
 

                                                                                                                                              Mary Ann Tsai, AICP 
 

Department of Planning and Zoning  
Zoning Evaluation Division 

12055 Government Center Parkway, Suite 801 
Fairfax, Virginia  22035-5509 

Excellence * Innovation * Stewardship         Phone 703-324-1290  FAX 703-324-3924 
Integrity * Teamwork * Public Service   www.fairfaxcounty.gov/dpz/ 
 

 APPLICATIONS ACCEPTED:  September 3, 2015 
PLANNING COMMISSION:  February 17, 2016 

BOARD OF SUPERVISORS:  Not yet scheduled 
 

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

                                                            February 3, 2016 
 

                                                            STAFF REPORT 
 

                               PCA A-936-03, DPA A-936-05, AND PRCA A-936  
 

                               HUNTER MILL DISTRICT 
 
 
APPLICANT:  2222 Colts Neck Road, L.L.C. 
 
ZONING: PRC, Planned Residential Community  
  
PARCEL: 26-1 ((13)) 1 
 
SITE AREA: 4.32 acres 
 
DENSITY: 1.22 FAR 
 
PLAN MAP: Residential Planned Community 
 
PROPOSAL: To permit assisted living and independent living facilities  
 
 
STAFF RECOMMENDATIONS: 
 
Staff recommends approval of PCA A-936-03, subject to the execution of proffers consistent 
with those contained in Appendix 1 of the staff report. 
 
Staff recommends approval of DPA A-936-05. 
 
Staff recommends approval of PRCA A-936, subject to the approval of the development 
conditions contained in Appendix 2 of the staff report. 
 
Staff recommends approval of a modification of Sect. 13-303 of the Zoning Ordinance for the 
transitional screening requirements to that shown on the PCA/DPA/PRCA Plan. 
 
Staff recommends approval of a waiver of Sect. 13-304 of the Zoning Ordinance for the barrier 
requirement. 
 
Staff recommends approval of a modification to the Fairfax County Countywide Trails Plan  
 
 
 
 
 

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


 
requirement along Colts Neck Road to that shown on the PCA/DPA/PRCA Plan. 
 
It should be noted that it is not the intent of staff to recommend that the Board of Supervisors,  
in adopting any 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 application does not interfere with, abrogate or annul any easement, 
covenants, or other agreements between parties, as they may apply to the property subject  
to this application. 

 
For information, contact the Zoning Evaluation Division, Department of Planning and Zoning, 
12055 Government Center Parkway, Suite 801, Fairfax, Virginia 22035-5505,  
(703) 324-1290. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 48 hours advance 
notice. For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center). 
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Applicant: 2222 COLTS NECK ROAD, L.L.C.
Accepted: 09/03/2015
Proposed: MODIFICATION TO AN INDEPENDENT LIVING 

FACILITY TO
 PERMIT THE ADDITION OF A MEDICAL CARE FACILITY
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Area: 4.32 AC OF LAND; DISTRICT - HUNTER MILL
Zoning Dist Sect:
Located: EAST SIDE OF RESTON PARKWAY AND WEST
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Zoning: PRC
Overlay Dist:
Map Ref Num: 026-1- /13/  /0001
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High density residential category density not to exceed 60 persons/acre

SECTION ACRES UNITS UNIT TYPE PERSONS PERSONS/ACRE

S. 1-B.12A, 12B, 12C, 12D 17.4565 146 SFA 394
S. 1-B.13 5.9599 238 MFH 500
S. 1-B.6-B-1a, 6-B2, 6-C, 7-A, 
Lake Anne of Reston Condo 
Common Element

7.639 130 MFH 273

815 MFH 1712
120 SFA 324

S. 7A 12.3691 261 MFG 548
S. 7A, B.2-A 1.301 0 Open 0
S. 11 13.1123 133 MFG 279

501 MFH 1052
69 SFA 186

175 MFH 368
59 SFA 159

S. 15A-B.3 & 4 3.8756 11 SFA 30
S. 17-B.2 7.6561 105 MFG 221
S. 17, B.3 2.28 18 SFA 49
S. 17-B.10, 7 & 13 25.2458 442 MFG 928
S. 19-B.5, 6 & 7 17.3139 240 MFG 504
S. 24A-B, 2 & 3 50 SFA 150
S. 28-B.1 17.71 178 SFA 481
S. 28-B.2 12.4248 240 MFG 504
S. 28-B.3 11.0459 204 MFG 428
S. 28-B.4 2.4167 0 Open 0
S. 30-B.1 4.3277 91 MFH 191
S. 30-B.2A 60 SFA 162
S. 30-B.2B 11.1481 154 SFA 416
S. 34.B.1 19.455 360 MFG 756
S. 34.B.2, 4 17.8416 300 MFG/Open 630
S. 34.B.2A 8.6 60 SFA 162
S. 34.B.3 1.5639 0 Open 0
S. 38B-B.10 9.9146 200 MFG 420
S. 39, B.9 6.57 44 SFA 119
S. 40, B. 1 15 193 MFH 405
S. 40, B. 1C & 1D 9.9633 498 MFH 1046
S. 41, B.1 11.1271 145 SFA 392
S. 41, B.1A 5.6 73 SFA 197
S. 43 31.91 400 MFG 840

300 MFG 630
38 SFA 103

152 SFA 410
248 MFG 521

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

TOTAL 834.5039 16125 35559 42.611
(less than 60 persons/ac)

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

Source of Information:
Records maintained by Westerra Reston
Approved Town Center Concept Plan for S. 933
Approved Development Plan for S. 43
Approved Development Plan for S. 85
Approved Development Plan for S. 57, B.4A & 4B
Approved Development Plan for S. 40,B.1
Approved Site Plan for S. 91A, B. 19-20
Approved Development Plan for S. 81, B. 1 & 2
Approved Concept Plan for S. 89, B. 5
Proposed Development Plan for S. 91A, B. 1, 4 & 15
Proposed Concept Plan for S. 95 B.2
Approved PRC Plan for S. 81 B.2 (Parc Reston)
Approved PRC Plan for S.95.B2 (Excelsior Parc)
Approved PRC A-502-02  for S. 15A-B.2A & S. 15-B.1 (Fairways) - (4/10/12)
Approved PRC Plan for S.91A Block  16
Approved PRC 86-C-121-04 S.91, B.1, S.87, B2,3 (Spectrum) - 1/8/13
Approved PRC A 502-03 (Lake Anne)

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

S. 15A-B.2A 11.4107

Reston PRC Density

RESTON HIGH DENSITY RESIDENTIAL CATEGORY DENSITY

October 12, 2015

S. 46-B.1 & 2A 23.7188

S. 15-B.1 7.4106

Includes Approved PRC Applications

S. 11, S.5 B.1P.2A 16.6907







































DESCRIPTION OF THE APPLICATIONS 
 
In 2007, the Board of Supervisors approved the development of an independent living 
facility consisting 210 dwelling units.  The applicant, 2222 Colts Neck Road, L.L.C., 
requests an amendment to the previous approval to permit a medical care facility 
(assisted living) to be located in one wing of the building to replace a portion of the 
independent living facility, as shown in Figure 1.  The applications consist of: 
 

 Proffered Condition Amendment PCA A-936-03 to amend the proffered 
conditions to permit a medical care facility; 

 Development Plan Amendment DPA A-936-04 to amend the approved 
development plan with the addition of a medical care facility; and  

 Planned Residential Community Plan Amendment PRCA A-936 to amend the 
approved PRC Plan with the addition of a medical care facility. 

 

 
Figure 1: Building layout, Source: Sheet 6, PCA/DPA/PRCA 

 
Since the approvals in 2007, the applicant has worked to identify a development partner 
for the independent living facility.  The applicant has concluded that a facility offering a 
more complete range of services better meets market demand, rather than solely an 
independent living facility.  As such, the applicant is proposing to replace 119 of the  
210 approved independent living facility units with 119 assisted living facility rooms  
(135 beds) in the western wing of the building.  A total of 91 independent living units will 
be retained.  Both the independent and assisted living facilities will accommodate 
residents age 62 years or older.  Two stages of memory care will be offered at the 
assisted living facility.  The building layout, building footprint, and general site layout are 
not proposed to change.  The applicant proposes to add a porte cochere to the main 
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entrance to the assisted facility wing, a covered walkway to the independent living 
facility wing, and a revised community garden layout.   
 
Modification and Waivers 

 
The applicant requests the following modification and waivers: 
 

 Modification of Sect. 13-303 of the Zoning Ordinance for the transitional 
screening requirements to that shown on the PCA/DPA/PRCA Plan;  

 Waiver of Sect. 13-304 of the Zoning Ordinance for the barrier requirement; and 

 Modification of the Countywide Trails Plan requirement along Colts Neck Road to 
that shown on the PCA/DPA/PRCA Plan. 

 
A reduction of the proposed PCA/DPA/PRCA Plan is provided at the front of this report.  
The applicant’s draft proffered conditions, staff’s proposed PRCA conditions, the 
applicant’s statement of justification, and the applicant’s affidavit are provided as 
Appendices 1-4, respectively. 
 
 
LOCATION AND CHARACTER 
 
As shown in Figure 2, the subject property is located off Colts Neck Road, north of the 
Hunters Crossing development, east of Reston Parkway, south of Reston Association 
open space, and west of the Hunters Woods Village Center.   
 

 
Figure 2: Aerial, Source: Fairfax County Pictometry, 2015 

 
The subject property is developed with a 9,500 square foot, two-story brick church that 
was built in 1977 and associated surface parking.  The northern portion of the site is 
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steeply sloped and heavily wooded and includes an Environment Quality Corridor, an 
existing stream valley that was restored by the Reston Association, and a paved trail 
from Colts Neck Drive to Reston Parkway.   
 
 
BACKGROUND 
 
On January 13, 1965, the Board of Supervisors approved Rezoning RZ A-936 to rezone 
141 acres, which included the subject property, from the RE-2 to the RPC District. 
 
On February 5, 2007, the Board of Supervisors authorized Out-of-Turn Plan 
Amendment S07-III-UP1 to include an option for elderly housing on the subject property 
and on September 10, 2007, the Board of Supervisors approved the Plan Amendment.  
 
On October 15, 2007, the Board of Supervisors approved PCA A-936-02,  
DPA A-936-04, and PRC A-936 to permit a 210-unit independent living facility on the 
subject property.  Additional information on these applications is available at: 
http://ldsnet.fairfaxcounty.gov/ldsnet/ZAPSMain.aspx?cde=PCA&seq=4094238 
 
 
COMPREHENSIVE PLAN PROVISIONS 
 
The Fairfax County Comprehensive Plan, 2013 Edition Area III, Reston, amended 
through October 20, 2015, page 53-54, states: 
 

3.  An amendment to the Comprehensive Plan in 2007 added a parcel-
specific recommendation for the redevelopment of an existing church 
on Colts Neck Road, Parcel 26-1((13)) 1. Due in part to the 
convenient public transportation and nearby community services, as 
an option, the parcel may be redeveloped as elderly housing, age 62 
and over, subject to the following: 

 

 The development should be designed to functionally relate to 
existing residential uses in the area; 

 A minimum 65 foot wide buffer should be provided from 
existing edge of pavement of Reston Parkway. A substantial 
vegetated buffer should be provided to serve as a transition 
to adjacent multifamily residential uses. Existing vegetation 
should be preserved as deemed appropriate by the Urban 
Forest Management Division and Reston Association; 

 Affordable housing at a minimum of 20 percent of the total 
number of units should be provided; 

 Restoration and enhancement of the impaired Snakeden 
Stream Valley that is located in the northern portion of the 
parcel should coincide with redevelopment; and 

http://ldsnet.fairfaxcounty.gov/ldsnet/ZAPSMain.aspx?cde=PCA&seq=4094238
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 Pedestrian access from the site to the Snakeden Stream 
Valley trail, the abutting multifamily housing development to 
the south, the Village Center to the east, and Colts Neck Road 
should be provided. 

 
 
DESCRIPTION OF THE PROFFERED CONDITION AMENDMENT/DEVELOPMENT 
PLAN AMENDMENT/PLANNED RESIDENTIAL COMMUNITY AMENDMENT PLAN 
(PCA/DPA/PRCA)  
 
The PCA/DPA/PRCA Plan (collectively referred as the development plan) entitled “Colts 
Neck, Block 1, Section 30, Reston,” was submitted by Urban, Ltd., consisting of  
19 sheets dated June 15, 2007 and revised through January 26, 2016, and is discussed 
below. 
 
Overall, the site layout, driveway access, on-site circulation, parking, loading spaces, 
open space, trails, sidewalk, landscaping, and stormwater management have not 
changed since the approval of the PCA/DPA/PRC Plan in 2007.  With the proposed 
assisted living facility, minor revisions to the development plan were made and are 
summarized below. 
 
Building and Site Layout  
 
The building remains at 55 feet in height with a gross floor area of 230,000 square feet 
split between two building wings, one along Colts Neck Road and the other along 
Reston Parkway.  The wings of the building remain connected by a centrally-located 
‘bridge connector’ where three floors of the two building wings are connected.  The 
upper floor of the connector accommodates independent living units and the remainder 
of the connector provides services and spaces shared by residents of the building and 
facilitates the movement of staff and residents between the two building wings. 
 
As shown in Figure 3, the primary change to the building is the relocation of the main 
entrance to each wing of the building.  The building entrance to the western wing, 
proposed as the assisted living facility, has shifted from the southeastern corner of the 
building to the southern facade of the building.  A porte cochere has been added to the 
relocated main entrance to protect residents and guests from the weather when being 
dropped-off and/or picked-up.  The building entrance to the eastern wing, proposed as 
the independent living facility, has shifted from the southwest area of the building to the 
center of the southern building facade.  A covered walkway also has been added to the 
entrance of the independent living facility to protect residents from the weather when 
being dropped-off and/or picked-up. 
 
