt Kelly 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
JBG/Fund VIII Trust 
4445 Willard Avenue, Suite 400 
Chevy Chase, MD 20815 

DESCRIPTION OF CORPORATION: (check one statement) 

[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[z ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
-JBG Investment Fund VIII, L.L.C. 

(check if applicable) [y] There is more corporation information and Par. 1(b) is continued further on a 
"Special Exception Attachment to Par. 1(b)" form. 

FORM SEA-1 Updated (7/1/06) 
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DATE: December 29, 2014 
(enter date affidavit is notarized) 

for Application No. (s): SE 2013-HM-016 IU2.CK 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
JBG Investment Fund VIII, L.L.C. 
4445 Willard Avenue, Suite 400 
Chevy Chase, MD 20815 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[/] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
-The Trustees of Princeton University 
•Indigo 2009, LLC 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
- Indigo 2009, LLC 
c/o The JBG Companies 
4445 Willard Avenue, Suite 400 
Chevy Chase, MD 20815 

DESCRIPTION OF CORPORATION: (check one statement) 

[/] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
- Fourth Century, LLC 

(check if applicable) [s] There is more corporation information and Par. 1(b) is continued further on a 
"Special Exception Attachment to Par. 1(b)" form. 

FORM SEA-1 Updated (7/1/06) 
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DATE: December 29, 2014 
(enter date affidavit is notarized) c\ 

for Application No. (s): SE 2013-HM-016 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
- Fourth Century, LLC 

c/o The JBG Companies 
4445 Willard Avenue, Suite 400 
Chevy Chase, MD 20815 

DESCRIPTION OF CORPORATION: (check one statement) 
[/] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Yale University 
3C Corporation 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
3C Corporation 
c/o The JBG Companies 
4445 Willard Avenue, Suite 400 
Chevy Chase, MD 20815 

DESCRIPTION OF CORPORATION: (check one statement) 

[s\ There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
3C Corporation own less than 10% of the 
Title Owner. 

- 3C Corporation is a non-stock corporation 
and has no owners or shareholders. 

(check if applicable) [•] There is more corporation information and Par. 1(b) is continued further on a 
"Special Exception Attachment to Par. 1(b)" form. 

FORM SEA-1 Updated (7/1/06) 



Special Exception Attachment to Par. 1(b) 
Page 4 of 

DATE: December 29, 2014 
(enter date affidavit is notarized) ! CK. 

for Application No. (s): SE 2013-HM-016 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
- Urban Engineering & Associates, LLC 
(t/a Urban, Ltd.) 
7712 Little River Turnpike 
Annandale, VA 22003 

DESCRIPTION OF CORPORATION: (check one statement) 
[•] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
J. Edgar Sears, Jr. 
Brian A. Sears 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
M.J. Wells & Associates, Inc. 
1420 Spring Hill RoadfSuite 610 
-Tysons, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 

[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[/] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
M.J. Wells & Associates, Inc. Employee 
Stock Ownership Trust (ESOT) 
(All employees are eligible Plan 
participants; however, none owns 10% or 
more of any class of stock) 

(check if applicable) [/] There is more corporation information and Par. 1(b) is continued further on a 
"Special Exception Attachment to Par. 1(b)" form. 

FORM SEA-1 Updated (7/1/06) 



Special Exception Attachment to Par. 1(b) 
Page ^ of ~7 

DATE: December 29, 2014 
(enter date affidavit is notarized) IC\ 

for Application No. (s): SE 2013-HM-016 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
• Streetsense Architecture LLC 
3 Bethesda Metro 
Suite 140 
Bethesda, MD 20814 

DESCRIPTION OF CORPORATION: (check one statement) 
[•] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
- Streetsense Architecture, Inc. 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
- Streetsense Architecture, Inc. 

3 Bethesda Metro 
Suite 140 
Bethesda, MD 20814 

DESCRIPTION OF CORPORATION: (check one statement) 

[/] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Streetsense LLC 

(check if applicable) [s] There is more corporation information and Par. 1(b) is continued further on a 
"Special Exception Attachment to Par. 1(b)" form. 

FORM SEA-1 Updated (7/1/06) 



Page _6 of 1 
Special Exception Attachment to Par. 1(b) 

DATE: December 29, 2014 
(enter date affidavit is notarized) Id* 

for Application No. (s): SE 2013-HM-016 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
' Streetsense LLC 
3 Bethesda Metro 
Suite 140 
Bethesda, MD 20814 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[•] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
- Streetsense Companies, Inc. 
xThe Heiserman Group LLC 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Streetsense Companies, Inc. 
3 Bethesda Metro 
Suite 140 
Bethesda, MD 20814 

DESCRIPTION OF CORPORATION: (check one statement) 

\y] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Marc S. Ratner 
Guy E. Silverman 

(check if applicable) (/] There is more corporation information and Par. 1(b) is continued further on a 
"Special Exception Attachment to Par. 1(b)" form. 

FORM SEA-1 Updated (7/1/06) 



Special Exception Attachment to Par. 1(b) 
Page 7 of **? 

DATE: December 29, 2014 
(enter date affidavit is notarized) | CL 

for Application No. (s): SE 2013-HM-016 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
-The Heiserman Group LLC 
3 Bethesda Metro 
Suite 140 
Bethesda, MD 20814 

DESCRIPTION OF CORPORATION: (check one statement) 
[•] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
" Herb A. Heiserman 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 

DESCRIPTION OF CORPORATION: (check one statement) 

[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 

(check if applicable) [ ] There is more corporation information and Par. 1(b) is continued further on a 
"Special Exception Attachment to Par. 1(b)" form. 

FORM SEA-1 Updated (7/1/06) 



Page Three 
SPECIAL EXCEPTION AFFIDAVIT 

DATE: December 29, 2014 
(enter date affidavit is notarized) | ̂ ^ 

for Application No. (s): SE 2013-HM-016 
(enter County-assigned application number(s)) 

1(c). The following constitutes a listing*** of all of the PARTNERS, both GENERAL and LIMITED, in 
any partnership disclosed in this affidavit: 

PARTNERSHIP INFORMATION 

PARTNERSHIP NAME & ADDRESS: (enter complete name, and number, street, city, state, and zip code) 
Reed Smith LLP 
3110 Fairview Park Drive, Suite 1400 
Falls Church, VA 22042 

(check if applicable) [/] The above-listed partnership has no limited partners-

NAMES AND TITLE OF THE PARTNERS (enter first name, middle initial, last name, and title, e.£ 
General Partner, Limited Partner, or General and Limited Partner) 
Abbott, Kevin C. 
Abdalla, Tarek F. 
Alexander, Eric L. 
Allen, Thomas L. 
Andrews, Alexander T. 
Arnold, Roy W. 
Atallah, Ana (NMI) 

- Baker, Scott D. 
Barber, William James Gresham 

• Barnes, James J, (former) 
Bartfeld, Arnold L. 
Bastier, Ellen L. 

v Beale, Giles W. (former) 
"Beale, Timothy (NMI) (former) 
Begley, Sara A. 
Beilke, Michele J. 

• Bell, Gordon F. (former) 

Bernier, Maria N. (former) 
Bernstein, Leonard A. 
Bettino, Diane A. 
Bhattacharyya, Gautam (NMI) 
Bickham, J. David 
Binder, Dr. Justus (NMI) 
Binis, Barbara R. 
Birt, Steven James 
Blasier, Peter C. 

^Boehner, Russell J, (former) 
Bolden, A. Scott 
Bonessa, Dennis R. 
Booker, Daniel I. 
Borg, Christopher (NMI) 
Boutcher, David J. 

Boven, Douglas G. (former) 
Bovich, John P. 
Box, M. Tamara 
Bradley, Patrick E. 
Brennan, James C, 
Broughton, Kenneth E, 
Brown, Andrew Kenneth (former) 
Brown, Charles A. 
Brown, Claude (NMI) 
Brown, Jon M. 
Brown, Michael K. 
Burke, Carol M. 

v Burroughs, Jr., Benton (former) 
Cameron, Douglas E. 
Campos, Lorraine M. 

- Caplan, Gary S. (former) 

(check if applicable) [/] There is more partnership information and Par. 1 (c) is continued on a "Special 
Exception Affidavit Attachment to Par. 1(c)" form. 

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of slock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of shareholders; managing members shall also be listed Use footnote numbers to designate 
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on 
the attachment page. 

FORM SEA-1 Updated (7/1/06) 



Special Exception Attachment to Par. 1(c) 
Page 1 of 3 

DATE: December 29, 2014 
(enter date affidavit is notarized) I CK 

for Application No. (s): SE 2013-HM-016 
(enter County-assigned application number (s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
Reed Smith LLP [CONTINUED] 
3110 Fairview Park Drive, Suite 1400 
Falls Church, VA 22042 

(check if applicable) [•] The above-listed partnership has no limited partners-

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.g., 
General Partner, Limited Partner, or General and Limited Partner) 
Carder, Elizabeth B. Fawcett, David B, Hewetson, Charles M. 
Cardozo, Raymond A. Fogel, Paul D. Hill, Robert J. 

^Casdagli, Emma Francis (former) Fosh, Michael John J, Hill, Thomas E. 
Cassidy, Peter J. Francis, Jr., Ronald L. Hirsch, Austin L. 
Charot, Benoit (NMI) Frank, Ronald W. . Hitt, Leo N. 
Cheung, Janet Bo Chun Freeman, Lynne P. Ho, Delpha (NMI) 
Clark, II, Peter S. Frenier, Diane M. Hofmeister, Jr., Daniel J. 
Cobetto, Jack B. Fritton, Karl A. Holloway, Wanda G, 
Cody, Daniel A. Gabbert, Dale (former) \ Honigberg, Carol C. (former) 
Cohen, David R. Gallo, Frank J. Hooper, John P. 
Colman, Abraham J. Gasparetti, Lorenzo E. Horrigan, Courtney C. 
Conner, W. Thomas Geist, Melissa A. Houston, Marsha A. 
Connoley, Mark F. Gentile, Jr. Pasquale D. Hultquist, James T. 

^Convery, III, J. Ferd (former) Graumlich, Betty S. Husar, Linda S. 
Cooper, Steven (NMI) Greenblatt, Lewis B. lino, John M. 

, Coder, Alan K. Green-Kelly, Diane Ince, Thomas A. 
Couste, Marina (NMI) 'Greer, Amy J. (former) Innamorato, Don A. 
Davies, Colleen T. Greeson, Thomas W. (former) - Jared, Cynthia (former) 
Davis, James M. Grellet, Luc J. Jaskot, Paul J. 

- Dentice, Nathan P.W. Grignon, Margaret A. Jeffcott, Robin B. 
Dermody, Debra H. Grimes, David M. Jenkinson, Andrew P. 
DiFiore, Gerard S. Gross, Dodi Walker Jong, Denise (NMI) 
Dilling, Robert M. . Guadagnino, Frank T. (former) Jordan, Gregory B. (former) 
Dillon, Lee Ann Gunn, Richard M. Kabnick, Lisa D. 
DiNome, John A. Gwynne, Kurt F. Karides, Constantine (NMI) 
Doron, Uri (former) Haag, Edmund Lee Kaufman, Marc S. 
Drew, Jeffery R. Hackett, Mary J. Kaung, Alexander Wai Ming 
Dubelier, Eric A. Halbreich, David M. Kirk, Dusty Elias 

UDumville, S. Miles (former) Hammodi, Ziad A. Kirkpatrick, Stephen A, 
Duronio, Carolyn D. Hansson, Leigh T. Kozlov, Herbert F. 
East, Lindsay T. (former) Hardin, Julie A. Kramer, Ann V. 

. Ellis, Peter M. Hardy, Peter A. Krasik, Carl (former) 
Ellison, John N. Hartley, Simon P. Rrebs-Markrich, Julia 
Enochs, Craig R. Hartman, Ronald G. Kugler, Stefan L. 
Epstein, Bette B. (former) Hasselman, Scot T. Kwuon, Janet H, 
Eskilson, James R. Hawley, Terence N. Lai, Ivy (NMI) 
Estrada, Edward J. Healy, Christopher W. Lasher, Lori L. 
Evagora, Kyriacos (NMI) Heffler, Curt L. Leech, Frederick C. 
Fagelson, Ian B. (former) • Hemming, Seth M. 
Falkner, Robert P. 

(check if applicable) [/] There is more partnership information and Par. 1 (c) is continued further on a 
"Special Exception Attachment to Par. 1(c)" form. 

FORM SEA-1 Updated (7/1/06) 



Page _2 of 
Special Exception Attachment to Par. 1(c) 

DATE: December 29, 2014 
(enter date affidavit is notarized) \7SLJh a 

for Application No. (s): SE 2013-HM-016 
(enter County-assigned application number (s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
Reed Smith LLP [CONTINUED] 
3110 Fairview Park Drive, Suite 1400 
Falls Church, VA 22042 

(check if applicable) [/] The above-listed partnership has no limited partners. 