In place of the garden plots previously approved in the southwestern area of the site, 
along Reston Parkway, a secure outdoor memory care garden has been provided for 
use by memory care residents of the assisted living facility, as shown in Figure 3.   
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Figure 3: Building entrances and memory care garden, Source: Sheet 3A, PCA/DPA/PRCA 

 
Parking 
 
Since the assisted living facility generates less parking demand than the independent 
living facility, only one of the two previously approved levels of the below grade parking 
structure is shown to be constructed.  A total of 128 parking spaces are required and 
177 spaces are being provided to meet the parking requirement for the independent 
living facility and medical care facility (assisted facility) uses. 
 
Landscaping and Open Space 
 
There is no change to the previously approved landscaping plan or to the open space 
being provided (42 percent).  White Pampas Grass has been removed from the planting 
list since it is an invasive species. 
 
Stormwater Management 
 
Stormwater management and best management practices are provided by Lake 
Audubon.  The design runoff from the subject property is indicated to be negligible in 
comparison with the 1,536 drainage shed.  Lake Audubon serves a 4.33-acre on-site 
area and serves a 1,532-acre off-site area with a 1,536 drainage area.  Lake Audubon 
has a storage volume of 13,721,400 cubic feet and a dam height of 45 feet. 
 
The subject property drains south to north to an existing drainage way, which leads to a 
culvert that runs beneath Colts Neck Road - a point of confluence.  An open channel 
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ultimately conveys stormwater to Lake Audubon.  The total drainage area is 1,536 acres 
and exceeds an area of one square mile; therefore, adequate outfall is provided. 
 
 
ANALYSIS 
 
Land Use 
 
The Comprehensive Plan provides site specific guidance for the subject property and 
includes an option for elderly housing for which the applications are proposed.  
Conformance with the Comprehensive Plan previously was addressed with the approval 
of the zoning applications, which included addressing the following:  providing a 65-foot 
wide buffer area from Reston Parkway; providing a substantial vegetated buffer 
adjacent to the Hunters Crossing multi-family development to the west with existing 
vegetation to be preserved; restoring and enhancing the Snakeden Stream Valley 
(completed by the Reston Association); and providing pedestrian access from the 
subject property. 
 
The option for elderly housing includes Comprehensive Plan guidance where affordable 
housing at a minimum of 20 percent of the total number of units should be provided. 
With the approval of 210 unit independent living units, the applicant proffered to provide 
20 percent of the units as affordable units (42 units) with 75 percent of the affordable 
housing units at 70 percent of the area median income (AMI) and 25 percent of the 
affordable housing units at 80 percent AMI.  With the proposed applications, staff 
reevaluated the affordable housing being provided since the applicant is reducing the 
number of independent living units to 91.  The applicant has proffered 20 percent  
(18 units) of the independent living facility units as affordable housing units with the 
same mix and AMI levels as previously proffered and approved.   
 
The County’s Health Care Advisory Board (HCAB) recommended that four percent of 
the proposed assisted living facility beds be provided through the Auxiliary Grant 
program, administered by the Virginia Department for Aging and Rehabilitative 
Services.  Based on the applicant’s proposal of 135 beds, four percent results in five 
beds.  The applicant proffered to provide four percent of the assisted living facility beds 
through the Auxiliary Grant program.  The applicant also proffered that if a resident 
occupying one of the beds provided through the Auxiliary Grant program moves to the 
memory care program within the assisted living facility, the resident is entitled to 
maintain their status as a recipient of the Auxiliary Grant and the bed will be considered 
part of the four percent of beds provided.  The Auxiliary Grant program is a financial 
assistance program that provides supplemental income to low-income individuals who 
are aged, blind, or disabled who reside in assisted living facilities or adult foster care 
homes, to make these facilities more affordable.   
 
With the proposal to replace 119 independent living units with 119 assisted living rooms 
(135 beds), there is a loss of 19 affordable housing units with the proposed applications.  
As a medical care facility, the assisted living facility has beds and rooms, not dwelling 
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units, since medical care is the primary use being provided and residency at the facility 
is a secondary use.  As a result, since dwellings units are not associated with a medical 
care facility, the affordable housing regulations and guidelines in the Zoning Ordinance 
and Comprehensive Plan are not applicable to medical care facilities. 
 
However, staff expressed concern that if a resident in an affordable housing unit in the 
independent living facility needs to move to the assisted living facility, the resident is not 
entitled to maintain their status as an affordable housing recipient and such status does 
not transfer with the resident to the assisted living facility.  The only affordable housing 
provided in the assisted living facility is through the Auxiliary Grant program, which is 
intended for low-income residents.   A resident residing in one of the affordable housing 
units in the independent living facility may exceed the income limit for the Auxiliary 
Grant program; may not meet the other qualifications; or if all five of the Auxiliary Grant 
beds are occupied, there would be no affordable space available.  Therefore, the 
resident who lives in an affordable housing unit in the independent living facility will be 
subject to the market rates in the assisted living facility and may not be able to continue 
to live in the facility. 
 
Staff recommended that the applicant consider options to permit independent living 
residents in affordable housing to transition to an affordable assisted living bed, if 
necessary, and therefore be able to age in place.  Staff’s recommendations for 
additional affordable housing included:  preference to existing residents in affordable 
housing units in the independent living facility who qualify for a bed provided through the 
Auxiliary Grant program; lower area median income levels for affordable housing units 
in the independent living facility; increase the percentage of beds provided through the 
Auxiliary Grant program; and/or relocation assistance for residents in affordable housing 
units in the independent living facility who cannot afford the market rates at the assisted 
living facility and need to move. 
 
The applicant did not proffer additional affordable housing at the assisted living facility to 
accommodate transfers from the independent living facility, but did proffer to provide 
relocation assistance if a resident:  does not qualify for the Auxiliary Grant program; 
there is no capacity to accommodate the resident within the four percent of the assisted 
living beds reserved for eligible residents; or the resident does not wish to transfer to the 
assisted living facility as a market-rate resident, then the applicant will implement a 
transition plan for such resident.  The transitional plan includes:  providing the resident 
with details of licensed assisted living facilities within a twenty-mile distance of the 
subject property (or such other location within Virginia identified by the resident) that 
provides the services needed by the resident; identifying any potential third-party 
financial assistance available to the resident to assist with the cost of assisted living 
care; transportation for the resident to visit a minimum of two licensed assisted living 
facilities within a 20-mile distance of the subject property; and reimbursement by the 
applicant of 50 percent of the documented cost of relocating the resident to another 
assisted living facility, up to a maximum of $2,000 per resident.  
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In addition to staff’s concern on affordable housing in the assisted living facility, staff has 
concern with Proffer #8.  Proffer #8 permits modifications to the elevations, building 
materials, paint color, and/or architectural details, subject to the determination by the 
Reston Association Design Review Board (DRB) for substantial conformance with the 
development plan and proffers.  Minor modifications to an approved development plan 
are subject to review and determination by the Zoning Administrator, not the DRB.  Staff 
recommended that this proffer be revised; however, the applicant declined.  This proffer 
delegates the determination on substantial conformance with an approved development 
plan and proffers to the DRB, which staff does not support.  In addition, staff 
recommends that the proffer not be as specific on paint colors and brands in the event 
the applicant is unable to use the proffered paint colors and brands, which would trigger 
a minor modification request to the Zoning Administrator for a modification of the colors 
and/or brand. 
 
Environmental Assessment (Appendix 5) 
 
With these applications, there is no further encroachment into the Snakeden Branch 
Environmental Quality Corridor since there are no proposed changes to the building 
footprint with the exception of the relocation of the main entrance to the two building 
wings and the addition of covered entrances.  An easement was previously granted by 
the applicant to permit access to the northern portion of the subject property for a 
stream restoration project, which was undertaken and completed by the Reston 
Association.   
 
The applicant was encouraged to provide green building measures, and the applicant 
has proffered a list of green building measures consistent with the Comprehensive Plan 
green building policy.  In addition, to address staff’s concern that traffic noise from 
Reston Parkway could exceed 65 dBA Ldn, the applicant proffered to prepare a noise 
study addressing noise levels, extent of impacts, and proposed mitigation measures 
recommended in the study.  With the proffered conditions, there are no outstanding 
issues. 
 
Fire and Rescue Department (Appendix 6) 
 
The Fire and Rescue Department (FRD) requested funding for the cost of two 
preemption devices for traffic signals ($10,000 each) located along the primary travel 
route from the Fox Mill Fire and Rescue Station.  The applicant proffered $20,000 for 
the two preemption devices.  
 
Stormwater Management (Appendix 7) 
 
All stormwater management comments have been addressed.  DPWES determined that 
the development meets the applicable criteria and qualifies under the Time Limits on 
Applicability of Approved Design Criteria (Time Limits) provision of Section 124-1-11.A 
of the Stormwater Management Ordinance, Chapter 124 of the Code of the County of 
Fairfax.  This will allow the project to be evaluated under the 2009 Virginia Stormwater 



PCA A-936-03 | DPA A-936-05 | PRCA A-936 Page 9 
 
 

Management Regulations, as opposed to the Stormwater Management Ordinance, 
Chapter 124 of the Code of the County of Fairfax.  The determination does not relieve 
the applicant of any stormwater management ordinance requirement. 
 
Transportation, Park Authority, and Urban Forestry (Appendix 8) 
 
There are no changes to the site entrance, on-site circulation or pedestrian facilities, 
and adequate parking and loading are being provided.  The applicant has demonstrated 
to staff’s satisfaction that the geometry of the turnaround area at the entrance to the 
western building wing provides sufficient space for shuttle buses and larger vehicles to 
complete a turnaround maneuver. 
 
The Park Authority recommended clustering the outdoor fitness stations rather than 
dispersing them along the 8-foot wide asphalt trail along the northern boundary.  The 
applicant has proffered to cluster the fitness stations.  The applicant previously proffered 
to apply the park contribution ($161,300) to the Reston Association Walker Nature 
Center; such proffer contribution has been revised and may be applied to not only the 
Nature Center but to pedestrian improvements and/or public art in the vicinity.  White 
Pampas Grass, an invasive species, has been removed from the list of grass species to 
be planted on the property, to address the Park Authority’s comment. 
 
There is no change to the approved site work, tree preservation, or landscaping.  The 
applicant is requesting a modification of the transitional screening and waiver of the 
barrier requirement along the western property line due to the change in use to that 
shown on the development plan, which is discussed in more detail in the Modification 
and Waivers section of the staff report.   
 
 
ZONING ORDINANCE PROVISIONS 
 
In the PRC District, an independent living facility and an assisted living facility (medical 
care facility) may be permitted when shown on an approved development plan or with 
special exception approval.  An assisted living facility was not shown on the previously 
approved development plan; therefore, approval is needed to permit the use.  When 
considered for approval on a development plan, the standards set forth in Article 9, 
Special Exceptions, of the Zoning Ordinance is used as a guide. 
 
Staff review of the applicable Zoning Ordinance provisions is based on Sect. 9-006 of 
the Zoning Ordinance, General Standards, which provides that all such uses needs to 
satisfy the general standards for special exception uses.  In addition to the general 
special exception standards, special exception uses needs to satisfy specific use 
standards.  The independent living facility and medical care facility are both Category 3 
special exception uses, and the following provides an analysis of the use standards for 
the medical care facility.  Staff’s previous analysis of the use standards for the 
independent living facility remains unchanged and is available at: 
http://ldsnet.fairfaxcounty.gov/ldsnet/ldsdwf/4226262.PDF 

http://ldsnet.fairfaxcounty.gov/ldsnet/ldsdwf/4226262.PDF
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Standards for all Category 3 Uses (Medical Care Facility) (Sect. 9-304) 
 
Standard 1:  For public uses, it shall be concluded that the proposed location of the special 
exception use is necessary for the rendering of efficient governmental services to 
residents of properties within the general area of the location. 
 
The proposed use is not a public use. 
 
Standard 2:  Except as may be qualified in the following Sections, all uses shall comply 
with the lot size requirements of the zoning district in which located. 
 
The medical care facility is proposed on property zoned PRC, which does not have a 
minimum lot area requirement or minimum lot width requirement for the proposed use. 
 
Standard 3:  Except as may be qualified in the following Sections, all uses shall comply 
with the bulk regulations of the zoning district in which located; however, subject to the 
provisions of Sect. 9-607, the maximum building height for a Category 3 use may be 
increased. 
 
No significant changes are proposed to the approved building footprint or bulk of the 
building.  The development previously met and continues to meet this standard. 
 
In the PRC District, there are no regulations for maximum building height or for open 
space for the proposed uses; density is measured by persons per acre.  In the PRC 
District, the overall density is not permitted to exceed 13 persons per acre of gross 
residential and associated commercial areas.  In addition, since the subject property is 
located in a high density area of the PRC District, the overall density cannot exceed  
60 persons per acre of gross residential area and 50 dwelling units per acre.  The 
applicant previously demonstrated that the independent living facility units will not 
exceed the PRC District and high density area densities; and with these applications the 
number of units is reduced.  The proposed medical care facility does not contain 
dwelling units, but beds, and is not subject to the PRC density requirements.  With the 
approval of these applications, there will be a reduction in dwelling units and people that 
count towards the PRC density restriction. 
 
Standard 4:  All uses shall comply with the performance standards specified for the zoning 
district in which located, including the submission of a sports illumination plan as may be 
required by Part 9 of Article 14. 
 
The proposed development is subject to Article 14 and no sports illumination is 
proposed. 
 
Standard 5:  Before establishment, all uses, including modifications or alterations to 
existing uses, shall be subject to the provisions of Article 17, Site Plans. 
 
The proposed development is subject to Article 17 and site plan approval is required. 
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Additional Standards for Medical Care Facilities (Sect. 9-308) 
 
In addition to the Category 3 use standards, there are additional special exception 
standards for medical care facilities (assisted living) to satisfy.  The following is an 
analysis of the additional standards for medical care facilities. 
 
Additional Standard 1:  In its development of a recommendation and report as required 
by Par. 3 of Sect. 303 above, the Health Care Advisory Board (HCAB) shall, in addition 
to information from the applicant, solicit information and comment from such providers 
and consumers of health services, or organizations representing such providers or 
consumers and health planning organizations, as may seem appropriate, provided that 
neither said Board nor the Board of Supervisors shall be bound by any such information 
or comment. The Health Care Advisory Board may hold such hearing or hearings as may 
seem appropriate, and may request of the Board of Supervisors such deferrals of Board 
action as may be reasonably necessary to accumulate information upon which to base a 
recommendation. 
 
Pursuant to Par. 3 of Sect. 9-303 of the Zoning Ordinance, the applicant was referred to 
HCAB for its review and recommendation on the proposed assisted living facility.  
According to HCAB, it reviews an application from the perspective of financial 
accessibility to clients, community and medical need; institutional need, cost, proposed 
staffing levels, and qualifications; and financial feasibility. 
 
On October 20, 2015, HCAB provided notification that it was holding a public meeting 
on November 9, 2015, to review the applicant’s application for an assisted living facility.  
At that meeting, HCAB recommended that the Board of Supervisors support the 
applicant’s development proposal for an assisted living and memory care facility.  
However, there was concern and discussion on staffing qualifications and quality of care 
at IntegraCare’s (the assisted living facility provider) facilities in Pennsylvania.  At 
present, IntegraCare does not operate any facilities in Virginia, and HCAB was not able 
to conduct its usual review of the Virginia Department of Social Services (DSS) 
inspection reports to assess quality of care.  As a result, HCAB’s recommendation is 
based on IntegraCare’s voluntary offer to return to HCAB on a regular schedule once 
the facility is open and operating.  HCAB noted in its recommendation that it remains 
concerned about quality of care, but was reasonably confident that the plan for regular 
reports to HCAB on the facility’s compliance with Virginia regulations will help promote 
appropriate controls over staffing and training.  HCAB felt the applicant demonstrated a 
need for the assisted living and memory care facility in Reston, and that the application 
is reasonable in terms of access, need, operations, and financial accessibility (based on 
the applicant's participation in the Auxiliary Grant program). 
 
The applicant proffered that IntegraCare will submit reports to HCAB on a biannual 
basis on staffing levels, staff qualifications, and details of any inspection reports by DSS 
for a period of five years following the acceptance of the first resident into the assisted 
living facility; HCAB may extend the reporting period for an additional five years at its 
discretion.  A copy of the HCAB memorandum is provided as Appendix 9.   
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Additional Standard 2:  The Advisory Board, in making its recommendations, and the 
Board of Supervisors, in deciding on the issuance of such an exception, shall specifically 
consider whether or not: 
 
A. There is a demonstrated need for the proposed facility, in the location, at the time, and 

in the configuration proposed. Such consideration shall take into account alternative 
facilities and/or services in existence or approved for construction, and the present 
and projected utilization of specialized treatment equipment available to persons 
proposed to be served by the applicant. 

 
The applicant contracted HealthTrust and Senior Housing Analytics to conduct 
market feasibility studies.  The Reston area was identified as being under-supplied 
with assisted living and memory care services.  Current provider occupancies were 
indicated to be high (97 percent) and the local market has fewer assisted living and 
memory care units to meet demand than the typical U.S. market.  It was further 
indicated that the market need for assisted living services in Reston will be greater 
than memory care over the next five years.  Additionally, the studies indicated that a 
continuum-of-care campus represents an appealing choice for seniors that is lacking 
in the regional market.  In the Washington, D.C. metropolitan area, 32 percent of 
assisted living units and 25 percent of memory care units are in communities that 
offer independent living facilities; however, in the Reston market only has 9 percent.  
The market feasibility studies concluded that the proposal would bring Reston's 
senior living mix closer to the metropolitan regional average. 
 
The applicant proposes to retain 91 of the 210 previously approved independent 
living units and to add 79 assisted living, 24 memory care, and 16 high-acuity 
assisted living/memory care rooms.  The estimated completion date of the project is 
2020.  The assisted living facility will feature areas such as multiple dining venues, a 
theater, salon, barber shop, physical therapy unit, fitness center, library and 
computer center, Club room, sun room, raised gardening area, and an arts and 
crafts center, and a Memory Care garden. 
 
Based on the information provided, HCAB felt the applicant has demonstrated a 
need for the development of an assisted living and memory care facility in Reston. 
 

B. Any proposed specialized treatment or care facility has or can provide for a working 
relationship with a general hospital sufficiently close to ensure availability of a full 
range of diagnostic and treatment services. 

 
The applicant has not indicated that it has an established a working relationship with 
a local hospital.  IntegraCare is an out-of-state provider and this site would be their 
first location in Virginia.  Reston Hospital Center is the closest hospital to the facility. 

 
C. The proposed facility will contribute to, and not divert or subvert, implementation of a 

plan for comprehensive health care for the area proposed to be served; such 
consideration shall take into account the experience of the applicant, the financial 
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resources available and projected for project support and operation, and the nature 
and qualifications of the proposed staffing of the facility. 

 
Experience of the Applicant (Provider) 
 
IntegraCare does not operate any assisted living facilities in Virginia; however, 
HCAB was able to obtain and review compliance summaries for 10 IntegraCare 
operated facilities from the Pennsylvania Department of Health and Human Services 
for a 21-month period (January 1, 2014 through October 15, 2015).  During this 
period, there were violations of regulations at several of the 10 facilities IntegraCare 
operates.  Because HCAB was dealing with out-of-state compliance information, it 
focused on violations related to resident medical care, safety, and security (rather 
than documentation errors), since these items are excellent indicators of the quality 
of staff members and their training.  
 
In response to HCAB questions about the reported violations (including medication 
administration, unattended/unsupervised residents, suspected abuse, and a death 
resulting from injury), IntegraCare representatives discussed their knowledge of 
each case and the remediation plans and procedures adopted to address them.  
Hearing that HCAB members were concerned that its compliance record caused 
doubts about the quality of staffing and training at the proposed facility, IntegraCare 
representatives volunteered and the applicant proffered, that IntegraCare will return 
to HCAB to provide regular updates on its compliance with DSS inspections for an 
initial five years with an additional five more years at the request of HCAB. 
 
Staffing 
 
The provider of the assisted living facility indicate that it will contract with a Virginia-
licensed physician to act as medical director, but residents are not obligated to use 
the medical director's services.  The community will be led by an Executive Director 
who will be a licensed Assisted Living Facility Administrator in Virginia.  A full-time 
registered nurse will act as Director of Resident Care Services (DRCS) and 
supervise licensed practical nurses, medication assistants, and care staff.  The 
DRCS will be responsible for the oversight of resident care operations to include 
both assisted living and memory care levels of care. 
 
Additionally, a variable staffing model, with services tailored to each resident, will be 
used.  The individual needs of residents will be assessed by a nurse upon move-in 
and on a quarterly basis, at a minimum.  Staffing levels will vary based on the aging 
in place and changing needs of the residents.  This information will be reviewed 
monthly between the Executive Director, the Director of Resident Care Services and 
the IntegraCare operational leadership. 
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Financial Resources 
 

The applicant proffered to provide four percent of the assisted living facility beds to 
residents who are eligible for the Virginia Department for Aging and Rehabilitative 
Services' Auxiliary Grant program.  Assisted living residents enrolled in the program 
whose condition cannot be addressed in the assisted living environment and are 
better served in the memory care unit may transfer to that unit while remaining in the 
Auxiliary Grant program. 
 
Based on the information provided by the applicant and proffer commitment to return 
to HCAB on a regular schedule once the facility is open and operating, HCAB felt 
that the application is reasonable in terms of access, need, operations, and financial 
accessibility (based on the applicant's participation in the Auxiliary Grant program).  
However, although HCAB remains concerned about quality of care, it is reasonably 
confident that the plan for regular reports to HCAB on compliance with Virginia 
regulations will help promote appropriate controls over staffing and training.  
Therefore, HCAB supports the application. 

 
Additional Standard 3:  All such uses shall be designed to accommodate service vehicles 
with access to the building at a side or rear entrance. 
 
The site has been designed to accommodate service vehicles in the loading space area 
with access to the building at a side entrance, as shown on the development plan.  
Three loading spaces are required and provided.  The applicant demonstrated that the 
geometry of the turnaround area at the entrance to the western building wing provides 
sufficient space for shuttle buses and larger vehicles to complete a turnaround 
maneuver.   
 
Additional Standard 4:  No freestanding nursing facility shall be established except on a 
parcel of land fronting on, and with direct access to, an existing or planned collector or 
arterial street as defined in the adopted comprehensive plan. 
 
A nursing facility is not proposed and this standard is not applicable.  
 
Additional Standard 5:  No building shall be located closer than 45 feet to any street line 
or closer than 100 feet to any lot line which abuts an R-A through R-4 District. 
 
The subject property does not abut property zoned R-A through R-4 and is setback  
48.2 feet from Colts Neck Road. 
 
Additional Standard 6:  In the R-E through R-5 Districts, no such use shall be located on 
a lot containing less than five (5) acres. 
 
The subject property is not located in the R-E through R-5 Districts. 
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Additional Standard 7:  For hospitals, the Board of Supervisors may approve additional 
on-site signs when it is determined, based on the size and nature of the hospital, that 
additional signs are necessary in order to provide needed information to the public and 
that such signs will not have an adverse impact on adjacent properties. All proposed signs 
shall be subject to the maximum area and height limitations for hospital signs set forth in 
Article 12. All requests shall show the location, size, height and number of all signs, as 
well as the information to be displayed on the signs. 
 
The applicant is not proposing a hospital and this standard is not applicable.   
 
General Standards (Sect. 9-006) 
 
In addition to the standards for all Category 3 uses, all proposed special exception uses 
also need to satisfy the following special exception general standards.  The following 
provides an analysis of the general standards for the medical care facility.  As 
previously noted, staff’s analysis of the independent living facility remains unchanged. 
 
General Standard 1:  The proposed use at the specified location shall be in harmony with 
the adopted comprehensive plan. 
 
The Comprehensive Plan provides site specific guidance for the subject property and 
includes an option for elderly housing in which the applications are proposed under.  
Conformance with the Comprehensive Plan previously was addressed with the approval 
of the zoning applications, which included a 65-foot wide buffer area from Reston 
Parkway; a substantial vegetated buffer adjacent to the Hunters Crossing multi-family 
development to the west with existing vegetation to be preserved; stream restoration 
and enhancement of the Snakeden Stream Valley that has been completed by the 
Reston Association; and pedestrian access from the subject property is still proposed. 
 
The option for elderly housing includes Comprehensive Plan guidance that affordable 
housing at a minimum of 20 percent of the total number of units should be provided. 
With the proposed applications, the applicant is reducing the number of independent 
living units to 91 and proffered 20 percent (18 units) of the units as affordable housing 
units with 20 percent of the units as affordable units with 75 percent at 70 percent of the 
area median income (AMI) and 25 percent at 80 percent AMI.  In addition, the applicant 
is providing four percent (five beds) of the 135 beds in the assisted living facility as part 
of the Auxiliary Grant program.  The proposed use is in harmony with the 
Comprehensive Plan.  
 
General Standard 2:  The proposed use shall be in harmony with the general purpose 
and intent of the applicable zoning district regulations. 
 
The purpose and intent of the PRC District is to permit the development of planned 
communities on a minimum of 750 contiguous acres of land, which at the time of the 
initial rezoning to establish a PRC District is owned and/or controlled by a single 
individual or entity.  The subject property is part of a planned community that consisted 
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of a minimum of 750 contiguous acres of land at the time of the rezoning.  In the PRC 
District, a medical care facility (assisted living facility) may be permitted when shown on 
an approved development plan or with special exception approval.  The independently 
living facility is shown on an approved development plan for the subject property.   
 
No significant changes are proposed to the approved building footprint or bulk of the 
building and still meets the bulk regulations and the application is in conformance with 
the PRC density requirements.  In staff’s opinion, the proposed uses are in harmony 
with the general purpose and intent of the PRC District.  
 
General Standard 3:  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. 
 
No significant changes are proposed to the approved building location, size, and height 
or to the landscaping and screening.  A transitional screening yard is required along the 
western property line for the change in use and the applicant has requested a 
modification, which is discussed in the Modification and Waivers section of the staff 
report. 
 
General Standard 4:  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. 
 
The proposed assisted living facility generates less parking demand than an 
independent living facility since typically residents do not drive.  As a result, the 
applicant is proposing to construct only one of the two levels of parking shown on the 
approved development plan and will still meet the parking requirements for both uses. 
 
The applicant is reaffirming previous proffered commitments to provide a shuttle 
service, inter-parcel pedestrian connections, on-site pedestrian trails, bus shelter, and 
bicycle racks.  The applicant also proffered to restripe the existing pedestrian crosswalk 
on Colts Neck Road, south of the property, prior to the issuance of the first residential 
use permit and subject to the Virginia Department of Transportation’s approval. 
 
General Standard 5:  In addition to the standards which may be set forth in this Article for 
a particular category or use, the Board shall require landscaping and screening in 
accordance with the provisions of Article 13. 
 
No changes are proposed to the approved landscaping.  The applicant has addressed a 
staff comment to not use invasive plant species as part of its plant list.  In addition, with 
the assisted living facility, there is a transitional screening and barrier requirement along 
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the western property line.  The applicant requests a modification of the transitional 
screening and a waiver of the barrier requirement, which are discussed in the 
Modification and Waivers section of the staff report. 
 
General Standard 6:  Open space shall be provided in an amount equivalent to that 
specified for the zoning district in which the proposed use is located. 
 
In the PRC District, there is no open space requirement for the proposed uses.  No 
change to the amount of open space is proposed; 1.8 acres (42 percent) of the site still 
is provided as open space. 
 
General Standard 7:  Adequate utility, drainage, parking, loading and other necessary 
facilities to serve the proposed use shall be provided. Parking and loading requirements 
shall be in accordance with the provisions of Article 11. 
 
An assisted living facility generates less parking demand than an independent living 
facility since typically residents do not drive.  As a result, the applicant is proposing to 
construct only one of the two levels of parking shown on the approved development 
plan.  In addition, the applicant is providing 177 parking spaces for residents and 
employees of both the independent and assisted living facilities, which is 49 spaces in 
excess of the 128 that are required.   
 