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.g., 
General Partner, Limited Partner, or General and Limited Partner) 
Leiderman, Harvey L. Paisley, Belinda L. Sanders, Michael (NMI) 
Li, Lianjun (NMI) Parker, Roger J. Sauvage, Nicolas C. (former) 
Loepere, Carol C. Patterson, Lorin E. Schaffer, Eric A. 
LoVallo, Michael A. Pearman, Scott A. •> Schatz, Gordon B. (former) 
Lowenstein, Michael E. Peck, Jr., Daniel F. Scheve, Stephen E. 
Lyons, III, Stephen M. Pedretti, Mark G. Schlecker, David M. 
Magera, George F. (former) Pepper, Michael Ross David Schlesinger, Matthew J. 
Maguire, Nicola K. Petersen, Matthew J. Schmarak, Bradley S. 
Mahone, Glenn R. Peterson, Kurt C. Scogin, Hugh T. (former) 
Maiden, Todd O. Philipps, Richard P. (former) Scott, Michael T. 
Mantell, Nanette W. (former) Phillips, Robert D. Seaman, Charles H. 
Martin, James C. Phillips, Robert N. Sedlack, Joseph M. 
Martini, John D. • Pierre, Yvan-Claude J. Sessa, Stephen E, 
McAllister, David J. Pike, Jonathan R. Shanus, Stuart A. 
McCarroll, James C. Poe, Alexandra (NMI) Sharma, Asha Rani 
McConnell, Stephen J. .Pollack, Michael B. • Shaw, Nicholas J. 
McDavid, George E. Powell, David C. , Shay-Byrne, Olivia 
McGarrigle, Thomas J. Pryor, Gregor J. • Short, Carolyn P. 
McNair, James E. Quenby, Georgia M. Shugrue, John D. 
Melodia, Mark S. Radley, Lawrence J. Siev, Jordan W. 
Mercadante, James A. Raju, Ajay K. (former) Sigelko, Duane F. 
Metro, Joseph W. Rawles, Douglas C. Simons, Robert P. 
Miller, Edward S. . Raymond, Peter D. x Singer, Paul M. (former) 
Miller, Jesse L. Reid, Graham M. Skrein, Stephen P. 
Miller, Steven A. Reinke, Donald C. Slater, Phillip B. (former) 
Min, Catharina Y. •Robinson, Richard A. • Smersfelt, Kenneth N. 
Moberg, Marilyn A. Roche, Brian D. Smith, John Lynn 
Mok, Kar Chung Rosen, Barry S. Smith, Robert M. 
Moller, Charlotte (NMI) Rosenbaum, Joseph I. Snyder Bagnell, Nicolle R. 
Morrison, Alexander David Rosenberg, Carolyn H. , Sollie, Kyle O. 
Munsch, Martha Hartle Roth, Robert A. Sorensen, Anker (NMI) 
Napolitano, Perry A. Rowan, Vincent B. Spafford, Richard A. 

^Naugle, Louis A. (former) Rubenstein, Donald P. Speed, Nicholas P. 
Nelson, Jack R. Ryan, Catherine S. • Springer, Claudia Z. 
Nicholas, Robert A. Rydstrom, Kirsten R. Stanley, David E. 
O'Brien, Kathyleen A. Rymer, Philip R. Stephenson, Leon (NMI) 
O'Donoghue, Cynthia (NMI) Sanders, James L. Stewart, II, George L. 

-O'Neil, MarkT. Stimpson, Barry P. 
Suddath, Thomas H. 

(check if applicable) [•] There is more partnership information and Par. 1(c) is continued further on a 
"Special Exception Attachment to Par. 1(c)" form. 

FORM SEA-1 Updated (7/1/06) 



Special Exception Attachment to Par. 1(c) 
Page _3 of ^ 

DATE: December 29, 2014 
(enter date affidavit is notarized) CK 

for Application No. (s): SE 2013-HM-016 
(enter County-assigned application number (s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
Reed Smith LLP [CONTINUED] 
3110 Fairview Park Drive, Suite 1400 
Falls Church, VA 22042 

(check if applicable) [ s ]  The above-listed partnership has no limited partners. 

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.g., 
General Partner, Limited Partner, or General and Limited Partner) 
Suss, Philipp T. "-Added as of February 12, 2014: "Added as of December 29, 2014: 
Swinburn, Richard G. 
Tandler, James R. Alfieri, Paul M. Brocklesby, Nicholas (NMI) 
Tashman, Matthew E. Armao, Joseph P. Johnson, Gary C. 
Taylor, Andrew D. Berman, Patricia Dondanville O'Neil, Michael (NMI) 
Taylor, Philip M. Boranian, Steven J. Rammelt, David A. 
Teare, Peter A. Brown, Bryan K. Samant, Prajakt K. 

, Temple, MarkD, Dakessian, Mardiros H. Yuffee, Michael A. 
Terras, Alexander (NMI) Hagan, John F., Jr. 
Thallner, Jr., Karl A. Hatfield, Jacqueline A. x Equity Partners as of January 1, 2015: 
Thomas, Alexander Y. Hryck, David M. 
Thompson, David A. Katsambas, Panagiotis (NMI) Beiersdorf, Oliver K. 
Thompson, Gary S. Klett, Dr. Alexander R,, LL.M. Ferak, Tracy G, 
Tocci, Gary M. Korenblatt, Jeffrey S. Fox, Caspar L. 
Tompkins, Benjamin F. Lackert, Clark W. Gordon, Vincent R. 
Toms, Jason (NMI) Lackner, Marc A. Howes, Dwight A. 
^Turner, Paul B. MacElhone, Isabelle (NMI) Jones, Tyree P. 
Vishneski, John S. Minniti, Cindy Schmitt Lee, Michael P. 
Vitsas, John L. Mitchell, Jonah D. Maira, Thomas G. 
von Waldow, Amd N. Richthammer, Dr. Etienne (NMI) Miner, Brian C. 
Watt, Christopher B. Schryber, John W. Rogan, Edward G. 
Weiss, David E. Solomon, Jonathan (NMI) Rudnicki, Leah T. 
Weissman, David L. Suleman, Sakil A. Sher, Lawrence S. 
Weissman, Sonja S. Theodorou, Demitris C. - s'Jacob, Oliver P. 
Weller, Charles G. Watterson, Kim M. Wilkins, Robert A. 
Wells, Kristin I. . Wong, Patrick Ho Yin Young, Michael J. 

.Wilkinson, James F. Yu, Desmond (NMI) 
Wilkinson, John N. 
Wolff, Sarah R. 
Wood, Douglas J. 
Yam, Perry (NMI) 
Yan, Betty (NMI) 
Yan, Jay J. 
Yoo, Thomas J. 
Zaman, Peter O. 
Zoeller, Lee A. 
Zurzolo, Tracy L. 

(check if applicable) [ ] There is more partnership information and Par. 1(c) is continued further on a 
"Special Exception Attachment to Par. 1(c)" form. 

FORM SEA-1 Updated (7/1/06) 



SPECIAL EXCEPTION AFFIDAVIT 
Page Four 

DATE: December 29, 2014 
(enter date affidavit is notarized) 

for Application No. (s): SE 2013-HM-016 
(enter County-assigned application number(s)) 

1 (d). One of the following boxes must be checked: 

[ ] In addition to the names listed in Paragraphs 1(a), 1(b), and 1(c) above, the following is a listing 
of any and all other individuals who own in the aggregate (directly and as a shareholder, partner, 
and beneficiary of a trust) 10% or more of the APPLICANT, TITLE OWNER, CONTRACT 
PURCHASER, or LESSEE* of the land: 

[•] Other than the names listed in Paragraphs 1(a), 1(b), and 1(c) above, no individual owns in the 
aggregate (directly and as a shareholder, partner, and beneficiary of a trust) 10% or more of the 
APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 

2. That no member of the Fairfax County Board of Supervisors, Planning Commission, or any member of 
his or her immediate household owns or has any financial interest in the subject land either 
individually, by ownership of stock in a corporation owning such land, or through an interest in a 
partnership owning such land. 

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter "NONE" on the line below.) 
NONE. 

(check if applicable) [ ] There are more interests to be listed and Par. 2 is continued on a 
"Special Exception Attachment to Par. 2" form. 

FORM SEA-1 Updated (7/1/06) 



Application No.(s): SE 2013-HM-016 
(county-assigned application number(s), to be entered by County Staff) 

Page Five 
SPECIAL EXCEPTION AFFIDAVIT 

DATE: December 29, 2014 I l2JbL{c\a^ 
(enter date affidavit is notarized) 

3. That within the twelve-month period prior to the public hearing of this application, no member of the 
Fairfax County Board of Supervisors, Planning Commission, or any member of his or her immediate 
household, either directly or by way of partnership in which any of them is a partner, employee, agent, 
or attorney, or through a partner of any of them, or through a corporation in which any of them is an 
officer, director, employee, agent, or attorney or holds 10% or more of the outstanding bonds or shares 
of stock of a particular class, has, or has had any business or financial relationship, other than any 
ordinary depositor or customer relationship with or by a retail establishment, public utility, or bank, 
including any gift or donation having a value of more than $100, singularly or in the aggregate, with 
any of those listed in Par. 1 above. 
EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter "NONE" on line below.) 

-John C. Ulfelder, a member of the Fairfax County Planning Commission, is being represented by Grayson P. Hanes of Reed Smith 
LLP in an unrelated legal matter. 

NOTE: Business or financial relationships of the type described in this paragraph that arise after 
the filing of this application and before each public hearing must be disclosed prior to the 
public hearings. See Par. 4 below.) 

(check if applicable) [ ] There are more disclosures to be listed and Par. 3 is continued on a 
"Special Exception Attachment to Par. 3" form. 

4. That the information contained in this affidavit is complete, that all partnerships, corporations, 
and trusts owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT 
PURCHASER, or LESSEE* of the land have been listed and broken down, and that prior to each 
and every public hearing on this matter, I will reexamine this affidavit and provide any changed 
or supplemental information, including business or financial relationships of the type described 
in Paragraph 3 above, that arise on or after the date of this application. 

WITNESS the following signature: 

(check one) [ ] Applicant 

David S. Houston, Esq. 

[/] Applicant's Authorized Agent 

(type or print first name, middle initial, last name, and & title of signee) 

"A Subscribed and sworn to before me this <*- I day of 
of Virginia , County/City of Fairfax 

December 20 14 in the State/Comm. 

My commission expires: bo i 
Notary Public 

i FORM SEA-1 Updated (7/1/06) 

SARA A. STEIN 
NOTARY PUBLIC 

.REGISTRATION # 7509057 
COMMONWEALTH OF VIRGINIA 

MY COMMISSION EXPIRES 
SEPTEMBER 30 2015 
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Special Exception 
to Permit  

Establishment of Retail Sales, Eating Establishments, Fast 
Food Restaurants and Quick Service Food Stores 

PURSUANT TO SECTION 9-501 OF THE ZONING ORDINANCE;  
AND WAIVER OF CERTAIN SIGN REGULATIONS PURSUANT TO  

SECTION 9-620 OF THE ZONING ORDINANCE 
 

STATEMENT OF JUSTIFICATION 

Revised August 20, 2014 
 

 JBG/Reston Executive Center, L.L.C. (the “Applicant”), seeks a Special Exception (SE) to 
allow for the establishment of retail sales, eating establishments, fast food restaurants and quick 
service food stores.  The parcels are identified as tax map number 17-3((1)) 0028A, 0028B and 
0028C and are zoned I-5.  The subject property is located in the Hunter Mill District.  Specifically, 
the Applicant seeks the following Special Exceptions: 

 To establish up to 40,100 square feet of retail sales, eating establishments, fast food 
restaurants and quick service food stores.  This 40,1000 square feet of retail, restaurants and 
related uses will be accomplished by converting up to 15,100 square feet of existing office 
use and constructing 25,000 square feet of building additions to the existing office buildings 
and a new retail building.  For purposes of the attached Trip Generation Analysis, 30,075 
square feet of retail of the 40,100 square feet of retail shall be considered high turn over 
restaurant and 10,025 shall be considered specialty retail. 

 The existing development on the application property consists of a three building office park 
with warm grey precast and ribbon window facades centered around a common interior 
drive with surrounding structured and surface parking. 

 We are proposing to extend a portion of the ground level facade on the easternmost office 
building to address Town Center Parkway and offer a new front door to the project that 
welcomes the neighbors into the project.  An additional larger extension to the westernmost 
office building and an adjacent free standing retail building allows for a pedestrian 
connection to Sunset Hills Road and offers a more activated entry to the project from the 
south, as well as providing inter parcel access to the west. Finally, a more modest extension 
to the northernmost building will provide the critical mass to complete the transformation of 
the application property to a more pedestrian-focused and amenity-rich environment.  These 
three retail extensions and the additional retail building will provide a more dynamic retail 
component to the existing office uses, reduce offsite trips during the work day and add 
important pedestrian plazas to a project that currently has limited public space amenities. 

 The new retail architecture will add an exciting new visual component to the office buildings 
and capture some interesting activated plaza spaces in front of the proposed retail 
storefronts.  This exciting retail environment will serve the tenants and residents of the 
surrounding Reston/Herndon area and will be easily accessable from the Reston Parkway 
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metrostation, which is within a short ¼ mile walk from the application property.  This 
application will introduce an important upscale amenity base to this part of Reston. 

 The new development associated with this application will be the first step in repurposing 
the application property to benefit from and support the future Reston Parkway 
metrostation and to realize the future vision for Reston that is beginning to take shape in the 
Reston Master Plan Study. 

 The waiver of certain sign regulations as allowed by Section 9-620 of the Zoning Ordinance 
is reflected in the comprehensive sign plan being simultaneously submitted.  Such waiver is 
consistent with the purpose and intent of Article 12 of the Zoning Ordinance and will 
ensure that "proposed signs shall be in scale and harmonious with the development and shall 
be so located and sized as to ensure convenience to the visitor, user or occupant of the 
development while not adding to street clutter" on and around the site.  Further, such signs 
are so located and sized that they will not have any deleterious effect on the existing or 
planned development of adjacent properties.  The proposed sign plan does not allow the 
erection of a freestanding sign or off-site sign not otherwise permitted by the Zoning 
Ordinance or the establishment of any sign prohibited by the provisions of Section 12-104 
of the Zoning Ordinance.  The waiver is appropriate since there are unusual circumstances 
with respect to the subject property including the site configuration, the existing structures 
on the site and the site's location in the Reston Town Center Transit Oriented Development 
with planned intensities within a 3.0 to 4.0 FAR range. 

 Signs are a necessary means of visual communication for public convenience and are most 
effective when organized in a comprehensive system. A properly conceived sign plan reflects 
the Applicant's concern and sense of responsibility for public safety, while also enhancing 
the image and use of the development.  The proposed sign plan accommodates multiple uses 
within the same site and accounts for changing tenants, changing market conditions, 
additional phases of construction, and periodic renovations over time. The sign plan 
establishes sign design standards in order to create and maintain a coordinated and well-
developed signage system that will establish the community’s identity and will unify all uses 
throughout the site. 