In response to concerns raised by the Hunters Crossing development, the applicant 
proffered to provide parking stickers or hang tags to residents and employees of the 
subject property in order to monitor utilization of parking spaces.  The applicant 
reserves the right to charge a fee for the use of parking spaces by residents. 
 
Adequate utilities such as water and sewer service are available to serve the proposed 
development.  Adequate drainage is provided, as discussed in the Stormwater sections 
of this report. 
 
General Standard 8:  Signs shall 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. 
 
All signage on the property is subject to Article 12, Signs, of the Zoning Ordinance.   
 
 
MODIFICATION AND WAIVERS 
 
The applicant requests the following modification and waivers of the Zoning Ordinance: 
 
Modification of Sect. 13-303 of the Zoning Ordinance for the transitional screening 
requirements to that shown on the DPA/PRC Plan 
 
There are different transitional screening requirements for the independent living facility  
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(Category 3 use) and the medical care facility (assisted living facility) wings of the 
building, since the building is adjacent to a multi-family development (Hunters Crossing) 
located to the south.  Transitional Screening Type 2 is required for the independent 
living facility wing of the building this consists of an unbroken strip of open space a 
minimum of 35 feet wide and planted with a mixture of large and medium evergreen 
trees; a mixture of trees consisting of a least 70 percent evergreen trees; and a mixture 
of medium evergreen shrubs.  Transitional Screening Type 1 is required for the assisted 
living facility wing of the building, which consists of an unbroken strip of open space a 
minimum of 25 feet in width and planted with a mixture of large and medium evergreen 
trees and large deciduous trees; a mixture of trees consisting of at least 70 percent 
evergreen trees; and a mixture of predominantly medium evergreen shrubs. 
A 22-foot wide transitional screening width is being provided along the western property 
line, adjacent to the Hunters Crossing subdivision instead of the 35-foot wide 
transitional screening width along the independent living facility wing and a 25-foot width 
along the assisted living wing that are required.  To compensate for the narrower 
transitional screening width, additional landscaping will be provided beyond what is 
required to be planted in the transitional screening yard.  Staff supports the modification 
request since the 22-foot wide transitional screening yard previously was shown on the 
approved development plan; there is no change to that area. 
 
Waiver of Sect. 13-304 of the Zoning Ordinance for the barrier requirement to that 
shown on the DPA/PRC Plan 
 
Barriers D, E, or F are required along the western property line since the independent 
living and assisted living facility are adjacent to Hunters Crossing, a multi-family 
development.  Barrier D consists of a 42 to 48-inch chain link fence; Barrier E consists 
of a 6-foot wall, brick or architectural block; and Barrier F consists of a 6-foot high solid 
wood or otherwise architecturally solid fence.   
 
The applicant requests a waiver of the barrier requirement in favor of the proposed  
22-foot wide transitional screening yard and supplemental landscaping.  In addition, the 
applicant has proffered an inter-parcel pedestrian connection between the subject 
property and the adjacent Hunters Crossing development prior to the issuance of the 
first residential or non-residential use permit for the proposed development.  A barrier 
along the western property line would impede this pedestrian connection.  In addition, 
the applicant proffered additional plantings at Hunters Crossing along its adjacent 
property line.  Based on the applicant’s justification and previous approval that did not 
contain a barrier, staff supports the waiver request. 
 
Modification of the Countywide Trails Plan requirement along Colts Neck Road to 
that shown on the PCA/PCA/DPA/PRCA Plan 
 
The Countywide Trails Plan map depicts a major paved trail along the west side of Colts 
Neck Road.  As described on the Trails map, a major paved trail (asphalt or concrete) is 
required to be built at a minimum of eight feet or more in width.  The applicant has 
proffered to construct an eight foot wide asphalt trail along the subject property’s Colts 
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Neck Road frontage, which would connect to the Snakeden Stream Trail.  The applicant 
requests reaffirmation of a modification of the Countywide Trails Plan requirement since 
trail will be winding due to the slope of the site.  Since the trail will not be Americans for 
Disabilities Act (ADA) accessible signage will be provided at both ends of the trail to 
notify users.  ADA accessibility will be provided from a trail located at the rear of the 
independent living/assisted living facility.  Pedestrian access is provided along Colts 
Neck Road from an existing four foot wide sidewalk and access from the sidewalk is 
available to the stream trail.  Staff supports the reaffirmation of the modification request. 
 
 
CONCLUSIONS AND RECOMMENDATIONS 
 
Staff Conclusions 
 
While the Health Care Advisory Board (HCAB) recommended approval of the proposed 
assisted living facility, HCAB expressed its concern for the quality of care demonstrated 
at the provider’s other facilities in Pennsylvania.  HCAB based its approval on the 
provider’s (IntegraCare) voluntary offer to return to HCAB on a regular schedule once 
the assisted living facility is open and operating to provide regular reports on its 
compliance with Virginia Department of Social Services inspections and regulations.  
HCAB was reasonably confident that the plan for regular reports on the facility’s 
compliance with Virginia regulations would help promote appropriate controls over 
staffing and training.   
 
The primary change to the previous approvals is the replacement of 119 independent 
living facility units with a 119 room assisted living facility in the western wing of the 
approved building.  Staff maintains that in addition to the Auxiliary Grant program, 
additional affordable housing would be desirable in the assisted living facility for 
residents who live in affordable housing units in the independent living facility to 
transition to.  Such additional affordable housing would reduce the need for such 
residents to leave the facility when/if they require a higher level of care.  While there is 
no guidance or provision in the Comprehensive Plan or Zoning Ordinance that 
recommends or requires the applicant to provide such affordable housing in an assisted 
living facility, it is desirable for residents to be able to age in place.  Since the applicant 
proffered to provide 20 percent of the independent living facility units as affordable 
housing to address the Comprehensive Plan recommendation, and having previously 
addressed the Comprehensive Plan guidance and applicable Zoning Ordinance 
provisions, overall, the applications are in harmony with the Comprehensive Plan and 
Zoning Ordinance provisions.   
 
Staff also recommends revision to Proffer #8.  Minor modifications to the elevations, 
building materials, paint color, and/or architectural details are subject to the review and 
determination by the Zoning Administrator for substantial conformance with an 
approved development plan and proffers, not the Reston Association Design Review 
Board (DRB), as proffered.  The proffer delegates such determination and approval to 
the DRB, which staff does not support. 
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Staff Recommendations 
 
Staff recommends approval of PCA A-936-03, subject to the execution of proffers 
consistent with those contained in Appendix 1 of the staff report. 
 
Staff recommends approval of DPA A-936-05. 
 
Staff recommends approval of PRCA A-936, subject to the approval of the development 
conditions contained in Appendix 2 of the staff report. 
 
Staff recommends approval of a modification of Sect. 13-303 of the Zoning Ordinance 
for the transitional screening requirements to that shown on the PCA/DPA/PRCA Plan. 
 
Staff recommends approval of a waiver of Sect. 13-304 of the Zoning Ordinance for the 
barrier. 
 
Staff recommends approval of a modification to the Fairfax County Countywide Trails 
Plan requirement along Colts Neck Road to that shown on the PCA/DPA/PRCA Plan. 
It should be noted that it is not the intent of staff to recommend that the Board of 
Supervisors, in adopting any 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 
recommendations of staff; it does not reflect the position of the Board of Supervisors. 
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2222 COLTS NECK ROAD 
 

Proffer Statement 
 

January 26, 2016 
 

PCA A-936-03, DPA A-936-05 
 
Pursuant to Section 15.2-2303(A), Code of Virginia (1950, as amended) and Sect. 18-204 of the 
Zoning Ordinance of Fairfax County (1978, as amended) (the “Zoning Ordinance”), the property 
owner, for itself and its successors and/or assigns (hereinafter referred to as the “Applicant”), 
hereby proffers that the development of the parcel shown on the Fairfax County Tax Maps as 
Tax Map 26-1((13)) Parcel 1 (the “Property”) shall be in accordance with the following 
conditions if, and only if, Development Plan Amendment DPA A-936-5 and Proffered Condition 
Amendment PCA A-936-3 (collectively, the “Application”) are granted.  If approved, these 
proffers (“Proffers”) supersede all previous proffers applicable to the Property.  In the event that 
this Application is denied, these Proffers shall be immediately null and void and of no further 
force or effect.  
 

GENERAL 

1. Development Plan.  The Property shall be developed in substantial conformance with the 
Development Plan Amendment (“DPA”) and Proffered Condition Amendment (“PCA”) Plat 
dated June 2007, and revised through January 26, 2016, prepared by Urban, Ltd. and consisting 
of nineteen (19) sheets (“Development Plan”). 

2. Minor Modifications.  Minor modifications to the Development Plan may be permitted 
when necessitated by sound engineering or that may become necessary as part of final site 
engineering, pursuant to Section 16-203(13) of the Zoning Ordinance, as determined by the 
Zoning Administrator.   

3. Proposed Development. The development proposed with this Application shall include 
independent living units and an assisted living facility accommodated in one building, designed 
with two distinct wings (the “Residential Building”) and associated facilities and structures 
(collectively, the “Proposed Development”).  The Residential Building will include a maximum 
of ninety one (91) independent living residential units (the “ILUs”) and an assisted living facility 
accommodating up to one hundred and thirty five (135) beds.  

 The Proposed Development may include the following uses, subject to the limitations 
identified on the Development Plan: 

 i. Principal Use: High Density Residential/Independent Living 
Facilities/Assisted Living Facility.  
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 ii. Secondary Uses: 

• Accessory uses, accessory service uses and home occupations as permitted 
by Article 10 of the Zoning Ordinance;  

• Bank teller machines; and,  

• Quasi-public parks and related facilities. 

 A. Cellar Space.  The Applicant reserves the right to utilize cellar space constructed 
as part of the Proposed Development for resident amenities (including, but not limited to, fitness 
centers and storage) and for Secondary Uses; provided, however, that the Applicant shall be 
required to provide parking for the Cellar Space in accordance with the requirements of Article 
11 of the Zoning Ordinance, as qualified by these Proffers.  The Cellar Space in the Proposed 
Development shall not contain ILUs or assisted living bedrooms.  
 
 B. Eligibility.   

i. Independent Living Units. The ILUs established on the Property 
shallcomply with the Additional Standards for Independent Living Facilities set out in Part 1 of 
Section 9-306 of the Zoning Ordinance.  

 1. Guests.  Guests under the age of 62 are permitted for periods of 
time not to exceed thirty (30) days total for each such guest in any calendar year. 

 
 2. Successor Owners.  If title to any unit shall become vested in any 

person under the age of 62 by reason of descent, distribution, foreclosure or operation of law, the 
age restriction covenant shall not result in a forfeiture or reversion of title, but rather, such person 
thus taking title shall not be permitted to reside in such lot or unit until he shall have attained the 
age of 62 or otherwise satisfies the requirements as set forth herein.  Notwithstanding, a 
surviving spouse, or a surviving spouse with one or more dependants who do not meet the age 
restrictions, shall be allowed to occupy a dwelling unit consistent with the Federal Fair Housing 
Act and the Virginia Fair Housing Law, as may be amended. 

 
ii. Assisted Living Facility.  The assisted living facility (the “ALF”) shall 

accommodated residents aged sixty-two (62) years of age or older.  
 
4. Maximum Building Heights.  Building heights for the Residential Building shall not 
exceed fifty-five feet (55’) and shall be measured in accordance with the provisions of the 
Fairfax County Zoning Ordinance.  Notwithstanding the foregoing, however, nothing shall 
preclude the Applicant from constructing the Residential Building to a lower building height 
provided the building footprints remain in substantial conformance with those shown on the 
Development Plan. 
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5. Affordable Housing 

 A. Independent Living Units 

  i. The Applicant shall provide for-sale and/or rental housing units amongst 
the ILUs to be sold/rented as affordable housing units to be administered under the “Board of 
Supervisors’ Workforce Dwelling Unit Administrative Policy Guidelines” adopted on October 
15, 2007, in effect as of the approval date of this Application (the “Policy Guidelines”), such that 
a total of twenty percent (20%) of the total number of ILUs constructed on the Property are 
sold/rented as affordable housing units. When the required number of affordable housing units 
results in a fractional unit less than 0.5, the number shall be rounded down to the next whole 
number.  When the required number of affordable housing units results in a fractional unit equal 
to or greater than 0.5, the number shall be rounded up to the next whole number.  The Applicant 
shall provide the affordable housing units required by this Proffer in two income tiers. Seventy-
five percent (75%) of affordable housing units shall be available to households with an income 
of up to seventy percent (70%) of Area Median Income for the Washington Standard 
Metropolitan Statistical Area (“AMI”) AMI and twenty-five percent (25%) of affordable housing 
units shall be available to households with an income up to eighty percent (80%) of AMI. 

  ii. The Applicant reserves the right to enter into a separate binding written 
agreement with the appropriate Fairfax County agency as to the terms and conditions of the 
administration of the affordable housing units following approval of this Application without the 
need for a PCA, provided that no change results in a change to the approved density or building 
design not deemed to be in substantial conformance by the Zoning Administrator.  Such an 
agreement shall be on terms mutually acceptable to both the Applicant and Fairfax County and 
may occur after the approval of this Application.  Neither the Board of Supervisors nor Fairfax 
County shall be obligated to execute such an agreement.  If such an agreement is executed by all 
applicable parties, then the affordable housing units shall be administered solely in accordance 
with such an agreement and the provisions of this proffer shall become null and void.  Such an 
agreement and any modifications thereto shall be recorded in the land records of Fairfax County. 
 
 B. Assisted Living Facility 
   
  The Applicant shall maintain four percent (4%) of the beds in the ALF for 
residents who are eligible for the Virginia Department of Ageing and Rehabilitative Services’ 
Auxiliary Grant program.  If an ALF resident occupying a bed under the Virginia Department of 
Ageing and Rehabilitative Services’ Auxiliary Grant program moves into the memory care 
program within the ALF, the resident shall be entitled to maintain his/her status as a Virginia 
Department of Ageing and Rehabilitative Services’ Auxiliary Grant recipient and shall be 
considered part of the 4% of beds provided pursuant to this Proffer.  
 