  The SE plat provides a detailed depiction of the building site and signage layout.  The 
schedule of these improvements is subject to market demand, but would be anticipated to 
commence shortly after approval.    

This statement provides the following specific project information required as part of the 
Special Exception Application: 

A. Type of Operation.  Retail Sales, Eating Establishments, Fast Food Restaurants and Quick 
Service Food Stores. 

 
B. Hours of Operation.  7:00 AM – 2:00 AM - 7 days a week. 
 
C. Estimated Number of Patrons.  Proposed:  2800. 
 
D. Proposed Number of Employees.  Proposed:  140 at any one time. 
 
E. Estimated Traffic Impact.  See attached Trip Generation Analysis.  

 
F. General Area to be Served by Proposed Uses.  Reston/Herndon.   
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G. Description of Building Façade and Architecture.   A highly undulating facade with 
dramatically changing roof lines to achieve an interesting contrast to the modern simplicity 
of the precast and glass office structures.  A warm color approach to a contemporary design 
will complement the existing buildings and strongly establish the new street level pedestrian 
environment.  A mix of modern skin and canopy materials and detailing to take advantage of 
horizontal elements and fine grain connection details to break the facade down into 
pedestrian scaled pieces.  Shifting the facade at a variety of angles and taking advantage of 
careful detailing will achieve a more vibrant immersed retail experience than would ordinarily 
accompany a single use office park.  See illustrative building elevations on Sheet 12 of the SE 
Plat. 

H. Listing of all hazardous substances, toxic wastes or petroleum products known or to 
be handled on site.   None. 

I. Conformity with Ordinances.  The proposed use will be in conformance with all 
applicable ordinances, regulations, adopted standards and previously approved plans and 
conditions, except as follows: 

1. A modification of Section 12-0510.4E(5) of the Public Facilities Manual is requested to 
allow a minimum planting width of 4 feet. 

2. A modification of Section 9-524.1.A that limits retail sales establishments to a maximum 
of 60% of the gross floor area to be devoted to retail sales display area and any accessory 
office is requested to allow 100% of the gross floor area to be used for such purposes. 

3. A modification of Section 9-524.8 is requested to permit outdoor seating. 

Modifications 2 and 3 above find support in the recently adopted Comprehensive Plan for 
the Reston area.  The proposed use is located in the Reston Town Center Station TOD 
District and is designated for Transit Station Mixed Use.  Within the Transit Station Mixed 
Use area ground level retail and support services are encouraged to add to the vibrancy and 
enhance the pedestrian environment.  Both outdoor seating and retail spaces where 100% of 
the gross floor area may be devoted to retail uses enhance the vibrancy of the uses beyond 
what would be permitted without the modifications. 

 



Department of Planning and Zoning 
Planning Division 
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Excellence * Innovation * Stewardship                                                                            Fax 703-324-3056 
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DATE:  December 22, 2014 
TO:  Barbara C. Berlin, AICP, Director 

Zoning Evaluation Division, DPZ 
 
FROM: Pamela G. Nee, Chief 
  Environment and Development Review Branch, DPZ 
 
SUBJECT: Land Use Analysis 
  SE 2013-HM-016 (JBG Reston Executive Center) 

 
The memorandum, prepared by Richard Lambert, includes citations from the 

Comprehensive Plan that provide guidance for the evaluation of the Special Exception Plat 
revised through November 26, 2014. The extent to which the application conforms to the 
applicable guidance contained in the Comprehensive Plan is noted.  Possible solutions to remedy 
identified issues are suggested.  Other solutions may be acceptable, provided that they achieve 
the desired degree of mitigation and are also compatible with Plan policies. 
 
DESCRIPTION OF THE APPLICATION 
 

The applicant requests Special Exception approval to allow for the establishment of 
40,100 total square feet (SF) of retail sales establishments, eating establishments, quick service 
food stores, and fast food restaurant uses at an existing office campus. The applicant proposes to 
convert 15,100  (SF) of office space to retail/restaurant space and add 25,000  (SF) of new 
retail/restaurant space within an existing office campus on three parcels with total site area of 
13.77 acres in the Reston Town Center Transit Station Area. The site is zoned I-5 General 
Industrial District and is currently developed with three six-story office buildings, parking 
garages, surface parking, and internal access drives. Retail, restaurant, and food store uses  in the 
office building are permitted by Special Exception in the zoning district, thus triggering the 
request for approval of a category 5 Special Exception, Commercial and Industrial Uses of 
Special Impact. Outdoor seating areas along streets and rooftops are proposed. 
 
LOCATION AND CHARACTER OF THE AREA 
 

The application property is located on the west  of Town Center Parkway and north of 
Sunset Hill Road at the southwest edge of the Reston Town Center Area [Tax Map # 17-3 ((1)) 
28A, 28B, & 28C] and measures approximately 13.77 acres. Land to the west of the site is zoned 
Planned Residential Community (PRC) and is developed with limited service hotel and 
restaurants, and banking services. 

M E M O R A N D U M 
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To the east is land zoned planned PRC on which a temporary Connector Bus park and 

ride facility is located. To the north are the townhouses of Trumbull Way, also zoned PRC. The 
W&OD trail runs tangential to the site’s northern boundary. A narrow Board of Supervisor-
owned outlot and the Dulles Toll Road are located across Sunset Hills Road to the south. 

 
The property is developed with three six-story office buildings totaling 420,000 sqft gross 

floor area and two four-level parking structures. One office building and parking structure are 
located adjacent to Town Center Parkway. The other two buildings and parking garage are 
located towards the western side of the site. Additional surface parking spaces and internal 
access drives are at the periphery of the buildings and garages. An asphalt walkway runs along 
Town Center Parkway and then changes direction to follow Sunset Hills Road. 
 
Subject Property Specific Land Use Recommendation 
 

Fairfax County Comprehensive Plan, 2013 Edition, Area III, Upper Potomac Planning 
District, amended through December 2,, 2014, Reston Transit Station Areas, District 
Recommendations, Reston Town Center Transit Station Area, Reston Town Center Station 
Transit-Oriented Development (TOD) District, North Subdistrict, beginning on page 117: 
 
“North Subdistrict  

 
The North subdistrict is comprised of approximately 88 acres and is bounded by the 

W&OD trail on the north, Reston Parkway on the east, the DAAR on the south and the YMCA 
property on the west. Sunset Hills Road extends from east to west through the subdistrict with 
Reston Parkway and Town Center Parkway being the primary north-south streets. The subdistrict 
is strategically located between Reston Town Center urban core and the Reston Town Center 
Metro station. 

 
Existing development includes several suburban office parks at intensities from .30 to .80 

FAR located in buildings from 2-5 stories and served by both surface and structured parking. 
Other uses include an extended stay hotel, several restaurants and a vacant parcel that is currently 
being used as temporary surface parking lot.  

 
Base Plan  

The subdistrict is planned for a variety of uses, including office retail, residential and 
community-serving uses, at approved intensities of between .70 and 1.0 FAR or residential use at 
up to 30 dwelling units per acre.  

 
Redevelopment Option  

The vision for this subdistrict is for substantial redevelopment at higher intensities in 
predominantly mid- to high-rise buildings with more diverse land uses than currently exist and a 
wider array of support services. Redevelopment should create a series of urban plazas and parks 
to provide gathering places for people of all ages to enjoy festivals and community events.  
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Local-serving amenities including plazas, other urban parks, trails, and public art should 
be provided throughout the subdistrict to serve local leisure and recreation needs. The exact 
number of urban parks, their sizes and distribution will be determined by the amount and type of 
new development, in accordance with the Urban Parks Framework in the Policy Plan. 
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.  

 
The Transit Station Mixed Use area is planned for intensity within a 3.0 to 4.0 FAR 

range. The planned zoning target for office development in this area of the subdistrict is 3 
million square feet of existing, approved and new development. The planned zoning target for 
residential development is approximately 2,600 residential units. Development proposals should 
typically provide a mix of 50 percent non-residential use and 50 percent residential use. The 
availability of vacant land in close proximity to the Metro station in this subdistrict presents an 
opportunity to realize the desired mix for Transit Station Mixed Use areas of 50 percent non-
residential uses and 50 percent residential uses. Individual developments may have flexibility to 
build more office use if other developments are built or rezoned with a use mix that contains 
proportionally less office. Ground level retail and support service uses are encouraged to add to 
the vibrancy and enhance the pedestrian environment. Support retail uses should be located in 
office, hotel or residential buildings and be complementary to other uses with the objective of 
allowing residents and employees to minimize daily automobile use. Development should be 
organized around a large, signature community gathering space near the station entrance.  

 
The Residential Mixed Use area in the North TOD subdistrict is bounded on the north by 

the W&OD trail and is planned for residential uses up to 1.5 FAR (approximately 500 units). 
Development proposals should typically be 75 percent residential use. The low density retail 
development with surface parking located along the western boundary of the subdistrict presents 
an opportunity for new residential development. Individual development may have flexibility to 
vary from the stated percentages if other developments are built or rezoned with a use mix that 
maintains these proportions for the area designated as the Residential Mixed Use category. 
Ground level retail and support service uses are encouraged to add to the vibrancy and enhance 
the pedestrian environment. Support retail uses should be located in office, hotel or residential 
buildings and be complementary to other uses with the objective of allowing residents and 
employees to minimize daily automobile use.” 
 
Areawide Land Use Recommendations 
 
Fairfax County Comprehensive Plan, 2013 Edition, Area III, Upper Potomac Planning District, 
amended through December 2, 2014, Reston Transit Station Areas, Areawide Recommendations, 
pages 39-105, may be accessed at: 
 
http://www.fairfaxcounty.gov/dpz/comprehensiveplan/area3/upperpotomac.pdf 
 

http://www.fairfaxcounty.gov/dpz/comprehensiveplan/area3/upperpotomac.pdf
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Fairfax County Comprehensive Plan, 2013 Edition, Area III, Upper Potomac Planning District, 
amended through December 2, 2014, Reston Transit Station Areas, Areawide Recommendations, 
Land Use, Development Review Performance Objectives, pages 48-52 (summarized below): 
 
“Development Review Performance Objectives  

 
All development proposals 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 Transit Station Areas […] 
 Provide Urban Parks and other Recreational Amenities throughout the Transit Stations 

Areas […] 
 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 Institutions […] 
 Accommodate Existing Uses and Buildings […] 
 Protect Existing Low Density Residential Areas” […] 

 
LAND USE ANALYSIS 
 

The application site is located in the North Subdistrict of the Reston Town Center TOD 
District. Staff concurs with the presumption that redevelopment is not being proposed for this 
SE. Thus, the Base Plan as described in the Comprehensive Plan is being used to provide land 
use guidance for the application.  However, additional structures and road realignments realized 
within the SE should not preclude future redevelopment Plan guidance along with 
recommendations from ongoing urban design and transportation studies. Thus, consideration is 
given to the redevelopment guidelines in situations where development under the Special 
Exception could preclude future goals of the redevelopment option and associated performance 
guidelines. 

 
According to the Comprehensive Plan, this subdistrict is envisioned to be “an extension 

of the Town Center core with a balanced mix of uses to include new offices, destination retail 
uses and restaurants, a hotel with convention facilities, a significant residential component, one 
or more civic uses and ground floor uses that foster a varied and interesting pedestrian 
environment.” The Land Use Categories map depicts the area planned as Transit Station Mixed 
Use. 

 
The applicant proposes a new office, retail, and restaurant use up to 0.76 floor area ratio 

(FAR) and 75 feet in maximum building height. According to the North Subdistrict Base Plan, a 
mix of uses with a FAR  range of 0.7 to 1.0 FAR is recommended. The new building addition 
will have first floor retail and restaurant and will  contain approximately 25,000 square feet in 
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area. The applicant proposes to convert approximately 15,100  SF of existing office to retail and 
restaurant use. The applicant does not propose to increase parking capacity from the current 
capacity of 1,570 spaces.  
 
SITE DESIGN   

 
With the inclusion of a seating area, the applicant’s proposed addition on the Reston 

Executive 3 office building will extend commercial and pedestrian activity to approximately 40ft 
from Sunset Hills Road. The distance from the asphalt walkway to the seating area of the 
proposed addition is between 20 and 30 feet. The proximity of the proposed ground floor 
commercial has the potential to activate the adjacent street and open space and connect with 
pedestrians traveling along the path or along Sunset Hills Road. Subsequent illustrations have 
depicted different alignments that reduce the distance of ground floor commercial activity from 
Sunset Hills Road. This is a  desirable change which should have positive impacts on the 
pedestrian experience along Sunset Hills Road.  
 

The application proposes possible rooftop seating areas. Experiences within the County 
suggest rooftop seating will not  impact demand for ground level seating and conflict with the 
Plan’s vision of providing pedestrian experience. 
 
PEDESTRIAN CIRCULATION 
 

Initial proposals included a new pedestrian circulation system that provided pedestrian 
access around the buildings, but lacked intra-site connectivity and connectivity from Sunset Hills 
Road and Town Center Parkway. The final proposal highlights a circulation system that moves 
pedestrians through the site along sidewalks and trails. Bicycle routes connect the site with the 
W&OD trail through to trails along Sunset Hills Road. In addition, another connection point, just 
south of Parcel 1A, was created to move pedestrians and bicycles from Sunset Hills Road into 
the site. 
 

The perimeter sidewalk is 8ft along the southeast quadrant of the site, but reduces to 6ft 
as it crosses closest to the proposed restaurant seating area of the Reston Executive 3 office 
building. Ideally this sidewalk would continue as an 8ft wide sidewalk, however, urban design 
features like trees or vegetation are higher priority along this section of Sunset Hills Road. 
Thoughtfully designed urban landscape should be balanced with sidewalk width. 
 