6. Transition of Residents in Affordable Housing 
 
 A. Transition to the ALF. In the event that a physician determines that it is necessary 
for an independent living resident in an affordable housing unit to transfer to an assisted living 
facility and (i) the resident qualifies for and is accepted into the Virginia Department of Ageing 
and Rehabilitative Services’ Auxiliary Grant program, (ii) there is capacity to accommodate the 
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resident within the four percent of the ALF beds reserved for eligible residents pursuant to 
Proffer 5.B. above, and (iii) the resident wishes to be accommodated in the ALF, such 
independent living resident may elect to transition into one of the ALF beds. Following such 
transition, the resident shall occupy one of the beds reserved in the ALF to meet the requirements 
of Proffer 5.B.  
 
 B. Transition to an Off-Site Assisted Living Facility. In the event that a physician 
determines that it is necessary for an independent living resident in an affordable housing unit to 
transfer to an assisted living facility and (i) the resident does not qualify for the Virginia 
Department of Ageing and Rehabilitative Services’ Auxiliary Grant program, (ii) there is no 
capacity to accommodate the resident within the four percent of the ALF beds reserved for 
eligible residents pursuant to Proffer 5.B. above, or (iii) the resident does not wish to transfer to 
the ALF as a market-rate resident, then the Applicant shall implement a transition plan for such 
resident, to include the following: 
 

a. Providing the resident, in consultation with Fairfax County Social 
Services, with details of licensed assisted living facilities within a twenty-mile distance of the 
Property (or such other location within Virginia identified by the resident) that provide the 
services needed by the resident and identifying any potential third-party financial assistance 
available to the resident to assist with the cost of assisted living care. 

  b. Provision of transportation for the resident to visit a minimum of two 
licensed assisted living facilities within a 20-mile distance of the Property.  
 
  c. Reimbursement by the Applicant of 50% of the documented cost of 
relocating the resident to another assisted living facility, up to a maximum of $2,000 per resident.  
 
7. Parking  

 A. Zoning Ordinance Requirements.   Parking shall be provided in accordance with 
the parking requirements of Article 11 of the Fairfax County Zoning Ordinance, as determined 
by the Department of Public Works & Environmental Services (“DPWES”).  The Applicant 
reserves the right to provide more parking than that shown on the Development Plan and 
required by the Fairfax County Zoning Ordinance, provided that the minimum open space 
tabulation set forth on Sheet 1 of the Development Plan is not reduced, and the parking design is 
otherwise in substantial conformance with the Development Plan. 

 B. Parallel Parking Spaces At Entrance.  The Applicant reserves the right to establish 
surface parking spaces along the driveway of the Proposed Development, as shown on the 
Development Plan (the “Parallel Spaces”).  The Parallel Spaces may be part of or in addition to 
the total number of required parking spaces to be provided with the Proposed Development.  If 
the Parallel Spaces are not provided, the Applicant shall, instead, landscape the area consistent 
with the quantity and quality of those plantings shown on the Landscape Plan, as defined in these 
Proffers. 
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 C. Use of Parking Spaces 
 
  i. The Applicant shall provide parking stickers and/or hang tags to residents 
and employees of the Property and shall require that they are displayed in their private vehicles 
in order to monitor utilization of parking spaces on the Property. The Applicant reserves the right 
to charge a fee for the use of parking spaces by all residents of the Residential Building except 
those who occupy an affordable housing unit (as described in Proffer 5.A. above) and ALF 
residents who occupy a bed under the Virginia Department of Ageing and Rehabilitative 
Services’ Auxiliary Grant program, which residents may use one parking space without charge.  
  
  ii. Information shall be distributed to all residents of the Property, their 
visitors and employees of the Residential Building confirming that under no circumstances shall 
their vehicles be parked within the neighboring Hunters Crossing condominium community. 
 

ARCHITECTURAL DESIGNS AND SITE AMENITIES 

8. Building Design and Materials.  The general architectural design of the Proposed 
Development shall be provided as shown on Sheet 14 of the Development Plan (herein referred 
to as the “Conceptual Elevation”).  The Conceptual Elevation is conceptual in nature and may be 
modified by the Applicant as part of Reston Association Design Review Board (“RADRB”) and 
final engineering and building design, provided that such modifications are in substantial 
conformance with the Development Plan and these Proffers.  Subject to RADRB approval, 
building materials for the Proposed Development, as generally reflected on the Conceptual 
Elevation, shall be selected from among the following: wood, siding, hardi-plank, brick, 
masonry/stone, aluminum, glass, steel, split-face block and pre-cast panels, provided that final 
architectural details and accents may include other materials.  Subject to RADRB approval, 
building colors shall include the following:  

Base Brick:  Glen-Gery  Courtland Modular Extruded Series 
Mortar:  SGS    20X DK. Buff 
Trim Paint:  Benjamin Moore  2142-60, November Rain 
Siding:                James Hardie      Smooth, 4 in. exposure  
Siding Paint:             Benjamin Moore      2137-50, Sea Haze 
Roofing:             Owens Corning      Oakridge PRO 30 Shingle, Onyx Black  
 
However, the Applicant may modify the building colors if directed to do so by the RADRB 
provided that such modifications are in substantial conformance with the Development Plan and 
these Proffers.  The Applicant reserves the right to include or remove balconies and other 
architectural details, following consultation with the RADRB, so long as such features do not 
extend more than eight feet (8’) beyond the building footprints shown on the Development Plan, 
and provided that the streetscape features and landscaping are maintained.  

9. Noise Attenuation.  As part of its initial site plan submission for the Proposed 
Development, the Applicant shall submit to the Fairfax County Department of Planning and 
Zoning (“DPZ”) an Environmental Noise Measurement and Noise Impact Assessment (“Noise 
Study”) detailing projected noise impacts on the Proposed Development, if any, and proposed 
mitigation techniques for any such impacts based on the standards set forth below.  Based on the 
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Noise Study, the Applicant shall include information on its site plan and subsequent building 
permit applications detailing the specific noise mitigation techniques to be employed, which 
shall be reviewed and approved by DPZ.  

 A. Noise Levels within ILUs.   

i. Greater than 75 dBA Ldn.  No space in any building that shall be occupied 
by an ILU or, in the case of the ALF, a bedroom, shall be located in any area impacted by noise 
at a level of 75 dBA Ldn or greater.  In the event the Noise Study demonstrates that portions of 
any building for which ILUs or ALF bedrooms are proposed would be impacted by noise at a 
level of 75 dBA Ldn or greater, then the Applicant shall (a) adjust the use of the impacted 
portions of such building, or (b) step back the top floors of such building such that no ILUs or 
ALF bedrooms are located in the impacted area.  In such event, the Applicant shall demonstrate 
to DPZ that its selection of mitigation techniques otherwise complies with the provisions of this 
Proffer.   

ii. 70 dBA Ldn to 75 dBA Ldn.  In order to reduce interior noise to a level of 
no more than 45 dBA Ldn for ILUs or ALF bedrooms that are projected to be impacted by noise 
greater than 70 dBA Ldn (but not more than 75 dBA Ldn), the Applicant shall construct such 
units using the following acoustical measures: 

1. Exterior walls shall have a laboratory sound transmission class 
(“STC”) rating of at least 45; 

2. Doors and glazing shall have a laboratory STC rating of at least 37 
unless glazing constitutes more than 20% of any façade exposed to noise 
levels of Ldn 70 dBA or above; 

3. If glazing constitutes more than 20% of an exposed façade, then 
the glazing shall have a laboratory STC rating of at least 45; and 

4. All surfaces shall be sealed and caulked in accordance with 
methods approved by the American Society for Testing and Materials 
(“ASTM”) to minimize sound transmission. 

iii. 65 dBA Ldn to 70 dBA Ldn.  In order to reduce interior noise to a level of 
no more than 45 dBA Ldn for ILUs or ALF bedrooms that are projected to be impacted by noise 
projected greater than 65 dBA Ldn (but not more than 70 dBA Ldn), the Applicant shall 
construct such units using the following acoustical measures: 

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

2. Doors and glazing shall have a laboratory STC rating of at least 28 
unless glazing constitutes more than 20% of any façade exposed to noise 
levels of Ldn 70 dBA or above; 

3. If glazing constitutes more than 20% of an exposed façade, then 
the glazing shall have a laboratory STC rating of at least 39; and 
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4. All surfaces shall be sealed and caulked in accordance with 
methods approved by the ASTM to minimize sound transmission.       

10. Interparcel Pedestrian Connection.  The Applicant shall construct a pedestrian connection 
between the Proposed Development and the abutting Hunters Crossing condominium 
development (“Hunters Crossing”), as more particularly shown on the Development Plan (the 
“Pedestrian Connection”).  The exact location of the Pedestrian Connection shall be determined 
as part of site plan approval for the Proposed Development in consultation with DPWES and 
representatives of Hunters Crossing.   The Pedestrian Connection shall be completed and 
available for use prior to the issuance of the first Residential Use Permit “RUP”) or Non-
Residential Use Permit (“Non-RUP”) for the Proposed Development. 
 
11. Retaining Wall.  The area between the Residential Building and the retaining wall located 
on the north and west sides of the Residential Building, as shown on Sheet 3 of the Development 
Plan (the “Retaining Wall”), shall not be directly accessible from individual units or ALF 
bedrooms. This area may be used as patio space accessible from resident amenity areas, such as, 
but not limited to, the indoor wellness center and reading room/library. The Retaining Wall shall 
be constructed with materials selected from among the following, as approved by the RADRB: 
brick, stone, concrete and split block. 
 
12. On-Site Pedestrian Trail Along Colts Neck Road.  The Applicant shall construct a 
pedestrian trail along the Property’s frontage on Colts Neck Road, as more particularly shown on 
the Development Plan (the “Pedestrian Trail”).  The Pedestrian Trail shall be an asphalt trail with 
a minimum width of eight feet (8’) and shall be built at a slope of no more than eight percent 
(8%).  The Applicant shall install a sign at both ends of the Pedestrian Trail notifying users that 
the Pedestrian Trail is not ADA accessible.  The Pedestrian Trail shall be completed and 
available for use prior to the issuance of the first RUP or Non-RUP for the Proposed 
Development.   
 
13. Open Space.  The overall minimum open space for the Property shall be forty-two 
percent (42%) or 1.83 acres, as shown on the Development Plan. 
 
14. Lighting.  On-site lighting shall be provided in conformance with Article 14 of the 
Fairfax County Zoning Ordinance.  Parking lot or exterior building lighting located on the 
Property shall be directed inward and/or downward and designed with fully shielded fixtures in 
order to minimize glare onto adjacent properties.  Building mounted security lighting shall utilize 
full cut-off fixtures with shielding such that the lamp surface is not directly visible.  Lighting in 
the Snakeden Stream Valley shall be provided as shown on the Development Plan, subject to 
RADRB approval. 
 
15. Signage.  Signage for the Property and the Proposed Development shall be provided in 
accordance with the requirements of Article 12 of the Zoning Ordinance or pursuant to a 
Comprehensive Sign Plan approved by the DRB and the Planning Commission.     
 
16. Bus Shelter.  Subject to approval by Fairfax County Department of Transportation 
(“FCDOT”) and, as applicable, the Virginia Department of Transportation (“VDOT”), the 
Applicant shall install a bus shelter on or near the Property (the “Bus Shelter”), in a location to 
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be determined and mutually agreed upon by the Applicant and FCDOT as part of site plan 
approval for the Proposed Development.  The Bus Shelter shall be installed prior to the issuance 
of the first RUP or Non-RUP for the Proposed Development; provided, however, that, if 
agreement cannot be reached as to the location of the Bus Shelter, then, in lieu of constructing 
the Bus Shelter, the Applicant shall escrow funds with FCDOT in an amount to be determined by 
DPWES, FCDOT and VDOT and posted by the Applicant prior to the issuance of the first RUP 
or Non-RUP for the Proposed Development.  The design and materials of the Bus Shelter shall 
be of similar size and quality to those of a typical bus shelter installed elsewhere in Fairfax 
County, as determined by FCDOT, and shall include benches and trash receptacles.    
 
17. Shuttle.  Within 90 days following issuance of the first RUP or Non-RUP for the 
Proposed Development, the Applicant shall make available on demand to all residents use of a 
shuttle service between the hours of 7 a.m. and 7 p.m. seven days a week, from the Property to 
transit facilities, medical facilities and shopping centers within a three (3) mile radius.   
 
18. Bicycle Racks.  The Applicant shall install at least five (5) bicycle racks in the Proposed 
Development (collectively, the “Bike Racks”).  The Bike Racks shall be located in areas under 
cover or otherwise protected from weather elements and shall collectively accommodate parking 
for at least twenty-five (25) bicycles.  The Bike Racks shall be installed prior to the issuance of 
the first RUP or Non-RUP for the Proposed Development. 
 

RESIDENT AMENITIES  
 

19. Active Amenities 
 
 A. Indoor Wellness Center.  To meet the indoor recreational needs of the future 
residents of the Proposed Development, the Applicant shall construct an indoor wellness center 
(the “Wellness Center”) with equipment such as stationary bikes, treadmills, weight machines 
and free weights.  The Wellness Center shall be completed prior to the issuance of the first RUP 
or Non-RUP for the Proposed Development. 
 
 B. Outdoor Fitness Stations.  To accommodate future residents with certain 
disabilities that make it difficult to use traditional exercise devices, the Applicant shall construct 
a minimum of three (3) outdoor fitness stations on the Property, as generally shown on Sheet 8 of 
the Development Plan (“Life Trail”). The proposed fitness stations shall be clustered, with final 
location to be determined at the time of site plan.  The Life Trail shall be completed prior to 
issuance of the final RUP for the Proposed Development, but in no event later than final bond 
release for the Proposed Development. 
 