 
VEHICULAR CIRCULATION 
 

Although the Comprehensive Plan has not provided a detailed conceptual street grid for 
this subdistrict, applicants should  be cognizant of the importance of providing additional 
east/west connections through the subdistrict that provide alternative routes, reduce demand 
along Sunset Hills Road, and integrate with the circulation system within the Sub-district and 
District. The application and its subsequent illustrations present a street system that  strives to 
integrate the proposed infill development with the existing circulation system and future 
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circulation needs. Fairfax County Department of Transportation may provide additional detailed 
comments. 

 
 
CONCLUSION 
 

The proposed retail and restaurant will be located within an area with similar uses, 
including existing office, limited-service restaurants and hotel uses, which are expected to pave 
the way for higher density mixed-use development at the Reston Transit Station Areas. 
 

The proposed first floor retail and restaurant uses, along with the pedestrian circulation 
system, further the Comprehensive Plan’s recommendation for activating the pedestrian realm 
and creating efficient, safe, and pleasant connections. The repositioning of the Executive Center 
3 building mitigates the spatial divide between commercial uses and the street and path, 
increases its retail prominence along a pedestrian route and better connects its ground floor 
restaurant with the pedestrian realm.  

 
Pedestrian circulation is improved from earlier proposals by the creation of pedestrian 

access points into the site from the corner of Town Center Parkway and Sunset Hills Road. In 
addition, the sidewalk connections on both sides of street entering the site at the proposed Town 
Center Parkway entrance are improvements over the initial proposal.  

 
Continued envisioning of circulation systems was vital for creating a development that 

can serve as the first phase of future development rather than an independent singular proposal. 
The street network established within this project better joins with surrounding uses, parcels, and 
subdistricts in a more comprehensive manner that what was originally proposed. 
 

With the incorporation of staff’s recommendations regarding the circulation and 
connections between the pedestrian realm, staff believes that the proposal meets the land use and 
design recommendations of the Comprehensive Plan guidance.  
 
 
PGN/RAL 
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DATE: December 17, 2014 
 
TO:  Barbara Berlin, Director  
 Zoning Evaluation Division, DPZ 
 
FROM: Pamela G. Nee, Chief  
  Environment and Development Review Branch, DPZ 
 
SUBJECT: ENVIRONMENTAL ASSESSMENT for: SE 2013-HM-016 
 JBG – Reston Executive Center    
 
 
This memorandum, prepared by John R. Bell, includes citations from the Comprehensive Plan 
that provide guidance for the evaluation of the above referenced development plan as revised 
through November 26, 2014.  Possible solutions to remedy identified environmental impacts 
are suggested.  Other solutions may be acceptable, provided that they achieve the desired 
degree of mitigation and are also compatible with Plan policies. 
 
 COMPREHENSIVE PLAN CITATIONS: 
 
The Comprehensive Plan is the basis for the evaluation of this application.  The assessment of 
the proposal for conformity with the environmental recommendations of the Comprehensive 
Plan is guided by the following citations from the Plan: 
 
Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Environment, as amended 
through July 1, 2014, pages 19 and 20:  
 
“Objective 13: Design and construct buildings and associated landscapes to use energy 

and water resources efficiently and to minimize short- and long-term 
negative impacts on the environment and building occupants. 

 
Policy a. In consideration of other Policy Plan objectives, encourage the application 

of energy conservation, water conservation and other green building 
practices in the design and construction of new development and 
redevelopment projects. These practices may include, but are not limited to: 

 
- Environmentally-sensitive siting and construction of development; 
 
- Application of low impact development practices, including 

minimization of impervious cover (See Policy k under Objective 2 of 
this section of the Policy Plan); 

 
 

M E M O R A N D U M 
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- Optimization of energy performance of structures/energy-efficient 
design; 

 
- Use of renewable energy resources; 

 
- Use of energy efficient appliances, heating/cooling systems, lighting 

and/or other products; 
 

- Application of best practices for water conservation, such as water 
efficient landscaping and innovative wastewater technologies, that 
can serve to reduce the use of potable water and/or reduce 
stormwater runoff volumes; 

 
- Reuse of existing building materials for redevelopment projects; 

 
- Recycling/salvage of non-hazardous construction, demolition, and 

land clearing debris; 
 

- Use of recycled and rapidly renewable building materials; 
 
- Use of building materials and products that originate from nearby 

sources; 
 

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

 
- Reuse, preservation and conservation of existing buildings, including 

historic structures; 
 

- Retrofitting of other green building practices within existing 
structures to be preserved, conserved and reused; 

 
- Energy and water usage data collection and performance monitoring; 

 
- Solid waste and recycling management practices; and 

 
- Natural lighting for occupants. 

 
Encourage commitments to implementation of green building practices 
through certification under established green building rating systems for 
individual buildings (e.g., the U.S. Green Building Council’s Leadership in 
Energy and Environmental Design for New Construction [LEED-NC®] or 
the U.S. Green Building Council’s Leadership in Energy and Environmental 
Design for Core and Shell [LEED-CS®] program or other equivalent 
programs with third party certification). An equivalent program is one that is 
independent, third-party verified, and has regional or national recognition or 
one that otherwise includes multiple green building concepts and overall 
levels of green building performance that are at least similar in scope to the 
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applicable LEED rating system. . . .” 
 

 
Fairfax County Comprehensive Plan, Area III, Upper Potomac Planning District, 2013 
Edition, Reston Transit Station Areas, amended through April 29, 2014, page 34: 
 
“The Policy Plan provides guidance for establishing green neighborhood and building 
practices.  The planning and design of development within the Transit Station Areas should be 
guided by green neighborhood principles on place making, creating pedestrian oriented 
connections, energy conservation, and preservation of natural resources.   Non-residential 
development should be planned and designed to achieve LEED silver or equivalent standards, 
at a minimum, in light of the level of redevelopment proposed for the TSAs.  Residential 
development should also be guided by the Policy Plan objectives for natural resource 
conservation, green building, and green neighborhood practices.  A broad range of practices 
can be pursued in support of and in addition to green neighborhood and building certification.” 

 

ENVIRONMENTAL ANALYSIS: 
 
This section characterizes the environmental concerns raised by an evaluation of this site and 
the proposed land use.  Solutions are suggested to remedy the concerns that have been 
identified by staff.  There may be other acceptable solutions.     
 
Green Building   
 
The Policy Plan provides general guidance regarding recommendations for green building 
certification for new developments and redevelopments.  In addition, the subject property is 
located in the Reston Transit Station area and the Comprehensive Plan guidance for this area 
recommends that all new non-residential development should be planned and designed to 
achieve LEED silver or an equivalent.  At this time, the developer has offered only to provide 
green building measures for the proposed building additions with no specific commitments 
regarding the free-standing commercial building.  Based on the site-specific Comprehensive 
Plan guidance for the Reston Transit Station Area, the proposed free-standing commercial 
building should be designed to achieve the LEED silver or equivalent.  As such, staff continues 
to recommend that the applicant commit to LEED silver or the equivalent but does recognize 
that the applicant has relocated commercial uses to a separate structure to provide for future 
road improvements.  Staff will continue to work with the applicant toward a resolution of this 
issue.   
 
 
PGN:JRB   



DATE: 

TO: 

FROM: 

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

January 12,2014 

Barbara Berlin, Director 
Zoning Evaluation Division, 
)epartment o£Planning & Zoning 

samara A. Byron, Director 
Office of Community Revitalization 

M E M O R A N D U M  

SUBJECT: JBG Reston Executive 
SE 2013-HM-016 

The Office of Community Revitalization (OCR) has reviewed the plan set for the above referenced case 
dated November 26, 2014. The subject property is located on the northwest corner of Town Center 
Parkway and Sunset Hills Road. 

The proposal is to introduce new retail uses into an existing suburban office park as an interim 
development step. It is understood that it may be difficult to incorporate all of the urban standards that are 
envisioned for the Reston Transit Station Areas in the interim state. However, effort should be made to 
improve the pedestrian experience and consider the long term development potential of the site, as well as 
that of neighboring properties. The building placement, setbacks, and transportation network established 
on this site will set the standard for future redevelopment of this and neighboring properties. 

Overall this proposal will positively contribute towards the transformation of the Reston Town Center 
Transit Station area into a more pedestrian-friendly environment, and as such is an important first step in 
the redevelopment of the property. The streetscape and landscape design, especially the variety of plants 
and informal manner in which they are organized, reflect the character of the Reston area and provide a 
guide for future development. 

Site Design Details: 

In order to review the quality of the public realm and site accessibility, staff requested that the applicant 
provide the following additional information: 

• A Ground Floor Plan showing building entries, loading and pedestrian circulation throughout 
the site, 

Office of Community Revitalization 
12055 Government Center Parkway, Suite 1048 

Fairfax, VA 22035 
703-324-9300, TTY 711 

www.fcrevit.org 
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• A Streetscape/Landscape Plan which identifies and provides dimensions for items such as 
planting beds, accent paving, trees, and seating areas, 

• Detailed drawings at the buildings to illustrating the streetscape and landscape plans at key 
locations, and 

• Detailed drawings of the proposed connection to the W&OD trail. 

Although the applicant has partially addressed this request with the Planting Plans, detailed drawings of 
the ground plane, including paving patterns, dimensions, and plantings should be provided. 

Pedestrian Connections: 

A pedestrian walkway should be provided on the west side of the property to connect pedestrians from the 
W&OD trail into the site, and additional pedestrian connections to the surrounding street and sidewalk 
network from Building One should be provided (see the drawing below for locations). 

Cc. Brent Krasner, Staff Coordinator, DPZ 
Sonja Ewing, Revitalization Program Manager, OCR 
OCR Files 

2 
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DATE: January 14, 2015 

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

FILE: 

FROM: Michael A. Davis, Acting ( 
Site Analysis Section, Dep 

SE 2013-HM-016 

tmsportation 

SUBJECT: JBG Reston Executive Center 
12100,12110,12120 Sunset Hills Road, Reston VA 
Tax Map: #17-3 ((01)) 28A, 28B, 28C 

This department has reviewed the subject application for proposed retail sales, restaurants, and fast 
food/quick food restaurants as depicted on the Special Exception Plat dated February 2013, revised 
through November 26, 2014, and we offer the following comments: 

The applicant proposes a new signalized entrance on Town Center Parkway in order to provide 
additional access points to the existing site. Staff has the following concerns associated with this 
proposed entrance: 

• The new entrance would require the closure and/or relocation of an existing entrance for a 
parcel owned by Boston Properties, located on the opposite side of Town Center Parkway 
(Parcel 29B). The applicant should obtain an agreement with the owner of Parcel 29B in order 
to facilitate the closure and/or relocation of the existing entrance in order to align with the 
applicant's proposed entrance on Town Center Parkway. This agreement should be provided 
prior to site plan approval to ensure the design does not create an offset and unsafe 
intersection and to ensure the necessary offsite construction can be implemented. 

• The proposed entrance does not meet VDOT's signal spacing requirement therefore an Access 
Management exception is required. The applicant has submitted the request; however it was 
not approved. 

• The proposed entrance warrants the need for a right turn lane on southbound Town Center 
Parkway based on the application's proposed traffic volumes and based on the existing traffic 
volumes on Town Center Parkway. The applicant has submitted a request to waive the 
installation of the right turn lane; however this was not approved. The applicant should 
reconsider the installation of the right turn lane as it may be needed in order for truck traffic 
to enter and exit the site. The applicant should submit an Autoturn exhibit to demonstrate 
there is adequate turning movements into and around the site to serve the existing and 
proposed uses on the property. 

Fairfax County Department of Transportation 
4050 Legato Road, Suite 400 

Fairfax, VA 22033-2895 
Phone: (703) 877-5600 TTY: 711 

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

FCDOT 
Serving Fairfax County 
for 30 Years and More 
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Barbara Berlin, Director 
January 14, 2015 
Page 2 of 2 

Internal Site Circulation: The applicant has proposed modifications to the interior circulation within 
the existing site layout. Staff has the following concerns: 

• The applicant should retain the two existing interparcel access points located along the 
western property line of the site. A notation on the plat calls for the removal of the existing 
interparcel access point located near the REC-3 building. 

• Due to existing site constraints at the northern access point (RPA, stormwater easements, 
floodplain, and grade), staff views the southern interparcel access to be a more feasible 
interparcel access point between the subject parcel and the Dwoskin/Village Commons site. 
This access point would serve as the natural extension of the existing roadway on the 
Dwoskin/Village Commons site. It could be designed like their existing roadway to include on-
street parking and pedestrian facilities 

• The new internal roadway creates conflicts between the REC-1 building and the existing 
Parking Structure #1 entrance across from the REC-2 building. The garage entrance is too close 
to the proposed internal roadway. The westbound vehicles will not have adequate time to see 
vehicles exiting left out of the garage and vice versa. 

• Staff recommended the proposed one-way circulation pattern around the central 
courtyard/oval within the site. The applicant should provide raised medians or directional 
striping to help enforce this circulation pattern and reduce the turning movement conflicts at 
the numerous entrance and exit points at either end of the oval. 

• The plat depicts an abundance of outdoor seating areas throughout the entire site. The 
applicant should reconsider from a safety standpoint the placement of these seating areas 
within confined spaces abutting main points of vehicle access. The ones depicted within 
surface parking lot spaces should be removed. 

Construction Phasing & Timing of Improvements: During recent discussions on how the proposal will 
be implemented, several concerns were raised that need further discussion and or clarification. 

• Staff recommends the existing entrance on Sunset Hills Road remain open to traffic during 
construction given that this is the site's only full access point today. Current traffic will need to 
access the site and given the uncertainty related to the implementation of the proposed 
entrance on Town Center Parkway, the Sunset Hills Road entrance becomes essential. 

• Staff does not support the existing and the proposed access points on Town Center Parkway 
operating simultaneously, especially if they are the only points of access proposed to be open 
during construction. 

Waiver of Frontage Improvements Along Sunset Hills Road: Staff supports the waiver of said frontage 
improvements in conjunction with this Special Exception application. If any rezoning applications are 
filed in the future, this would need to be evaluated in relation to what would be proposed. 

MAD/EAI 



GREG
CO

 

GORY A. WHIRLE
OMMISSIONER 

 
To: 
 
 
From: 
 
 
Subject: 
 

 
We have 
applicatio
 
TIA Adde

1. The a
Rd in

a.
b
c.

2. For T
an ex
there 
inters
same 

Also, 
only 
signal
signif

 
Right-Tur

1. The s
expec

2. It is 
inters
which

All subm
Submitta

EY 

Ms. Barba
Director, Z

Alex Fagh
VDOT Lan
 
Reston Ex
 

 
received se

on that was se

endum 

analysis result
tersection and
. EB left-tur
. WB right-t
. SB right-tu

the Comp 
need to be 

Town Center P
clusive right-
has not bee

ection w/ sid
case as the pr

the report an
when the int
lized as wel
ficantly. The S

rn Lane Desig

ubject SB rig
cted to increas
understood t
ection (T-inte

h is not the sa

mittals subsequ
als without com

DE

ara Berlin  
Zoning Evalua

hri 
nd Developm

ecutive Cente

econd submis
nt to us on N

ts in Table 4 i
d they are not
rn – The turni
turn – The tur
urn – The stu
Plan. Howev
provided to r

Pkwy @ the m
-turn lane, rea
en any crash
de street on th
roposed cond

nd plan indica
tersection is 
l and the ad
SB right-turn 

gn Waiver 

ght-turn traffic
se potentially
there has not
ersection w/ 

ame case as th

uent to the firs
ment response

PARTMENT 
4975
Fair

Decem

ation Division

ment 

er; SE 13-HM

ssion TIA ad
ovember 21, 

indicate the fo
t adequately a
ing volume w
rn lane length
dy indicates i

ver, Comp Pla
resolve the qu

main site entr
ar-end crashe

hes at the ex
he east side o
dition.  

ate that pedes
signalized. F

ddition of th
lane needs to

c is heavy. W
y.  
t been any c
side street on

he proposed c

st submittal sh
e letters are co

OF TRANSP
5 Alliance Drive
rfax, VA 22030 

mber 22, 201
 

n 

M-016 

ddendum an
2014.  We of

ollowing queu
addressed. Im

would warrant
h should be ex
improvement
an does not ex
ueuing issue.

rance intersec
es would be e
xisting interse
of the road) h

strian crossin
For signalize

he right-turn 
o be provided

Without an exc

crashes at th
n the east sid
ondition.  

hall provide a 
nsidered incom

 

PORTATION

 

4 

nd design wa
ffer the follow

uing issues at
mprovements s
t a second left
xtended. 
ts could be pr
xclude any sp

ction, the SB
expected to in
ection. Howe

has an exclusi

ng across Tow
ed intersectio

lane would 
d. 

clusive right-t

he existing in
de of the road

response lette
mplete and will 

 

aivers associ
wing commen

t Town Cente
should be ide

ft-turn lane. 

rovided but w
pecific improv

 right-turn tra
ncrease poten
ever, the exi
ive right-turn

wn Center Pk
on, the pedes

not adversel

turn lane, rear

ntersection. H
d) has an exc

er to the prev
be returned w

ated with th
nts:  

er Pkwy & Su
ntified and pr

will be inconsi
vement. Impr

affic is heavy
ntially. It is u
isting interse

n lane, which 

kwy would be
strian crossin
ly affect the

r-end crashes

However, the
clusive right-

ious VDOT co
ithout review.

 
 

he subject 

unset Hills 
rovided. 

istent with 
rovements 

y. Without 
understood 
ection (T-
is not the 

e installed 
ng will be 
e crossing 

 would be 

e existing 
-turn lane, 

omments.  



Reston Executive Center; SE 13-HM-016 
Page 2 of 2 
 

3. The report and plan indicate that pedestrian crossing across Town Center Pkwy would be installed only 
when the intersection is signalized. For signalized intersection, the pedestrian crossing will be signalized 
as well and the addition of the right-turn lane would not adversely affect the crossing significantly.  

The SB right-turn lane needs to be provided, and we do not support this turn lane waiver. 
 
Access Management Exception 

1. In the first line on the 3rd page of the Attachment I, shouldn’t it be Town Center Pkwy instead of Sunrise 
Valley Drive? 

2. The information provided indicates SB right-turn movement queue at Town Center Pkwy & Sunset Hills 
Rd intersection would extend beyond the main site entrance intersection, and improvements are not being 
provided. This would adversely affect the operation of the proposed signalized intersection. 

3. Crash data for Town Center Pkwy @ Sunset Hills Rd intersection and Town Center Pkwy to the north of 
this intersection need to be attached, reviewed and discussed in the request. 

Based on the information provided, we do not support this access management exception. 
 
If you have any questions, please contact me at (703) 259-2414. 
 
Sincerely, 
 
Alex Faghri 
 
 

cc: Ms. Angela Rodeheaver  



We Keep Virginia Moving 
 

 

 
DEPARTMENT OF TRANSPORTATION 

4975 Alliance Drive 
Fairfax, VA 22030   

 
 

January 28, 2014 
 

 
To: Ms. Barbara Berlin  
 Director, Zoning Evaluation Division 
 
From: Alex Faghri 
 VDOT Land Development 
  
Subject: Reston Executive Center; SE 13-HM-016 
  

  
 
VDOT has reviewed the subject application and offer the following comments:  

1. Show sight distance measurements along all entrances to the site especially on the northern most entrance 
along Town Center Pkwy (Rt. 7414).  

2. Show the two entrances along Town Center Pkwy (Rt. 7414) are in accordance with spacing requirements 
based on latest VDOT’s Access Management Guidelines.  

3. Entrance throat length to the parking lot along Town Center Pkwy should be a minimum of 75 feet.  

4. Why entrance to the parking lot along Town Center Pkwy is signalized? 

5. The proposed sidewalk along Sunset Hills Road (Rt. 675) is disconnected and maneuvers in/out of right-
of-way line.  Please modify.        

6. Review comments from VDOT Traffic Engineering section are pending.  

If you have any questions, please contact me at (703) 259-2414. 

Sincerely, 

Alex Faghri 
 

 

 

 

cc: Ms. Angela Rodeheaver  

All submittals subsequent to the first submittal shall provide a response letter to the previous VDOT comments.  
Submittals without comment response letters are considered incomplete and will be returned without review. 

GREGORY A. WHIRLEY 
COMMISSIONER 
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RECEIVED 
Department of Planning & toning 

D E C  l i  2 0 1 4  DATE: December 12, 2014 

TO: Brent Krasner, Staff Coordinator 
Zoning Evaluation Division, DPZ 

I Evaluation Division 

FROM Hugh C. Whitehead, Urban Forester III 
Forest Conservation Branch, DP WES 

SUBJECT: Reston Executive Center, SE 2013-HM-016 

I have reviewed the proposed Special Exception Plat for the above referenced application, stamped as 
received by the Zoning Evaluation Division on November 24, 2014. The following comments are 
based on this review and a site visit conducted during review of previous submissions of the SE Plat 
for this site. 

1. Comment: The Existing Vegetation Map does not accurately reflect the percentage of the site 
covered in tree canopy. Areas are shown on the EVM as contiguous tree canopy when the actual 
tree canopy on site is made up of numerous trees interspersed through maintained lawn areas. In 
some cases existing tree canopy should be shown as individual trees, instead of contiguous tree 
canopy and the area calculated accordingly. 

Recommendation: Require revision of the EVM to more accurately show existing tree canopy 
on the site. The Tree Preservation Target Calculation and the 10-year Tree Canopy Calculation 
should then be adjusted to reflect the extent of tree canopy indicated on the revised EVM and the 
actual tree canopy provided with proposed tree preservation. 

2. Comment: The planting spaces shown for proposed trees on the east side of the proposed 
building addition on Parcel 1A do not appear to meet minimum planting area requirements for the 
Category IV trees proposed. Alternative planting space designs are proposed incorporating 1) 
structural cells and 2) structural soil. 

Recommendation: Structural soil is 80-85% stone and does not satisfy the recommended 
development condition below. Ensure that alternative planting space designs show structural cells 
or a design or technology that satisfies the requirement for soil volume as described below. 
Require the Applicant to comply with the development condition for planting space design as 
follows: 

Department of Public Works and Environmental Services 
Urban Forest Management Division 

12055 Government Center Parkway, Suite 518 
Fairfax, Virginia 22035-5503 

Phone 703-324-1770, TTY: 711, Fax: 703-653-9550 
www.fairfaxcounty.gov/dpwes 
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Reston Executive Center 
SE 2013-HM-016 
December 12, 2014 
Page 2 of 2 

Streetscape Planting Spaces: All site plan submissions shall include a landscape plan as generally 
shown on the Special Exception Plat, subject to review and approval by Urban Forest 
Management Division (UFMD). Tree planting spaces proposed in the streetscape and other areas 
restricted by barriers to root growth shall provide a planter open surface area at least 6.0 feet 
wide. Rooting zone width beneath the paver surfaces a minimum of eight feet wide shall be 
provided using structural cell technology or other solutions acceptable to UFMD that provide 
uncompacted soil within the planting space, with planting sites meeting the following 
specifications: 
• A minimum of 4 feet open surface width and 16 square feet open surface area. 
• Rooting area beneath paver surfaces a minimum of 8 feet wide. Planting space depth shall 

be 3-4 feet. Paved surfaces over the specified planting area shall not be dependent upon 
compacted soil for structural support. 

• Soil volume for Category III or IV trees (as indicated in Table 12.17 of the Public Facilities 
Manual) shall be a minimum of 700 cubic feet per tree for single trees. For two trees planted 
in a contiguous planting area, a total soil volume of at least 1200 cubic feet shall be provided. 
For three trees or more planted in a contiguous area, the soil volume shall equal at least 500 
cubic feet per tree. A contiguous area shall be defined as any area with a soil depth of 3-4 
feet, within which lateral root growth is not restricted. 

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

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

3. Comment: Trees adjacent to the parking area southeast of the building on Parcel 1A do not 
provide effective screening of the parking area from Sunset Hills Road as required by Proffer 3 
in the Reston Land Corporation proffer statement dated May 22, 1984. 

Recommendation: Require that the SE Plat show additional trees to increase screening capacity 
between Sunset Hills Road and the parking area southeast of the building on Parcel 1 A. 

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

HCW/ 
UFMDID #: 184845 

cc: DPZ File 

Department of Public Works and Environmental Services 
Land Development Services, Environmental and Site Review Division 

12055 Government Center Parkway, Suite 535 
Fairfax, Virginia 22035-5503 

Phone 703-324-1720, TTY: 703-324-1877, Fax: 703-324-8359 
www.fairfaxcounty.gov/dpwes 



 

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:  February 18, 2014 
 
TO: Brent Krasner, Staff Coordinator 

Zoning Evaluation Division 
Department of Planning and Zoning 

 
FROM: Aileen M. Santiago P.E., Senior Engineer III 
 North Branch, Site Development and Inspections Division  

Department of Public Works and Environmental Services 
 
SUBJECT: Special Exception Application #SE 2013-HM-016, JBG/Reston Executive 

Center, Special Exception Plat dated  December 10, 2013, LDS Project #                                                                                                                             
4417-ZONA-001-1, Tax Map #017-3-01-0028A, #017-3-01-0028B & #017-3-
01-0028C, Hunter Mill District 

 
 
We have reviewed the subject application and offer the following stormwater management 
comments.   
 
Chesapeake Bay Preservation Ordinance (CBPO) 
There is Resource Protection Area (RPA) on this site. The county-mapped boundary is depicted 
on this plat. A site-specific RPA delineation may be required before site plan approval (LTI 08-
12).  
 
Floodplain 
There are no regulated floodplains on the property.   
 
Downstream Drainage Complaints 
There are no downstream drainage complaints on file. 
 
Water Quality Control 
Water quality controls (BMP) are required for this development (PFM 6-0401.2A).  Applicant 
provided calculations suggesting that 40% phosphorus removal will be accomplished by the 
BMP facility (potentially a stormfilter) to be located with the underground detention vault.  
 
A private maintenance agreement for the stormfilter will be required prior to final approval of 
the construction plan. 

 

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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Brent Krasner, Staff Coordinator  
Special Exception Application #SE 2013-HM-016 
Page 2 of 2 
 
 

 

 
 
Stormwater Detention  
Stormwater detention is required, if not waived (PFM 6-0301.3). An underground detention vault 
facility is located on the plan. A private maintenance agreement for the underground detention 
vault will be required prior to final approval of the construction plan. 
 
Site Outfall 
An outfall narrative has been provided. Adequate outfall needs to be demonstrated per PFM § 
06-0203 in the final engineering plan submission(s).   
 
Additional Comment 
These comments are based on the 2011 version of the Public Facilities Manual (PFM). The 
County is in the process of adopting new and revised County codes and requirements to comply 
with the Virginia Stormwater Management Law and Regulations adopted by the Virginia Soil  
and Water Conservation Board on May 24, 2011 (Regulations).  Please note that the Regulations 
include provisions (4VAC50-60-48.A) which limit which land-disturbing activities could be 
considered “grandfathered” by the County, and therefore would not be subject to certain new 
criteria.  
 
The site plan for this application may be required to conform to the updated PFM and the new 
ordinance. 
 
Please contact me at 703-324-1464 if you require additional information.   
 
AS/ 
 
cc: Don Demetrius, Chief, Watershed Projects Evaluation Branch, SPD, DPWES 
 Fred Rose, Chief, Watershed Planning & Assessment Branch, SPD, DPWES 
 Shahab Baig, Chief, North Branch, SDID, DPWES 
 Greg McLaughlin, Senior Engineer III, North Branch, SDID, DPWES 
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Department of Public Works and Environmental Services 

Wastewater Planning & Monitoring Division  

12000 Government Center Parkway, Suite 358 

Fairfax, VA 22035 

Phone: 703-324-5030, Fax: 703-803-3297 

www.fairfaxcounty.gov/dpwes 

 
 

 

 

 

 

DATE:            September 20, 2013 

 

TO:  Brent Krasner 

Department of Planning and Zoning 

 

FROM: Sharad Regmi, P.E. 