20. Passive Amenities  
 
 A. Reading Room/Library.  Prior to the issuance of the first RUP or Non-RUP for 
the Proposed Development, the Applicant shall construct a reading room/library in the 
Residential Building available for use by residents. 
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 B. Memory Care Garden.  The Applicant shall install a memory care garden in the 
general location shown on Sheet 3 of the Development Plan (the “Memory Care Garden”).   The 
Applicant shall provide a pedestrian connection to the Memory Care Garden so as to permit 
access from the Residential Building.  Additional details concerning the elements of the Memory 
Care Garden shall be included on the Landscape Plan to be submitted pursuant to Proffer 23 
herein. 
 
 C. Plaza.  The Applicant shall construct a private plaza (the “Plaza”) to be located on 
the top deck of the parking structure between the Residential Building wings, as more 
particularly shown on Sheet 3 of the Development Plan.  The Plaza shall include landscaping (if 
possible), hardscape areas (such as concrete walkways with brick pavers, stonework, etc.), 
outdoor gaming tables (checkers/chess, etc.), benches, seating areas and similar passive 
recreation amenities.  The Plaza shall be functionally complete (benches, landscaping and 
lighting installed) and open for use (subject to minor adjustments and punch-list items) prior to 
the issuance of the first RUP or Non-Rup for the Proposed Development. 

STORM WATER MANAGEMENT/ENVIRONMENTAL FEATURES 
 
21. Storm Water Management.  Storm Water Management (“SWM”) and Best Management 
Practices (“BMP”) are currently provided for the Property by Lake Audobon, an existing 
SWM/BMP facility that provides SWM/BMP for the entire drainage shed in which the Property 
sits.  In addition to these facilities, however, the Applicant shall provide as part of the Proposed 
Development storm water velocity reduction measures, such as check dams, minimum pipe 
slopes, and/or velocity reducing channel linings to slow the rate of discharge of runoff from the 
Property (the “SWM Facilities”).  The specific SWM Facilities to be implemented with the 
Proposed Development shall be identified on the site plan for the Proposed Development 
submitted to DWPES.   

 A. Best Management Practices.  The Applicant shall incorporate BMPs into the 
Proposed Development in order to improve water quality associated with stormwater runoff from 
the Property.  The site plan(s) for the Proposed Development shall demonstrate that, using 
structural and non-structural BMPs such as natural open space, sand filters, storm filters, Filterra 
devices or a combination thereof, phosphorous runoff from the Property will be reduced on-site 
by forty percent (40%). 

 
B. Maintenance Responsibility. 

i. Regular Maintenance of SWM Facilities.  Prior to site plan approval for 
the Proposed Development, the Applicant shall execute an agreement with the County in a form 
satisfactory to the County Attorney (the “SWM Agreement”) providing for the perpetual 
maintenance of the onsite SWM Facilities and LIDs.  The SWM Agreement shall require the 
Applicant (or its successors/assigns) to contract with one or more maintenance/management 
companies to perform regular routine maintenance of the onsite SWM Facilities and LIDs and to 
provide a maintenance report annually to the Fairfax County Maintenance and Storm water 
Management Division of DPWES.  The association documents for the Residential Building(s), as 
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applicable, shall specify the maintenance responsibilities of the owners under the SWM 
Agreement. 
 

ii. County Agreement.  The SWM Agreement shall address the following 
issues to the satisfaction of DPWES:  (a) future replacement of the onsite SWM Facilities and 
LIDs, when and as warranted; (b) requirement for liability insurance in an amount reasonably 
acceptable to DPWES; and (c) easements for County inspection and emergency maintenance to 
ensure that the onsite SWM Facilities are maintained by the Applicant in good working order.   
 
22. Limits of Clearing and Environmental Quality Corridor Restoration.  The Applicant shall 
strictly adhere to the Limits of Clearing (“LOC”) shown on the Development Plan and shall not 
further encroach upon the Environmental Quality Corridor (“EQC”) except to the extent shown 
on Sheets 3 and 3A of the Development Plan and such encroachment.  However, minor 
adjustment of the LOC as part of site plan approval based on final design and engineering and 
the location of proposed utilities may be permitted pursuant to Section 16-203 and Section 18-
204 of the Zoning Ordinance.  The Applicant shall use its best efforts to mitigate adverse 
impacts, such as sedimentation, excessive clearing of vegetation and erosion on the portion of the 
EQC that is to remain undisturbed with the construction of the Proposed Development.  To the 
extent adverse impacts on the undisturbed portion of the EQC are not mitigated, the Applicant 
shall restore such portion of the EQC.  The Director of DPWES shall review and approve all 
plans for work within the EQC pursuant to the policy for protection of the EQC. 
 
As part of its site plan, the Applicant shall provide management practices for the protection of 
understory plant materials, leaf litter and soil conditions found in areas to be left undisturbed, 
subject to the approval of the Urban Forest Management Division (“UFM”). The Applicant shall 
actively monitor the site to ensure that inappropriate activities such as the storage of construction 
materials, dumping of construction debris, and traffic by construction equipment and personnel 
do not occur within these areas.  The Applicant shall restore understory plant materials, leaf litter 
and soil conditions to the satisfaction of UFM if these are found to be damaged, removed or 
altered in manner not allowed in writing by UFM. 
 
If it becomes necessary to install utilities determined necessary by DPWES within areas to be 
left undisturbed, they shall be located and installed in the least disruptive manner possible as 
determined by UFM in coordination with the Environmental and Site Review Division, 
Department of Public Works and Environmental Services (“DPWES.”)  In addition, the 
Applicant shall develop and implement a replanting plan for the portions of protected areas 
disturbed for utility installation taking into account planting restrictions imposed by utility 
easement agreements.    
 
Any work occurring in or adjacent to the areas to be left undisturbed, such as root pruning, 
instillation of tree protection fencing and silt control devices, removal of trash, or plant debris, or 
extraction of trees designated to be removed shall be performed in a manner that minimizes 
damage to any tree, shrub, herbaceous, or vine plant species that grows in the lower canopy 
environment; and minimizes impacts to the existing top soil and leaf litter layers that provide 
nourishment and protection to that vegetation, all as approved by UFM.  The use of power 
equipment in these areas shall be limited to small hand-operated equipment such as chainsaws.  
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Any work that requires the use of larger motorized equipment such as, but not limited to, tree 
transplanting spades, skid loaders, tractors, trucks, stump-grinders, or any accessory or 
attachment connected to such equipment shall not occur unless reviewed and approved in writing 
by UFM. 
 
23. Landscape Plan.     

 A. Detailed Landscape Plan.  As part of the initial site plan submission for the 
Proposed Development, the Applicant shall submit to the Urban Forest Management Division of 
DPWES for review and approval and to representatives of the abutting Hunters Crossing 
condominium development (“Hunters Crossing”) for review and comment, a detailed landscape 
plan (“Landscape Plan”) illustrating the plantings and other features to be provided with the 
Proposed Development.  The Landscape Plan shall be consistent with the quality and quantity of 
plantings and materials shown on Sheets 6 and 7 of the Development Plan, including additional 
plantings on Hunters Crossing, and shall include preservation of existing trees where possible, 
and new plantings, including deciduous trees, evergreen trees, shrubs, bushes and similar 
underplantings to replace or supplement any trees that are removed as part of clearing and 
grading the portion of the Property to be redeveloped.  The Landscape Plan shall also include a 
twenty (20’) foot landscape buffer along the southern boundary of the Property (the “Landscape 
Buffer”) as shown on Sheets 6 and 7 of the Development Plan.  New plantings along the 
Property’s frontage on Colts Neck Road and within the Landscape Buffer shall consist primarily 
of shrubs, bushes and native deciduous tree species, including a complement of 6-8 three-inch 
(3”) caliper trees, planted in mulched beds designed to encourage the generation of associated 
plant communities.  The Landscape Plan shall also include the placement of all new public 
and/or private utilities and the relocation of existing public and/or private utilities.  Adjustments 
to the type and location of vegetation shall be permitted in consultation with DPZ and the Urban 
Forest Management Division of DPWES if determined to be in substantial conformance with the 
Development Plan.     

 B. Tree Survey and Preservation Plan.  The Applicant’s landscape architect or 
certified arborist, in consultation with the Urban Forest Management Division, shall identify as 
part of the Landscape Plan individual trees the Applicant proposes for preservation and those 
trees it plans to remove (the “Tree Preservation Plan”) in accordance with the Zoning Ordinance 
and Public Facilities Manual requirements.  The Tree Preservation Plan shall be made part of and 
submitted for approval with the Landscape Plan.  The Applicant shall preserve and protect those 
trees identified in the Tree Preservation Plan as Trees to be Preserved.  All trees shown to be 
preserved on the Tree Preservation Plan and site plan shall be protected by 14-gauge welded wire 
fencing, a minimum of four (4) feet in height, attached to steel posts spaced no farther than ten 
(10) feet apart.  The fencing shall be erected at the proposed LOC prior to commencement of any 
clearing or grading on the relevant portion(s) of the Property and shall be made clearly visible to 
construction personnel.  In the event that, during construction of the Proposed Development, any 
of the Trees to be Preserved die or are seriously damaged, as determined by Urban Forest 
Management Division staff, the Applicant shall provide replacement planting equal to the 10-yr. 
projected canopy area lost due to the death or removal of trees designated for preservation that 
do not survive construction.  Such replacement trees shall be deciduous trees 2.0-3.0 inches in 
caliper deciduous trees or 8-ft. tall evergreen trees and selected, to the extent possible and as 
approved by the Urban Forest Management Division, from among tree species native to Fairfax 
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County and similar in mature size to the trees that were lost.  If tree loss is due to construction 
activity not authorized by the approved plan, in addition to replacing any Tree to be Preserved 
that is removed or irreparably damaged, the Applicant also shall pay a penalty of $250 per such 
tree to the Fairfax County Tree Preservation and Planting Fund. 

24. Green Building Standards.  As part of the development of the Property, the following 
green building standards shall be implemented.  
  
 A. LEED Accredited Professional. The Applicant shall include a LEED®-accredited 
professional as a member of the design team.  The LEED-accredited professional will work with 
the team to incorporate sustainable design elements and innovative technologies into the project.  
At the time of site plan submission, the Applicant will provide documentation to the 
Environment and Development Review Branch of DPZ demonstrating compliance with the 
commitment to engage such a professional. 
 
 B. Construction Waste Management Plan. The Applicant shall have a construction 
waste management plan that consists of hiring a waste removal and diversion company to 
process all construction waste at a recycling center. The Applicant shall provide a copy of the 
waste removal contract as proof of compliance. 
 
 C. Storage of Recyclable Materials. The Applicant shall provide an area for the 
separation, collection and storage of glass, paper, metal, plastic and cardboard generated by the 
Property. There shall be a dedicated area on the Property for the storage of the recyclable 
materials. The Applicant shall provide proof of installation, installation locations and a copy of 
the Applicant’s recycling hauling contract. 
 
 D. Carpool or Vanpool Parking. Preferred parking shall be provided for carpool or 
vanpool parking.  The Applicant shall provide proof to the Environment and Development 
Review Branch that one or more spaces have been installed.  
 
 E. Hybrid or Low-Emissions Vehicle Parking. Preferred parking shall be provided 
for hybrid or low-emissions vehicles.  The Applicant shall provide proof to the Environment and 
Development Review Branch that one or more spaces have been installed.  
 
 F.  Plumbing Fixtures. The Applicant shall install motion sensor faucets and flush 
valves and ultralow-flow plumbing fixtures that have a maximum water usage as listed below. 
The Applicant shall provide proof of installation and manufacturers’ product data shall be 
provided to the Environment and Development Review Branch.  
 

Water Closet (gallons per flush, gpf) 1.28 
Urinal (gpf) 0.5 
Showerheads (gallons per minute, gpm*) 2.0 
Lavatory faucets (gpm**) 1.5 
Kitchen and janitor sink faucets 2.20 
Metering faucets 0.25 

* When measured at a flowing water pressure of 80 pounds per square inch (psi). 
** When measured at a flowing water pressure of 60 pounds per square inch (psi). 
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 G. Carbon Dioxide Monitors and Mechanical Ventilation. The Applicant shall install 
carbon dioxide (CO2) monitors with demand control mechanical ventilation. CO2 monitors shall 
be located in all occupied spaces with a design occupancy of 25 or more people per 1,000 square 
feet. Monitors shall be located between 3 and 6 feet above the floor. The Applicant shall 
configure all monitoring equipment to generate increased ventilation to restore proper ventilation 
levels per ASHRAE62.1-2007, or its equivalent. The Applicant shall provide proof of 
installation, the manufacturers’ product data and installation locations to the Environment and 
Development Review Branch.  
 
 H. Low-Emitting Materials. The Applicant shall use low-emitting materials for all 
adhesives, sealants, paints, coatings, flooring systems, composite wood, and agrifiber products. 
Low-emitting is defined according to the following table: 

 
Application     (VOC Limit g/L less water) 
Carpet Adhesive    50 
Rubber floor adhesive   60 
Ceramic tile adhesive    65 
Anti-corrosive/ anti-rust paint  250 
Clear wood finishes    350 

 
The Applicant shall provide proof of installation and the manufacturers’ product data to 

the Environment and Development Review Branch.  
 

 I. Carpet and Carpet Padding. The Applicant shall install carpet and carpet padding 
that shall meet the testing and product requirements of the Carpet and Rug Institute Green Label 
Plus Program. The Applicant shall provide proof of installation and the manufacturers’ product 
data to the Environment and Development Review Branch.  

 J. Vinyl Composition Tile and Rubber Tile Flooring. The Applicant shall install 
vinyl composition tile and rubber tile flooring that shall meet the requirements of the FloorScore 
certification program. The Applicant shall provide proof of installation and the manufacturers’ 
product data and certification letter to the Environment and Development Review Branch.  

 K. Lighting. The Applicant shall install only LED or fluorescent lamps in all interior 
building lighting fixtures. The Applicant shall provide a maximum lighting power allowance of 
1.25 watts/square foot. The Applicant shall provide proof of installation, energy usage 
calculations and manufacturers’ product data to the Environment and Development Review 
Branch. 