  Engineering Analysis and Planning Branch 

 

SUBJECT: Sanitary Sewer Analysis Report 

 

REF:   Application No. SE -2013-HM-016 

   Tax Map No. 017-3-((01))-0028-A, 0028-B, and 0028-C  

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

referenced application: 

 

1. The application property is located in the Sugarland Run (B-2) watershed. It would be    

               sewered into the Blue Plains Treatment Plant. 

 

2. Based upon current and committed flow, there is excess capacity in the Blue Plains Treatment.  For 

 purposes of this report, committed flow shall be deemed that for which fees have been paid, building 

 permits  have been issued, or priority reservations have been established by the Board of Supervisors.  

 No commitment can be made, however, as to the availability of treatment capacity for the development 

 of the subject property.  Availability of treatment capacity will depend upon the current rate of 

 construction and the timing for development of this site. 

 

3. An existing 12 inch line located on the property is adequate for the proposed use at this time.  

 

4. The following table indicates the condition of all related sewer facilities and the total effect of this 

 application. 

      Existing Use   Existing Use 

    Existing Use  + Application   + Application 

   +Application  +Previous Applications  + Comp Plan 

 
Sewer Network  Adeq. Inadeq  Adeq. Inadeq   Adeq. Inadeq  

 

Collector                              X                                         X                                                      X 

Submain                               X                                         X                                                      X 

Main/Trunk                          X                                         X                                                      X 

 

5. Other pertinent comments: 
 

            

          

 

M E M O R A N D U M 

M 

C o u n t y  o f  F a i r f a x ,  V i r g i n i a  
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9-523 Additional Standards for Mixed Waste Reclamation Facilities 
 

All such uses shall comply with the siting, design, construction and operating standards of the 

Virginia Department of Environmental Quality Solid Waste Management Facility Standards for 

Materials Recovery Facilities. 

 

9-524 Additional Standards for Retail Sales Establishments 
 

The Board may approve a special exception to allow a retail sales establishment in an I-4 or I-5 

District, subject to the following: 

 

1. Such special exception use shall be limited to one of the following: 

 

A. An establishment wherein a maximum of sixty (60) percent of the gross floor area 

may be devoted to retail sales, display area and any accessory office, with the 

remaining gross floor area devoted to warehousing; or 

 

B. An establishment in which retail sales are conducted only on Fridays commencing 

at 6:00 PM, Saturday, Sundays, and Federal holidays. 

 

2. The Board shall determine that the retail use will be compatible with and not adversely 

impact the adjacent properties, and will not hinder or be contrary to the adopted 

comprehensive plan for commercial and industrial development in the area.  To that end, 

the Board may impose such conditions and restrictions which it may deem necessary to 

ensure compatibility and to mitigate potential adverse impacts, which may include, but 

need not be limited to the following: 

 

A. Hours of operation 

 

B. Site development or design standards 

 

C. Transitional screening and landscaping requirements 

 

3. The structure shall be designed to promote the character of the district through 

architectural design which is compatible with surrounding industrial uses. 

 

4. The Board shall determine that parking as required by Article 11 is provided on-site or 

may approve a cooperative parking arrangement in accordance with the provisions of 

Article 11. 

 

5. Such use shall be designed so that pedestrian and vehicular circulation are coordinated 

with that on-site and on adjacent properties and vehicular access to the site shall to the 

greatest extent possible be provided via the internal circulation system of the building 

complex. 

 

6. Such use shall be designed to provide safe and convenient access and to minimize any 

potential conflicts between industrial service and delivery vehicles, passenger vehicles and 

pedestrian traffic. 
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7. Any public improvements required as the result of the introduction of retail uses to an area 

designed and developed for industrial uses shall be provided. 

 

8. All business, service, storage and display of goods shall be conducted within a completely 

enclosed building, and all refuse shall be contained in completely enclosed facilities. 

 

9-525 Additional Standards for Truck Rental Establishments  

 

1. Such use shall be allowed only as an ancillary use to a principal use on a lot and shall be 

limited to the rental and minor servicing of trucks and trailers typically rented to 

individuals for the moving of personal belongings (i.e., rental moving vans and trailers).  

 

2. The maximum number and type of trucks/trailers to be kept on a lot shall be determined 

by the Board upon consideration of the lot characteristics, and a determination that the lot 

is of sufficient area and width to support the use, that the site has safe and efficient access 

and on-site circulation, and that any such use will not adversely affect any nearby existing 

or planned residential uses as a result of the hours of operation, noise generation, parking, 

outdoor lighting or other operational factors.  The area used for the parking and storage of 

rental trucks and trailers shall not exceed ten (10) percent of the total area of the site. 

 

3. All outdoor storage areas, including aisles and driveways, shall be designated on the 

special exception plat, and constructed and maintained with an approved surface in 

accordance with Sect. 11-102, and shall be improved in accordance with construction 

standards presented in the Public Facilities Manual.  Such trucks and trailers stored on site 

shall be stored only in a portion of the site so designated on the special exception plat for 

the storage of rental trucks and trailers.  Rental trucks and trailers shall not be parked or 

stored within fifteen (15) feet of the front lot line. 

 

4. The outdoor storage areas shall not be used for the storage of trucks or trailers that are not 

in operating condition. 

 

5. All such uses shall be provided with safe and convenient access to a street.  The street 

frontage shall be curbed, and ingress and egress shall be provided only through driveway 

openings through the curb of such dimension, location and construction as may be 

approved by the Director in accordance with the Public Facilities Manual. 

 

6. All lighting fixtures used to illuminate such outdoor areas shall be in conformance with 

the performance standards for outdoor lighting set forth in Part 9 of Article 14. 
 
 
9-526 Additional Standards for Bed and Breakfasts Uses  

 

1. The Board shall determine that the proposed bed and breakfast use does not pose any 

adverse impacts on the surrounding properties and preserves the residential character of 

the adjacent area. 

 

2. All bed and breakfast uses shall be permitted only in residential structures, including 

normal residential accessory structures.  Alterations undertaken on structures shall be 

limited to those which will not alter the exterior appearance of the structure from that of a 

dwelling or normal residential accessory structure. 
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allowing the alteration, even if the use may not be in harmony with the adopted 

comprehensive plan. 

 

3. A plan shall be submitted which depicts the proposed alteration and the overall impact or 

effect of the alteration to the structure.  No such alteration shall result in an increase in 

building square footage, an increase in the area of the building occupied by the 

nonconforming use, or in the relocation of the building on the site. 

 

4. Such special exception may be approved notwithstanding any existing nonconformity and 

any nonconformity that may be created by the public improvement, and approval of the 

special exception shall permit such nonconformities to continue as nonconformities. 

 

Upon approving a special exception, the Board may impose such conditions as deemed necessary 

to address any impacts of the nonconformity or proposed modification. 

 

9-620 Waiver of Certain Sign Regulations 
 

The purpose of this special exception is to provide some relief where appropriate for those signs 

in the C and I districts which, because of certain unusual circumstances as specified below, do 

not provide identification as intended by the sign regulations.  In the C and I districts, the Board 

may approve, either in conjunction with the approval of a rezoning or as a Category 6 special 

exception, a modification or waiver of the sign regulations in accordance with the following: 

 

1. Such waiver may be for an increase in sign area, increase in sign height or different 

location of a sign, not otherwise provided by Sect. 12-304.  Such waiver shall not allow 

the erection of a freestanding sign or off-site sign, not otherwise permitted by this 

Ordinance, or the establishment of any sign prohibited by the provisions of Sect. 12-104. 

 

2. Such waiver may be approved only when it is demonstrated by the applicant that there are 

unusual circumstances or conditions in terms of location, topography, size or 

configuration of the lot; access to the lot; unusual size or orientation of the structure on the 

lot; or other unique circumstance of the land or structure that impacts the applicant's 

ability to provide for a reasonable identification of the use. 

 

3. It is determined that such waiver will be in harmony with the policies of the adopted 

comprehensive plan. 

 

4. A waiver of the sign provisions may be approved only in those locations where, based 

upon a review of the relationship of the sign to the land, buildings and conforming signs 

in the neighborhood, it is determined that the sign will not have any deleterious effect on 

the existing or planned development of adjacent properties and that it is consistent with 

the purpose and intent of Article 12. 

 

9-621 Provisions for Outdoor Storage in Association with Warehousing Establishments in the 

Sully Historic Overlay District 
 

The Board may approve a special exception authorizing the establishment of outdoor storage in 

association with a warehousing establishment on land zoned I-5 or I-6 in the Sully Historic 

Overlay District in accordance with the provisions of Sect. A1-303. 
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2RTC WEST INTRODUCTION
RTC West, currently known as Reston Executive Center, is located just north of the Dulles Toll Road at the northwest corner of the intersection of Sunset Hills Road and Town Center 
Parkway.  The project is within walking distance of Reston Town Center and is in close proximity to the new Silver Line metro station, Dulles International Airport, Reston, and 
Tysons Comer.  The site currently features three office buildings, with two structured parking decks.  The development vision includes the upgrade of the first one or two floors 
within the office buildings to be more suitable to retail uses, and extensions of the retail program in specific areas of the site.  This development will transform RTC West into a 
retail destination with a vibrant pedestrian-friendly environment to complement the existing office components. RTC West’s coordinated and well-developed signage system will 
establish the community’s identity and will unify all uses throughout the site.

The intent of this comprehensive sign plan is to insure that the signage throughout RTC West is of a size, scale, and quality appropriate to its location on and around the individual 
buildings and the site. Signs are a necessary means of visual communication for public convenience and are most effective when organized in a comprehensive system. A 
properly conceived sign plan reflects the owner’s concern and sense of responsibility for public safety, while also enhancing the image and use of the development.  The proposed 
comprehensive sign plan accommodates multiple uses within the same site and accounts for changing tenants, changing market conditions, additional phases of construction, 
and periodic renovations over time. This document establishes sign design standards in order to maintain flexibility while also preserving the overall consistency and character 
of the site’s signage.
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Quality materials that are durable are encouraged for all signs within 
RTC West.  These may include the use of cast, polished, or painted 
metal; brick or concrete block masonry; plaster; concrete; or high-
quality fiberglass or acrylics. Glass or ceramic elements may be used 
as accent materials. Vinyl or mesh fabrics may be used for banners. All 
signs are not required to utilize the same materials, but signage should 
be designed as a family with complementary materials. Materials that 
minimize maintenance are strongly encouraged. Non-durable materials 
are prohibited. Letters and graphics should incorporate texture, depth, 
sculptural, and dimensional qualities. Signs may be illuminated with 
internal lighting, external lighting, or a combination of both. All lighting, 
whether internal or external to the sign, will be adequately screened to 
avoid glares and will not project onto surrounding roads or otherwise 
impair vision. All types of electrical hardware, wiring or equipment such 
as transformers, cabinets, etc., must be integrally incorporated into the 
sign design and must be hidden from view. External lighting fixtures 
may be featured as a design element.  All methods of construction must 
be concealed from view or designed as an integrated detail within the 
signs. All signs must be structurally sound, self-supporting, and fully 
integrated with landscape elements.

PROHIBITED SIGN MATERIALS: 
• Asphalt siding will not be permitted. 
• Paper or cardboard will not be permitted. 
• Vinyl may not be used as a component of any sign with the exception of 

banners. 
• Smoked or opaque glass may be used for accent elements only. Reflective 

glass is not permitted. 
• Crushed stone or gravel will not be permitted as part of a sign, but may be 

used in adjacent landscaping. 

PROHIBITED SIGNAGE CHARACTERISTICS: 
• A sign must not be shaped like a traffic sign or traffic signal, be illuminated 

in a pattern or lighting combination that resembles a traffic signal, use 
wording similar to traffic signals or otherwise interfere with traffic safety. 

• A sign must not contain or be illuminated by flashing, revolving or 
intermittent lights, or lights of changing intensity.

• Internally illuminated box signs are not permitted. Letters or logos may be 
internally illuminated, but they must be on an opaque background.

SIGNAGE DESIGN CRITERIA
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5RTC WEST LOGO GUIDELINES

GOTHAM BLACK
This should be used for all headlines.
Secondary headlines and also in all caps.

GOTHAM MEDIUM
This should be used for subheads and 
smaller titles and also used in all caps.

GOTHAM BOOK
This should be used for body copy.

THE QUICK BROWN FOX JUMPS OVER 
THE LAZY DOG the quick brown fox 
jumps over the lazy dog 1234567890

THE QUICK BROWN FOX JUMPS OVER 
THE LAZY DOG the quick brown fox 
jumps over the lazy dog 1234567890

THE QUICK BROWN FOX JUMPS OVER 
THE LAZY DOG the quick brown fox 
jumps over the lazy dog 1234567890
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SITE SIGNAGE KEY PLAN

60’ 120’ 240’ 360’

Proposed signage locations shown to the 
left are approximate. Final locations will be 
determined in the field and fully coordinated 
with traffic control signage to avoid conflicts. 
Sign footprints are not shown to scale or form.

SIGN TYPE A: PRIMARY MONUMENT / IDENTITY SIGNAGE

SIGN TYPE B: SECONDARY MONUMENT / IDENTITY SIGNAGE

SIGN TYPE C: NOT USED

SIGN TYPE D: PEDESTRIAN DIRECTORIES

SIGN TYPE E: VEHICULAR DIRECTIONAL SIGNAGE

SIGN TYPE F: PARKING SIGNAGE 

OFFICE TENANT SIGNAGE

RETAIL TENANT SIGNAGE
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SITE SIGNAGE



8PRIMARY MONUMENT SIGNAGE SIGN TYPE A

*ACCEPTABLE MATERIALS: 
FORM: wood, metal, fiberglass, tile, synthetic wood, acrylic, pvc  
 Opaque/smoked glass may be used for accent elements
BASE: metal, stone, cast stone, concrete, plaster 

GENERAL NOTES: 
• Content information provided is to serve as place holder and may be modified.
• Final location of sign to be determined in field.

Front View Back ViewSide View Side View

WOOD OR WOOD TEXTURED
SURFACE

MASONRY BASE

HALO ILLUMINATED LOGO FACE CABINETSQUARE FORMED METAL PIPE

FACE/BACK ILLUMINATED
PROJECTING CHANNEL LETTERS

NON ILLUMINATED OPAQUE SURFACE



9PRIMARY MONUMENT SIGNAGE DETAILS

SIGN DETAILS
THE DIMENSIONS SHOWN HERE ARE FOR ILLUSTRATIVE 
PURPOSES ONLY.  THE FINAL DIMENSIONS OF THIS SIGN ARE 
TO BE DETERMINED AND WILL FALL WITHIN THE OVERALL 
RANGE SHOWN TO THE LEFT. ALL DIMENSIONS WILL BE 
SCALED PROPORTIONALLY.

1

1

Sign Location

Proposed signage locations shown above and 
to the right are approximate. Final locations will 
be determined in the field and fully coordinated 
with traffic control signage to avoid conflicts. 
Sign footprints are not shown to scale or form.

Key Plan

PRIMARY MONUMENT / IDENTITY SIGNAGE

SIGN TYPE A

HEIGHT:   18’-0” maximum
LENGTH: 6’-0” maximum
WIDTH:  2’-0” maximum

MAX. SIGN AREA:  108 square feet

18
’-0

”
Ma

xim
um

 H
eig

ht

Maximum Length Maximum Width

3’-
8”

1’-
6”

1’-6”

9”

12
’-0

”

Front View Side View

5’-0”

5’-0”
3’-4”

2’-10”

6’-0” 2’-0”

8”



10PRIMARY MONUMENT SIGNAGE LIGHTING

*All Lighting Will Be Ambient And / Or Indirect.
*All Lighting Will Not Project onto Surrounding Roads & Will Not Impair Vision
*Illumination May Include Either Internal, External Or the Use Of Both Lighting
*Final location of signs to be determined in field.

SIGN TYPE A

FINAL LOCATION OF THE SIGNAGE MAY REQUIRE REDUCTION OF LIGHTING ELEMENTS
BASED ON SURROUNDING LIGHTING CONDITIONS



11SECONDARY MONUMENT SIGNAGE SIGN TYPE B.1

Front ViewSide View Side View

*ACCEPTABLE MATERIALS: 
FORM: wood, metal, fiberglass, tile, synthetic wood, acrylic, pvc  
 Opaque/smoked glass may be used for accent elements
BASE: metal, stone, cast stone, concrete, plaster 

GENERAL NOTES: 
• Content information provided is to serve as place holder and may be modified.
• Final location of sign to be determined in field.

WOOD OR WOOD TEXTURED
SURFACE

MASONRY BASE

HALO ILLUMINATED LOGO FACE CABINET

NON ILLUMINATED OPAQUE SURFACE

SQUARE FORMED METAL PIPE

FACE/BACK ILLUMINATED
PROJECTING CHANNEL LETTERS



12SECONDARY MONUMENT SIGNAGE DETAILS

THE DIMENSIONS SHOWN HERE ARE 
FOR ILLUSTRATIVE PURPOSES ONLY.  
THE FINAL DIMENSIONS OF THIS 
SIGN ARE TO BE DETERMINED AND 
WILL FALL WITHIN THE OVERALL 
RANGE SHOWN TO THE LEFT. ALL 
DIMENSIONS WILL BE SCALED 
PROPORTIONALLY.

21

1

2

Sign Location

Proposed signage locations shown above and 
to the right are approximate. Final locations will 
be determined in the field and fully coordinated 
with traffic control signage to avoid conflicts. 
Sign footprints are not shown to scale or form.

Key Plan

SECONDARY MONUMENT / IDENTITY SIGNAGE

SIGN TYPE B.1

HEIGHT:   5’-0” maximum
LENGTH: 10’-0” maximum
WIDTH:  1’-4” maximum

MAX. SIGN AREA:   50 square feet

SIGN DETAILS

Front View Side View

1’-
4”

4’-
0”

5’-
0”

1’-10”

6”
3’-6” 6’-6” 8”

2’-2” 3’-2”

Ma
xim

um
 H

eig
ht

Maximum Length Maximum Width

10’-0” 1’-4”



13SECONDARY MONUMENT SIGNAGE LIGHTING

*All Lighting Will Be Ambient And / Or Indirect.
*All Lighting Will Not Project onto Surrounding Roads & Will Not Impair Vision
*Illumination May Include Either Internal, External Or the Use Of Both Lighting
*Final location of signs to be determined in field.

SIGN TYPE B.1

FINAL LOCATION OF THE SIGNAGE MAY REQUIRE REDUCTION OF LIGHTING ELEMENTS
BASED ON SURROUNDING LIGHTING CONDITIONS



14SECONDARY MONUMENT SIGNAGE

*ACCEPTABLE MATERIALS: 
FORM: wood, metal, fiberglass, tile, synthetic wood, acrylic, pvc  
 Opaque/smoked glass may be used for accent elements
BASE: metal, stone, cast stone, concrete, plaster 

SIGN TYPE B.2

GENERAL NOTES: 
• Content information provided is to serve as place holder and may be modified.
• Final location of sign to be determined in field.

Front ViewSide View Side View

WOOD OR WOOD TEXTURED
SURFACE

MASONRY BASE

HALO ILLUMINATED LOGO FACE CABINET

SQUARE FORMED METAL PIPE

FACE/BACK ILLUMINATED
PROJECTING CHANNEL LETTERS

INTERNALLY LIT TENANT SIGNAGE CABINET 
LETTERS / LOGO ON OPAQUE BACKGROUND

NON ILLUMINATED OPAQUE SURFACE



15SECONDARY MONUMENT SIGNAGE DETAILS

THE DIMENSIONS SHOWN HERE ARE 
FOR ILLUSTRATIVE PURPOSES ONLY.  
THE FINAL DIMENSIONS OF THIS 
SIGN ARE TO BE DETERMINED AND 
WILL FALL WITHIN THE OVERALL 
RANGE SHOWN TO THE LEFT. ALL 
DIMENSIONS WILL BE SCALED 
PROPORTIONALLY.

21

Proposed signage locations shown above and 
to the right are approximate. Final locations will 
be determined in the field and fully coordinated 
with traffic control signage to avoid conflicts. 
Sign footprints are not shown to scale or form.

1

2

Key Plan

Sign Location

SECONDARY MONUMENT / IDENTITY SIGNAGE

SIGN TYPE B.2

SIGN DETAILS
HEIGHT:   5’-0” maximum
LENGTH: 10’-0” maximum
WIDTH:  1’-4” maximum

MAX. SIGN AREA:   50 square feet

Front View Side View

1’-
4”

4’-
0”

5’-
0”

1’-10”

6”
7”

3’-6” 6’-6” 8”
2’-2” 3’-2”

Ma
xim

um
 H

eig
ht

Maximum Length Maximum Width

10’-0” 1’-4”



16SECONDARY MONUMENT SIGNAGE

*All Lighting Will Be Ambient And / Or Indirect.
*All Lighting Will Not Project onto Surrounding Roads & Will Not Impair Vision
*Illumination May Include Either Internal, External Or the Use Of Both Lighting
*Final location of signs to be determined in field.

LIGHTING SIGN TYPE B.2

FINAL LOCATION OF THE SIGNAGE MAY REQUIRE REDUCTION OF LIGHTING ELEMENTS
BASED ON SURROUNDING LIGHTING CONDITIONS



17PEDESTRIAN DIRECTORIES SIGN TYPE D

ILLUMINATED
INFORMATION CABINET
W/CHANGEABLE INSERTS

Front View Back ViewSide View Side View

WOOD OR WOOD TEXTURED
SURFACE

MASONRY BASE

SQUARE FORMED METAL PIPE

FACE/BACK ILLUMINATED
PROJECTING
CHANNEL LETTERS

*ACCEPTABLE MATERIALS: 
FORM: wood, metal, fiberglass, tile, synthetic wood, acrylic, pvc  
 Opaque/smoked glass may be used for accent elements
BASE: metal, stone, cast stone, concrete, plaster 

GENERAL NOTES: 
• Content information provided is to serve as place holder and may be modified.
• Final location of sign to be determined in field.

HALO ILLUMINATED LOGO FACE CABINET

NON ILLUMINATED OPAQUE SURFACE



18DETAILS

THE DIMENSIONS SHOWN HERE ARE FOR ILLUSTRATIVE 
PURPOSES ONLY.  THE FINAL DIMENSIONS OF THIS SIGN ARE 
TO BE DETERMINED AND WILL FALL WITHIN THE OVERALL 
RANGE SHOWN TO THE LEFT. ALL DIMENSIONS WILL BE 
SCALED PROPORTIONALLY.

1
2

Proposed signage locations shown above and 
to the right are approximate. Final locations will 
be determined in the field and fully coordinated 
with traffic control signage to avoid conflicts. 
Sign footprints are not shown to scale or form.

Key Plan

PEDESTRIAN DIRECTORIES

PEDESTRIAN DIRECTORIES

1

2

Sign Location

SIGN TYPE D

HEIGHT:   8’-0” maximum
LENGTH: 3’-0” maximum
WIDTH:  1’-0” maximum

MAX. SIGN AREA:   24 square feet

SIGN DETAILS

Front ViewSide View

8’-
0”

4’-
6”

2’-
0”

Ma
xim

um
 H

eig
ht

Maximum Length
Maximum Width

8”
8”

2’-2” 1’-2”

1’-0”

1’-6”

2’-0”

3’-0”1’

6”
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*All Lighting Will Be Ambient And / Or Indirect.
*All Lighting Will Not Project onto Surrounding Roads & Will Not Impair Vision
*Illumination May Include Either Internal, External Or the Use Of Both Lighting
*Final location of signs to be determined in field.

PEDESTRIAN DIRECTORIES LIGHTING SIGN TYPE D

FINAL LOCATION OF THE SIGNAGE MAY REQUIRE REDUCTION OF LIGHTING ELEMENTS
BASED ON SURROUNDING LIGHTING CONDITIONS



20VEHICULAR DIRECTIONAL SIGNAGE SIGN TYPE E

SIGN BLADES WITH APPLIED DIGITAL 
PRINT OR PAINTED LETTERING

15
-0

” C
LE

AR
 H

EIG
HT

 M
IN

. A
BO

VE
 SI

DE
WA

LK GENERAL NOTES: 
• Final messaging and combination of blade sizes 

to be determined.
• Final location of signs to be determined in field.

SQUARE FORMED METAL PIPE

MASONRY BASE



21VEHICULAR DIRECTIONAL SIGNAGE

THE DIMENSIONS SHOWN HERE ARE FOR 
ILLUSTRATIVE PURPOSES ONLY.  THE 
FINAL DIMENSIONS OF THIS SIGN ARE TO 
BE DETERMINED AND WILL FALL WITHIN 
THE OVERALL RANGE SHOWN TO THE 
LEFT. ALL DIMENSIONS WILL BE SCALED 
PROPORTIONALLY.

1

4

2
3

Proposed signage locations shown above and 
to the right are approximate. Final locations will 
be determined in the field and fully coordinated 
with traffic control signage to avoid conflicts. 
Sign footprints are not shown to scale or form.

Key Plan

VEHICULAR DIRECTIONAL SIGNS

1

4

2

3
Sign Locations

SIGN TYPE E

HEIGHT:   14’-0” maximum
TOTAL SPAN: 9’-0” maximum

SIGN DETAILS18
’-0

”

MI
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’-0
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lea
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Ma
xim

um
 H

eig
ht

1’

4’-0” Max. Span

1’-
10

”

10”



22PARKING SIGNAGE SIGN TYPE F

GENERAL NOTES: 
• All Parking Blades to be mounted a minimum of 15’-0” above the street or sidewalk.
• The final dimensions of these signs are to be determined and will fall within max. 4’x 8’.
• Final location of the signs to be determined in field.
• Final materials to be determined, but may include metal and high-quality acrylics or 

fiberglass.

WOOD OR SYNTHETIC WOOD 
TEXTURED SURFACE

SQUARE FORMED METAL PIPE

WALL MOUNTED METAL BACK BRACE

FACE/BACK ILLUMINATED PROJECTING
CHANNEL LETTERS



23PARKING SIGNAGE DETAILS

THE DIMENSIONS SHOWN HERE ARE FOR ILLUSTRATIVE PURPOSES 
ONLY.  THE FINAL DIMENSIONS OF THIS SIGN ARE TO BE 
DETERMINED AND WILL FALL WITHIN THE OVERALL RANGE SHOWN 
TO THE LEFT. ALL DIMENSIONS WILL BE SCALED PROPORTIONALLY.

Proposed signage locations shown above and 
to the right are approximate. Final locations will 
be determined in the field and fully coordinated 
with traffic control signage to avoid conflicts. 
Sign footprints are not shown to scale or form.

Key Plan

PARKING SIGNAGE

1

2

1

2
Sign Locations

SIGN TYPE F

HEIGHT:   3’-0” maximum
LENGTH: 4’-0” maximum
WIDTH:  1’-6” maximum

MAX. SIGN AREA:   12 square feet

SIGN DETAILS

8’-10” Maximum
Size may be reduced based on elevation limitations

above grade

Side View

Front View4’-0” Maximum Projection

3’-0”
15’-0” Minimum

1’-6”

5’-0”

1’-6”

10”
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RETAIL SIGNAGE
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Individual retail tenant signs at RTC West will vary in size and colors.  Signage is proposed 
for all elevations facing public areas which feature retail tenants.  The retail program 
has tenants on the ground floor, and tenant signs will be used at these storefronts.  
Since the identity of the tenants and the location is unknown at this time, elevations of 
the buildings have been marked with general areas where tenants may elect to locate 
their signs.  Also, since the owner wants to allow each tenant to have the flexibility to 
design a sign package that communicates its brand effectively, the owner has prepared 
these Tenant Signage Guidelines.