 L. Energy Star Appliances. The Applicant shall install Energy Star appliances and 
equipment for all refrigerators, dishwashers, water heaters, computers, monitors, televisions, 
vending machines, water coolers, and other appliances and office equipment. The Applicant shall 
provide proof of installation, installation locations, and manufacturers’ product data, including 
the Energy Star energy guide to the Environment and Development Review Branch. 
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 M. Refrigerants. The project shall not have any chlorofluorocarbon (CFC) based 
refrigerants in any of the building systems, or not use refrigerants. The Applicant shall provide 
manufacturer’s specification sheets for any refrigerant installed in the building to the 
Environment and Development Review Branch.  

 N. Bicycle Racks. The Applicant shall provide five bicycle racks (that is for a total of 
25 bicycles) on the Property. The Applicant shall provide proof of installation and plan location 
to the Environment and Development Review Branch.  

 O. Landscaping. The Applicant shall exclusively use native, adapted and non-
invasive species for landscape and other plantings on the site. The Applicant shall provide 
planting lists showing species and location of plantings to the Environment and Development 
Review Branch. 

 P. Thermal Insulation. The Applicant shall increase the R-value of thermal 
insulation for the roof to R- 38 or U-.027 and for the cavity walls to R-13 + 7.5 C.I. (Continuous 
Insulation outside the studs) to reduce heat loss/gain. The Applicant shall provide proof of 
installation and manufacturers’ product data to the Environment and Development Review 
Branch. 

 Q. Commissioning Requirements. The Applicant shall hire a commissioning 
authority and develop and incorporate commissioning requirements into the design and 
construction of the building. The commissioning authority hired by the Applicant shall develop 
and implement a commissioning plan and verify the installation and performance of the systems 
to be commissioning, as well as preparing a final report. The Applicant shall provide the final 
report to the Environment and Development Review Branch.  

 
MISCELLANEOUS 

25. Nature House / Pedestrian Improvement / Public Art Contribution.  The Applicant shall 
make a one-time contribution of One Hundred and Sixty-One Thousand, Three Hundred Dollars 
($161,300) to Reston Association.  Such contribution shall be made prior to the issuance of the 
first RUP or Non-RUP for the Proposed Development.  The contribution shall be used in support 
of (a) maintenance or expansion of the Reston Nature House (forty thousand dollars ($40,000)), 
(b) pathway/pedestrian lighting within one half mile of the Property (eighty one thousand, three 
hundred dollars ($81,300)), with particular emphasis on enhanced lighting for the underpass 
beneath Colts Neck Road linking the Property to the Hunters Woods Village Center and (c) 
improvements to the exterior façades of the entrances to said underpass, in consultation with the 
Initiative for Public Art Reston (“IPAR”) (forty thousand dollars ($40,000)).  

26. Advance Density Credit.  Advanced density credit is reserved consistent with the 
provisions of the Fairfax County Zoning Ordinance, for all eligible dedications described herein 
or as may be required by Fairfax County or VDOT pursuant to the Fairfax County Performance 
Facilities Manual (“PFM”), at the time of site plan approval for the Property. 
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27. Fairfax County Health Care Advisory Board (“HCAB”) 
 
 A. As of the date of these Proffers, the Applicant expects the ALF will be operated 
by IntegraCare Corporation (“IntegraCare”), which will provide the services and programs 
benefitting residents of the ALF.  For a period of five (5) years following the acceptance of the 
first resident into the ALF, or so long as IntegraCare is the operator, whichever period is shorter 
(the “Reporting Period”), IntegraCare shall submit periodic information to the HCAB (the 
“Report to HCAB”) to provide details of its staffing levels within the ALF, the staff’s 
qualifications and details of any inspection reports issued for the ALF by the Virginia 
Department of Social Services.  The Reports to HCAB shall be submitted on a biannual basis.  
 
 B. Following termination of the initial Reporting Period, the HCAB may, at its sole 
discretion, extend the Reporting Period for an additional period of five (5) years.  The HCAB 
shall provide written notification to IntegraCare of its decision to extend the Reporting Period 
within sixty (60) days following the submission by IntegraCare of its initial final Report to 
HCAB. 
 
28. Pedestrian Crossing on Colts Neck Road. Subject to approval by VDOT and/or the 
County, whichever is necessary, the Applicant shall, prior to the issuance of the first RUP or 
Non-RUP for the Proposed Development, restripe the existing pedestrian crossing on Colts Neck 
Road immediately south of the Property, as identified on Sheet 3 of the Development Plan.   
 
29. Traffic Signal Preemption Devices.  Prior to the issuance of the first RUP or Non-RUP 
for the Proposed Development, the Applicant shall contribute twenty thousand dollars ($20,000) 
to the County.  Such contribution shall be directed to Capital Project titled Traffic Light Signals 
– FRD Proffers in Fund 300-C30070, Public Safety Construction, for use in the installation of 
preemptive signal devices on traffic signals within the Hunter Mill District as determined by the 
Fairfax County Fire and Rescue Department. The Applicant shall have no responsibility for 
installation or maintenance of the preemptive signal devices. 
 
30. Community Fee.  The Applicant shall be entitled to charge residents of the Property a 
one-time Community Fee, which shall help cover costs, including but not limited to, a resident’s 
move-in process, resident discharge, resident assessment, record creation, resident orientation, 
family orientation, and pharmacy program enrollment.  Notwithstanding the above, residents of 
affordable housing units (as described in Proffer 5.A. above) shall pay fifty percent (50%) of the 
Community Fee.  Residents of the ALF who occupy a bed under the Virginia Department of 
Ageing and Rehabilitative Services’ Auxiliary Grant program shall not be required to pay the 
Community Fee. 31. Successors and Assigns.  These Proffers will bind and inure to the benefit 
of the Applicant and his successors and assigns.  Each reference to “Applicant” in this proffer 
statement shall include within its meaning and shall be binding upon Applicant’s successor(s) in 
interest and/or developer(s) of the site or any portion of the site. 

 
[SIGNATURE PAGES FOLLOW] 
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2222 Colts Neck Road, L.L.C. 
Owner of Tax Map # 26-1((13))1 
 
 
By: Atlantic Realty Companies, Inc., its Manager 
 
By:  _______________________________ 
 
Name: Adam B. Schulman 
 
Title: Executive Vice-President of Atlantic Realty Companies, Inc. 
  
 
 
122534185 v9  
01/28/16  



PROPOSED PRCA DEVELOPMENT CONDITION 

PRCA A-936 

February 3, 2016 

 
If it is the intent of the Board of Supervisors to approve PRCA A-936 for tax map parcel 
26-1 ((13)) 1, staff recommends that the Board of Supervisors condition the approval by 
requiring conformance with the following development condition. 
 
1. Development of the property shall be in substantial conformance with the 

DPA/PRCA Plan, entitled “Colts Neck, Block 1, Section 30, Reston,” submitted by 
Urban, Ltd., consisting of 19 sheets dated June 15, 2007 and revised through 
January 26, 2016.  Minor modifications may be permitted pursuant to Par. 8 of  
Sect. 16-203 of the Zoning Ordinance. 

 
 
The above proposed condition is a staff recommendation and does not reflect the 
position of the Board of Supervisors unless and until adopted by that Board of 
Supervisors. 
 
This approval, contingent on the above noted condition, shall not relieve the applicant 
from compliance with the provisions of any applicable ordinances, regulations, or 
adopted standards.  The applicant shall be responsible for obtaining the required Non-
Residential and Residential Use Permits through established procedures. 
 
 

APPENDIX 2 



DEVELOPMENT PLAN AMENDMENT A-936-5 
PROFFERED CONDITION AMENDMENT A-936-3 

PRC PLAN AMENDMENT PRC-A-936-1 

COLTS NECK ROAD 

STATEMENT OF JUSTIFICATION 

September 2, 2015 

I. INTRODUCTION 

2222 Colts Neck Road LLC, the ("Applicant") seeks approval of a Development Plan 
Amendment ("DPA"), a Proffered Condition Amendment ("PCA") and a Planned Residential 
Community Plan Amendment ("PRCA") for the property identified as Fairfax County Tax Map 
26-1 ((13)) Parcel 1 (the "Property"). Existing approvals for the Property permit its development 
with up to 210 independent living units. The Applicant seeks to revise these approvals to allow 
119 of the approved independent living units to be replaced with an assisted living facility and to 
make minor amendments to the currently approved project, 

II. PROPERTY LOCATION AND HISTORY 

The Property consists of approximately 4.3 acres. It is located between Colts Neck Road to the 
east and Reston Parkway to the west, within the Hunter Mill district, fhe Property is primarily 
surrounded by residential uses, with the Hunter Woods Village Center to the southeast, on the 
opposite side of Colts Neck Road. 

III. ZONING HISTORY AND BACKGROUND 

The Property is zoned Planned Residential Community ("PRC"), a designation given by the 
Fairfax County Board of Supervisors with the approval of RZ A-936 on January 13, 1965. 
Section 6-308(3)(C) of the Fairfax County Zoning Ordinance restricts High-Density Residential 
development within the entire PRC district to no more than 60 persons per acre of gross 
residential area and no more than 50 dwelling units per acre for any single development. 

In September 2007 the Board of Supervisors adopted Out-of-Turn Plan Amendment (OTPA) 
S07-UI-UP1 to include an option for senior housing on the Property for residents aged 62 and 
over. The OTPA was initiated due in part to the Property's convenient public transportation and 
nearby community services. Recommendations approved with the OTPA suggested a need for 
appropriate buffering of the senior housing use, a functional relationship to existing residential 
uses in the area, a commitment to 20% affordable housing, restoration and enhancement of the 
Snakeden Stream Valley located in the northern portion of the Property and pedestrian 
connectivity to the Stream Valley and surrounding properties, including the Hunter Woods 
Village Center. 
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On October 15, 2007, the Board of Supervisors approved a DP A and PCA application permitting 
the development of the Property with 210 independent living units, consistent with the adopted 
OTPA. These units are permitted within one building, which has two distinct wings. Due to the 
grade of the Property, the building ranges from three to five levels in height, with structured 
parking below the building. The range in height of the building also peimits an impoitant 
transition in building height downwards towards the Hunters Crossing community to the south. 

During the review and approval of the existing DPA, PCA and PRC applications a great deal of 
consideration was given to the appropriateness of the residential building, the site layout and the 
specific Comprehensive Plan recommendations for the Property. The Property has not yet been 
developed. : : 

IV. COMPREHENSIVE PLAN RECOMMENDATIONS 

The Property is located in Area III of the Fairfax County Comprehensive Plan (the 
"Comprehensive Plan") and is part of the Upper Potomac Planning District (UP5 - Reston 
Community Planning Sector). The Land Use component of the Reston Mastei Plan currently 
designates the Property for Institutional uses. The Comprehensive Plan continues to identify the 
Property for optional development with senior housing, consistent with O CPA S07-II1-UP1. 

V. PROPOSED DPA, PCA AND PRCA APPLICATION 

Since approval of the existing DPA, PCA and PRC Plan in 2007, the Applicant has been working 
to identify a development partner for the independent living project. Ihese efforts have 
determined that the senior housing market, and in particular the market in Fairfax County, 
requires a more complete range of facilities and services than only the independent living units 
approved. The growing senior population seeks a residential community in which they can age 
in place" and transition from independent to assisted living without moving out of their 
immediate neighborhood. 

The following is a summary of the amendments proposed to the existing DPA, PCA and PRC 
Plan approvals by this application. 

A. Incorporation of an Assisted Living Center. 

i. Approval of this application will permit one of the two wings of the 
building to accommodate an assisted living center. Under its proposal, the Applicant will 
construct up to 91 of the approved 210 independent living units in the eastern wing of the 
building (depicted on Sheet 3 of the DPA, PCA and PRCA Plan (the "Plan")). The western \\ ing 
will include an assisted living center with up to 135 beds and associated services and facilities 
for its residents. This proposal reflects principally internal- modifications- ttotybhaftge the 
footprint, height or general design of the building from that currently approved. 

ii. Consistent with the existing approvals, the assisted living facility will 
accommodate residents aged 62 years or older. It will provide daily assistance to its senior 
residents, such as nursing care, housekeeping and prepared meals, catering to individuals who 
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are no longer able to manage an independent living unit, but do not require the services of a 
convalescent home or long-term care facility. The assisted living center on the Property will 
include distinctive features and services. Oi particular note, it will offer two stages of memory 
care ('Intermediate' and 'Later'), allowing it to meet the unique needs of a variety of residents 
on-site. 

iii. In an effort to create a coordinated community, the two wings of the 
building will be connected and will share several important and attractive facilities, including a 
fitness center, theater, hospitality center, physical therapy suite and art studio. This will also 
assist with the important transition of residents from one wing to the other, helping them to 
remain part of their community and to age in place. Each wing of the building will also include 
separate facilities and services specific to the requirements of its residents. 

B. Addition of a Porte Cochcre to the Assisted Living Facility. The Applicant 
proposes the addition of a porte cochere to the main entrance of the assisted living wing. In 
addition to providing an important function, allowing residents and guests to be protected from 
the elements when being dropped-off and picked-up, it will also be consistent with the high 
standard of quality and service proposed by the Applicant and expected by senior residents. 

C. Addition of a Covered Walkway to the Independent living facility. Similar to 
the porte cochere, the Applicant proposes the addition of a walkway at the entrance to the 
independent living wing of the building. This will also protect residents being picked-up and 
dropped-off, and is an expected feature of an independent living building. 

D. Reduced Number of Parking Spaces. Consistent with the existing approvals, the 
Applicant will take advantage of the natural slope of the Property and build structured parking 
below the building. However, since the assisted living facility will generate less parking demand 
than the 119 independent living spaces it will replace, the Applicant intends to construct only one 
of the two levels of parking garage shown on the approved plans. 

E. Revised Layout of Community Garden. Proffers approved for the Property 
require the provision of garden plots on the western edge of the Property. The Applicant seeks to 
reconfigure this portion of the site and provide a community garden in a layout different to what 
is currently approved. 