Note: All signs, graphics and lettering are subject to the approval of the Landlord prior 
to seeking sign permits in accordance with Article 12 of the Fairfax County Zoning Code.  
Drawings and specifications for all applications of lighting and signage are to be submitted 
in writing to the Landlord. 

Tenant Signage Guidelines:
Retail tenant signs will be evaluated on how well the signage integrates into the architectural 
storefront to form an appealing configuration.  All tenant signs are to be contained within 
the tenant storefront frontage.  All tenant signs must obtain any and all required permits.  

Illumination:
Signage is typically intended to capture the customer’s attention; therefore it is recommended 
that the design of the signs take day and nighttime visibility considerations into account 
to enhance recognition.  Retail signs at RTC West may be either internally or externally 
illuminated. All types of electrical hardware, wiring or equipment such as transformers, 
cabinets, etc., shall be concealed inside tenant spaces.

Materials & Methods and Design:
Quality materials that are durable and natural are encouraged for RTC West.  These may 
include, but not be limited to: cast, polished, or painted metal; painted, stained, or natural 
wood; cast stone and carved natural stone; glazed and ceramic tile; etched, cut, edge-lit, or 
stained glass; high-quality acrylics; and high-quality canvas or other fabric. All methods of 
attachment must be concealed from view or designed as an integral detail to the signs.  All 
signs must be structurally and electrically supported through the storefront, and shall not 
penetrate the building shell except in areas approved by the landlord and noted herein.

Letters and graphics should incorporate texture, depth, sculptural and dimensional qualities.  
Creating a consistency in unique, high quality graphics and creativity is favorable.  

INTRODUCTIONRETAIL TENANT SIGNAGE



26SIGNAGE AREA AND RESTRICTIONSRETAIL TENANT SIGNAGE
Permitted types and area of allowable signage:

A combination of signage should be used to articulate individual store expression and 
maximize visibility.  Signage elements may include flat sign panels, fabricated dimensional 
sign panels, fabricated dimensional lettering, window graphics, projecting blade signs, 
and awning lettering and/or graphics.  A variety of sign types may be employed on any 
storefront, provided the sum of their areas does not exceed the maximum allowable signage 
area for that specific tenant. The maximum allowable sigange area for any tenant under 
10,000 square feet in size is two (2) times the linear frontage for that tenant or two hundred 
(200) square feet, whichever is smaller.  Tenants with a gross area larger than 10,000 square 
feet will be permitted two hundred square (200) feet of signage, plus an additional fifty 
(50) square feet of signage for every 5,000 feet of area over 10,000 square feet.  Allowable 
signage for tenants larger than 10,000 square feet shall not be based on linear frontage. 
All signs, graphics, and lettering, whether used alone or in combination, are subject to both 
landlord and Fairfax County approval. Tenants assume responsibility for obtaining permits 
and approval prior to installation.

Prohibited Sign Materials:

• Etching of the storefront glazing will not be permitted.

• Signs utilizing paper or cardboard located will not be permitted.

Prohibited Signage Characteristics:

• A sign must not be shaped like a traffic sign or traffic signal, be illuminated in a pattern 
or lighting combination that resembles a traffic signal, use wording similar to traffic 
signals, or otherwise interfere with traffic safety.

• A sign must not contain or be illuminated by flashing, revolving, or intermittent lights, or 
lights of changing intensity.

• A sign must not be wind activated or have moving parts.

• Signs that have characters which are changed manually or electronically must not be 
changed more than once each day. This includes a sign that gives the appearance or 
illusion of movement or a written or printed message.

18’ - 0”
Adjacent

tenant

To calculate the maximum allowable signage for a storefront:

Measure the linear width of the storefront to the tenant demising walls.  
Calculate two (2) square feet for each linear foot of this frontage.  This is 
the total signage area permitted by the tenant.  The sum of the areas of all 
signs must not exceed the total allowable signage area.  Total allowable 
signage area may not exceed two hundred (200) square feet for any one 
tenant.

1’

1’One Linear Foot = Total signage area:
18’ x (2 sf/foot) = 36 sf

Adjacent
tenant



27WALL SIGNSRETAIL TENANT SIGNAGE
Wall Signage Guidelines:
Wall-mounted signs are the most common way that shops and restaurants convey their 
identity, and will likely be the primary identification for retail tenants at RTC West. They 
should be easily read, of appropriate size, and include store’s logo and appropriate 
typeface. They should be made of high quality materials that can withstand all weather 
conditions.

• These types of signs should be securely adhered to the storefront, and should not 
project more than twelve inches (12”) from the façade.

• Signs must be located carefully, and should not block windows, decorative elements, or 
doors.

• Signs should be located in the upper section of a storefront, but must remain below the 
level of the cornice or second story window sills (where applicable).

• The distance from the ground plane to the top of the sign may not be more than twenty 
feet (20’) in height.

• Text should be at least ten inches (10”) high to ensure legibility, but no more than thirty 
inches (30”) tall.

• Wall-mounted signs may not exceed one hundred (100) square feet.

• Wall-mounted signs shall not be longer than eighty percent (80%) of the linear frontage 
of the storefront bay to which they are attached.

• No more than one (1) wall-mounted sign may be erected on any storefront, and no more 
than two (2) signs will be permitted for any tenant.

• Timing of illumination of tenant signage will be subject to the control of the landlord and 
is to be determined.

Examples of Wall Signs:



28PROJECTING SIGNSRETAIL TENANT SIGNAGE
Projecting Signage Guidelines:
Due to their perpendicular orientation to the sidewalk, a projecting sign is an excellent 
opportunity for retail tenants to grab the attention of approaching pedestrians. By displaying 
the store’s name, logo, colors, and/or icon, projecting signs create visual interest and add an 
additional layer of information, color, and texture to any storefront design.

• Projecting signs should not stick out more than forty-two inches (42”) from a façade, and 
must allow at least ten feet (10’) of clear passage on the sidewalk below.

• Projecting signs should not be located above the level of the cornice or second story 
window sills (where applicable).

• Signs shall not project over a public right-of-way.

• Signs projecting at a ninety (90) degree angle to the building shall only count the area of 
only one of their sides toward the maximum allowable signage area.

• Projecting signs with non-parallel sides shall count the area of both sides toward the 
maximum sign area if the angle between the sides is greater than forty-five (45) degrees.

• Hardware used to mount projecting signs should be visually appealing, durable, and well-
maintained.

Examples of Projecting Signs:



29WINDOW SIGNSRETAIL TENANT SIGNAGE
Examples of Window Signs:Window Signage Guidelines:

Window signs are graphics painted or professionally adhered directly to the storefront 
glazing.  The use of these signs is effective in conveying basic information about the store’s 
operation.  Suggested fabrication materials include gold or silver leaf, vinyl cut by computer, 
silk screening, and painted graphics.  Storefront graphics should complement the overall 
store front design and not overtake it.  

• Window signs may consist of the tenant name, logo, or information such as hours of 
operation or any combination thereof.

• Most window signs are applied directly to the interior of the glass.  If they are not, they 
should be made of high-quality materials and hung on the inside of the window.

 

• Signs should complement the merchandise display without obscuring it.  Signage may not 
cover more than twenty percent (20%) of a shop’s windows.

• Tenants may display temporary signage made of high-quality materials, provided that the 
combination of temporary and permanent window signs does not exceed twenty percent 
(20%) of a shop’s window area.  

• Window signage may only be illuminated with indirect lighting.  

• Window signs are permitted only within a range of one foot above the bottom of the 
window to the height of the top of the door.

• Sign permits are required for an individual window sign and should be limited to a (2) 
sign limit per storefront.



30AWNING SIGNSRETAIL TENANT SIGNAGE
Awning Signage Guidelines:
Awning signs are versatile and provide flexibility for storefront design, as well as providing 
shelter on the streetscape for pedestrians. Each storefront may have an unlimited amount 
of awnings, however the total signage area for the combined awnings shall not exceed 
the maximum allowable signage or utilize more than twenty-five (25) percent of the total 
awning area.

• No more than twenty-five (25) percent of the awning area should be covered with signage 
and/or store specific graphics. 

• Awning striping shall not be included in the calculation of maximum allowable signage. 
Awnings may include patterns or graphics other than striping.  Provided these graphics do 
not include a representation of the tenant’s logo or icon, they shall not be included in the 
calculation of maximum allowable signage.

• Awning signage should be permanently adhered to the awning material through stitching 
or screen printing.

• Awnings may not be illuminated from beneath the awning canopy.

• Ends of awnings may be either open or enclosed.

• Awnings must allow at least eight feet (8’) of clear passage on the sidewalk below.

• When visible, as with open-ended awnings, hardware used to mount awnings should be 
visually appealing, durable, and well-maintained.

Examples of Awning Signs:
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Acceptable Locations for
Wall Signs

Acceptable Locations for
Window Signs

Acceptable Locations for
Projecting Signs

Acceptable Locations for
Awning Signs
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Acceptable Locations for
Wall Signs

Acceptable Locations for
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Acceptable Locations for
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Acceptable Locations for
Wall Signs

Acceptable Locations for
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Acceptable Locations for
Wall Signs

Acceptable Locations for
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Projecting Signs
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*NOTE: Existing freestanding sign to be removed and replaced with new site signage as previously described in this document.

*
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TEMPORARY SIGNAGE
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Temporary signs not requiring a permit shall conform to Article 12 of the Fairfax County 
Zoning Ordinance, with exception of the conditions specifically listed below:

Retail Leasing Banners:
In addition to the temporary sign(s) located on the property, temporary banners of up to 
and including fifty square feet (50’) advertising the lease of retail  spaces shall be permitted 
for any and all empty storefronts during such time as those retail spaces are vacant. The 
design and content of these banners shall be under the exclusive control of the landlord.

Retail Storefront Graphics:
Temporary retail graphics are permitted for any and all empty storefronts during such time 
as those retail spaces are vacant. These banners will feature retail-oriented graphics and 
overall project branding or messaging. Retail Banners are to be designed for placement 
behind storefront glass and shall fit wholly within the vacant storefront. The design and 
content of these banners shall be under the exclusive control of the landlord, and shall not 
include specific tenant information or advertising.

Tenant “Coming Soon”/”Now Open” Banners:
Each retail tenant may be permitted both a “Coming Soon” temporary banner up to fifty 
square feet (50’) prior to that tenant’s opening and a “Now Open” temporary banner up 
to fifty square feet (50’) immediately following their opening. These temporary banners 
may be permitted anywhere on the tenant’s retail storefront. During tenant construction, 
“Coming Soon” banners announcing a tenant may be permitted on the storefront of the 
tenant’s space for a period of thirty (30) days prior to the store’s opening. Once open, “Now 
Open” banners announcing the new tenant may be permitted on that tenant’s storefront 
for a period of thirty (30) days immediately following the tenant’s opening. The design and 
content of these banners shall be subject to landlord approval and control.

Temporary Signs associated with construction:
Temporary signs may be installed for both new construction and alterations to existing 
buildings, which identify the name of the proposed development, the character of the 
building(s), enterprise(s), or the purpose for which the development is intended. Any such 
signs shall be limited to one (1) in number per street frontage for each building under 
construction, shall be limited to a maximum area of one hundred square feet (100’), and if 
freestanding, a maximum height of fifteen feet (15’).
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Sign Type/Name Number of Locations Maximum Size and Area Total Area of Sign Type Allowable Area by Zoning Notes

Sign Type A
Primary Monument

Sign Type B
Secondary Monument

Sign Type C
Tertiary Monument

Sign Type D
Pedestrian Directories

Sign Type E
Vehicular Directionals

Sign Type F
Parking Signage

1 location
(see page 9)

2 locations
(see pages 12 and 15)

Not Used

2 locations
(see page 18)

4 locations
(see page 21)

4 locations
(see page 23)

18’-0” x 6’-0” overall
108 square feet

5’-0” x 10’-0” overall
50 square feet

8’-0” x 3’-0” overall
24 square feet

14’-0” x 9’-0” overall
Approximately

 14 square feet sign area

4’-0” x 8’-10” overall
Approximately

 12 square feet sign area

Approximately
56 square feet

Approximately
48 square feet

48 square feet

N/A N/AN/A

100 square feet

108 square feet 160 square feet
(80 sf maximum per sign)

80 square feet
(40 sf maximum per sign)

30 square feet
(15 sf maximum per sign)

Proposed sign within overall 
allowable height limit of 8’-0”.

Proposed sign within overall 
allowable height limit of 20’-0”; 

proposing one sign at corner rather 
than two signs.

Proposed sign within overall 
allowable height limit of 20’-0”; 
signs proposed at entrances to 

project.

10 square feet
(2 sf maximum per sign)

10 square feet
(2 sf maximum per sign)

Signs for the direction and 
convenience of the public have a 
maximum area of 2 square feet 

per sign.

Signs for the direction and 
convenience of vehicular traffic 
on the site and have a maximum 
area of 12 square feet per sign.
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Sign Type/Name Number of Locations Maximum Size and Area Total Area of Sign Type Allowable Area by Zoning Notes

Retail Signage

Office Signage

Varies
(see pages 24 to 34)

Varies
(see pages 35 to 40)

Varies by tenant
1,200 linear feet total

Varies by tenant
894 linear feet total 1,044 square feet

2,400 square feet
(2 square feet per linear foot) 1,800 square feet Zoning allows 1.5 square feet of 

signage per linear foot.

1,044 square feet Proposed signage allowance 
conforms to existing zoning.
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APPENDIX 12 
 
 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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