Except for the above-referenced revisions, the Applicant's development of the Property will he 
consistent with the existing approvals. As such, it will continue to provide important restoration 
of the Snakeden Stream Valley (which has already been completed), construction of attractive 
trails, a significant level of open space, substantial buffer plantings, and a new bus shelter on 
Colts Neck Road. Furthermore, the Property continues to be an excellent location for senior 
housing; residents will have easy access to existing and proposed trails, retail and service uses 
and a variety of community events, classes and services. 
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VI. AOmTIONALSTANBARDSFGRMBEPENDENTSLlVIWGiEAGIM^JES 

The Zoning Ordinance provides the following standards for the consideration of independent 
living facilities. \ T: T : ' 

1. Housing und general care shall be provided only for persons who are sixty-two (62) 
. years of age or over, couples where either the husband or wife is sixty-two (62) years 

of age or over and/or persons with handicaps (disabilities), as defined in the Federal 
Fair Housing Act Amendments of 1988, who are eighteen (18) years of age or older 
and with a spouse, if any. In addition, any dwelling unit within 1 he facility may 

• include a live-in aide. h: : v--\ . : • : 

Proffers currently approved for the Property require that the independent living facilities 
established be occupied by at least one person 62 years or older. All other residents must 
reside with an independent adult and be a spouse, cohabitant, occupant's child 18 years or 
older or provide primary physical or economic support to the independent adult. The 
Applicant intends to revise the proffers to extend this age-restriction to cover the assisted 
living residents on the Property. 

2. The Board specifically shall find that applications under this Section adequately 
and satisfactorily take into account the needs of elderly persons and/or persons 
with, handicaps '(disabilities) for transportation, shopping, health, recreational and 
other similar such facilities and shall consider any specific facility maintenance 
and operating requirements to ensure that the. facility meets the needs of the 
residents and is compatible with the neighborhood. The Hoard shall impose such 
reasonable conditions upon any exception granted as may be necessary or 
expedient to insure provisions of such facilities. 

Existing proffers require provision of an on-demand shuttle service to residents from the 
Property to transit facilities, medical facilities and shopping centers within a 3-mile 
radius. The Applicant has also committed to a number of on-site trail/pedestrian walking 
improvements that will improve linkages/connections between the Property and 
surrounding properties. In addition to these connections, the Property will include a 
variety of activity and fitness opportunities that serve and cater to the needs of all 
residents. The Applicant does not intend to amend this existing commitment as part of 
this application. 

3. The Board shall find that such development shall be compatible with the 
surrounding neighborhood, shall not adversely affect the health or safetv of 
persons residing or working in the neighborhood of the proposed use and shall not 
he detrimental, to the public welfare or injurious to properly or improvements in 
the neighborhood. T 

During the review and approval of the existing DP A, PC A and PRC Plan Staff found 
that the design of the project was compatible with the surrounding neighborhood, both 
from a land use and design perspective. It also found that the project would not be 
detrimental to the public welfare or injurious to property or improvements in the 
neighborhood. Since approval of these applications, the neighborhood in which the 
Property lies has not seen additional development or redevelopment. The Applicant 
intends to retain the existing building footprint and design. Therefore, the project will 
continue to comply with this standard. 

, To assist in assessing whether the. overall intensity of the proposed use is consistent 
with the scale of the surrounding neighborhood, the tola! gross floor area, 
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including the dwelling unit area and all non-dwelling unit areas, the floor area 
ratio unci the- number o f dwelling units shall be shown on the plat submitted with 

' the application. ' ' • / • •• ^ ' 

The project is consistent with the scale of the surrounding high-density residential arid 
commercial neighborhood and complies with this standard. 

5. No such use shall he established except on a parcel of land fronting, on, and with 
direct access to, a collector street or major thoroughfare. : : 

The Property has frontage on, and is accessed from, Colts Neck Road, which is a 
collector street. : : : 

6. : The density of such use shall be based upon the density of the land use 
recommendation set forth in the adopted comprehensive plan and as further 
modified by the corresponding multiplier and open space requirements set forth in 
the schedule provided below. Where the adopted comprehensive plan does not 
specify a density range in terms of dwelling units per acre, the density range shall 
he determined in accordance with Sect. 2-804. A minimum of fifteen (15) percent of 
the lota! number of dwelling units shall be Affordable Dwelling Units (ADUs). 

The Applicant is proposing that 5% of the independent living facility units will be 
affordable dwelling units. 

7. Independent living facilities may include assisted living facilities and skilled nursing 
; • . facilities designed solely for the residents as an accessory use. . ^ • ' 

Assisted living facilities and nursing facilities are not currently proposed within the 
independent living wing of the building. However, the Applicant retains the option to 
provide these accessory uses in conformance with the Zoning Ordinance as an addition to 
what is proposed in the western wing of the building. 

8. All facilities of the development shad be solely for the use of the residents, 
employees and invited guests, but not for the general public. 

Other than trails proposed on the Property, all facilities shall be for the sole use by 
residents of the Property and their guests. 

9. In residential districts, the maximum building height shall be 50 fee t,^ except that 
the maximum building height shall be 35 feel when the structure is designed to look 
like a single family detached dwelling and utilizes the applicable residential 
district minimum yard requirements, as set forth below, subject to further 
limitations by the Board to ensure neighborhood compatibility. For independent 
living facilities in commercial districts the maximum building height shall be as set 
forth in the district in which they are located. 

The maximum average building height shall be 49.9 feet. 

TO. For independent living units that are located in a structure designed to look like a 
single family detached dwelling unit ami is loomed in the R-E through 11-8 

. Districts, the Board may permit compliance with the applicable single family 
detached minimum yard requirements of the zoning district in which located. For 
independent living facilities located in any other structure or district, the minimum 
front, side and rear yard requirements shall be as follows: 

A. Where the yard abuts or is across a street from an area adopted in the 
v : : comprehensive plan for 0:2 to 8 dwelling units per acre - 50 feet. 

5 ' 
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B. Where the. yard abuts or is across a street from an area adopted in the 
comprehensive plan for a residential use having a density greater than H 

: : dwelling units per acre or any commercial, office or industrial me - 30 feel. 

The Property abuts areas planned for high density residential use to the west (across 
Reston Parkway) and south (Hunters Crossing). The approved project provides an 
approximate 44 foot setback from the western property line and 30 foot setback from the 
southern property line. The Applicant does not propose the modification of these 
approved: setbacks. : : : • 

: fit ® shall be provided in accordance with the provisions of 
Article 13, and for the purpose of that Article, an independent living facility shall 
be deemed a multiple family dwelling. ( : : 

The Applicant is proposing substantial buffer plantings on each Property boundary. 
Existing proffers require the submission of a detailed landscape plan to the County and 
representatives of Hunters Crossing for review and comment. The Applicant does not 
intend to request a modification of this proffer commitment as part of this DPA, PCA 
and PRC A application. 

12. The provisions of Par. 6 above shall not be applicable to proffered rezoning and 
approved special exception applications or amendments thereto approved prior to 
May 20, 2003 or for special exception applications approved prior to May 20, 
2003 for which a request for additional time to commence construction is 
subsequently requested in accordance with Sect. 9-015. Additionally, Par. 6 above 
shall not be applicable, unless requested by the applicant to rezoning and special 
exception amendment applications filed on or after Ma_y 20, 2003, which propose 
no increase in density over the previously approved density. 

Not applicable. i: : 

VII. ADDITIONAL STANDARDS FOR MEDICAL CARE FACILITIES 

The Zoning Ordinance deems assisted living facilities to be medical care facilities. Section 9
308 of the Zoning Ordinance provides the following standards for medical care facilities. 

1. In its development o f a r ecommendation and report as required by Par. 3 of Sect. 
303 above, the Health Care Advisory Board shall, in addition to information jrom 
the applicant, solicit information and comment from such providers and consumers 
(f health services, or organizations representing such providers or consumers and 

' health planning Organizations, as may seem appropriate, provided that neither 
said Board nor the . Board of Supervisors shall be bound by any such information 
or comment. The Health Care Advisory Hoard may hold such hearing or hearings 
as may seem appropriate, and may request oj the Board of Supervisors such 
deferrals of Board action as may be reasonably necessary to accumulate 

: information upon which to base a recommendation. : : : 

The Applicant shall request a meeting with the Health Advisory Board following submission of 
this DPA, PCA and PRCA application to discuss the proposed assisted living facility and the 
information it will require to consider and determine its need. . 

2. The Advisory Board, in making its recommendations, and the Board of Supervisors, in 
deciding on the issuance of such an exception, shall specifically consider whether or not: 
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A. There is a demonstrated need for the proposed facility, in the location, at the time, 
and in the configuration proposed. Such consideration .shall lake into account 

: alternative facilities and/or services in existence or approved for construction, and 
' the present and projected utilization of specialized treatment equipment available to 

: I persons proposed to he served by the applicant. ' . ;/: -.... ' • • / •;: 

'• : proposed specialized treatment or care facility fifisfpfjej^ 
d working relationship with a general hospital sufficiently close 10 ensure 

^ : availability of a full range of diagnostic and treatment services. •:.! : 

; ©:; The proposed facility will contribute to, and not divert or subvert, implementation 
' • ; of a plan for comprehensive health care for the area proposed to be served; such 

consideration shall lake into account the experience of the applicant, the financial 
: :: resources available and projected for project support and operation, and the 

• • nature and qualifications of the proposed staffing of the facility. : : 

The Applicant is preparing a formal submission to the Health Advisory Board and looks 
forward to discussing this project with the Board. 

3, Alt such uses shall be designed to accommodate service vehicles with access to the 
building at a side or rear entrance. ; 

The proposal includes three loading spaces to serve the building (independent and assisted 
living spaces). Two of these loading spaces will be internal to lire building, the loading spaces 
are separate from the main entrances to the independent and assisted living wings of the 
building and their drop-off and pick-up areas. Furthermore, resident and visitor parking is 
provided beneath the building, providing additional separation between resident and visitors 
and delivery vehicles. The Applicant does not anticipate any detrimental impacts resulting 
from the location of the loading spaces. 

4. No freestanding nursing facility shall be established except on a parcel of land 
: fronting on, and with direct access to, an existing or planned collector or arterial 

: ; : i'Stiieepds d^hMihMe adopted comprehensive plan. : : :: : : 

The project does not include a free standing nursing facility. However, the project does have 
frontage on, and direct access to, Colts Neck Road, which is a collector road. 

3. No building shall he located closer than 45 feet to any street line or closer than WO 
feet to any lot line which abuts an R-A through R-4 District. 

The distance between the assisted living facility and Reston Parkway and; Colts Neck Road 
Will exceed 45 feet. The assisted living facility does not abut any R-A through R-4 /.oning 
districts. 

6. In the R-E through R-5 Districts, no such use shall be located on a lot containing less 
than,five (5) acres. 

Not applicable. • 
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7. For hospitals, the Hoard of Supervisors may approve additional on-site signs when it 
is clcleriiiint'cl, based on the size and nature of the hospital, that additional signs are 
necessary in order to provide needed information to the public and that such signs will 
not have an adverse impact on adjacent properties. All proposed, signs shall he subject 

: to the maximum area and height limitations for hospital signs set forth in Article 12. 
All requests shall show the location, size, height and number of all signs, as well as 
the information to he displayed on the signs. : . ^ . 

Not applicable. 

VIII. MODIFICATIONS REQUESTED 

The Applicant seeks to retain the ability to rely upon two modifications previously approved for 
the Property. These modifications are identified on the Plan and include a waiver of its 
Comprehensive Plan trail requirements and a waiver of Fairfax County's Public Facilities 
Manual, Section 6-0303.8 to permit the construction of a below-grade BMP facility on the 
Property. 

IX. CONCLUSION 

The proposed DPA, PCA and PRCA will increase housing options for Fairfax County's senior 
residents and will complement the County's efforts to increase opportunities for residents to age 
in place. The Project continues to include many significant benefits, including the important 
restoration of the Snakeden stream valley and extension of community trails. The Applicant 
respectfully requests the support of the County Staff and the Planning Commission, and approval 
of the DPA, PCA and PRCA application by the Board of Supervisors. 

Respectfully submitted, 

Ben I. Wales, AICP 
Cooley LLP 
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REZONING AFFIDAVIT 

DATE: January 5,2016 j 
(enter date affidavit is notarized) 

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

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

in Application No.(s): PCA-A-936-03. PRCA-A-936, DPA-A-936-05 
(enter County-assigned application number(s), e.g. RZ 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 must be disclosed. Multiple 
relationships maybe 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) 
•2222 Colts Neck Road, L.L.C. 
Agents: David A. Ross 

AdamB. Schulman 
Stanley M. Barg 

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

8150 Leesburg Pike, Suite 1100 
Vienna, VA 22182 

RELATION SHIP(S) 
(enter applicable relationships 
listed in BOLD above) 
Applicant/Owner 

Atlantic Realty Companies, Inc. 8150 Leesburg Pike, Suite 1100 Agent 
Agents: David A. Ross Vienna, VA 22182 

Richard K. Fassett 
Adam B. Schulman 
Stanley M. Barg 

(check if applicable) [X] There are more relationships to be listed and Par. 1(a) is 
continued on a "Rezoning 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). 
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Rezoning Attachment to Par. 1(a) 
Page l_ of 1 

DATE: January 5,2016 
(enter date affidavit is notarized) 

for Application No. (s): PCA-A-936-03. PRCA-A-936, DPA-A-936-05 
(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) 

• Cooley LLP 
Agents: Antonio J. Calabrese 

(Attorney) 
Mark C. Looney (Attorney) 
Colleen P. Gillis (Attorney) 
Jill S. Parks (Attorney) 
Brian J. Winterhalter 
(Attorney) 

N Amanda R. Williams 
(Attorney) 
Jeffrey A. Nein (Planner) 
Ben I. Wales (Planner) 
Molly M. Novotny (Planner) 
Katherine P. Humphrey 
(Planner) 

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

One Freedom Square, Reston Town Center 
11951 Freedom Drive, Suite 1500 
Reston, Virginia 20190 

RELATION SHIP(S) 
(enter applicable relationships 
listed in BOLD above) 
Agent/Attorney 

Urban Engineering Associates, Inc. 
Agent: Eric S. Siegel 

Ryan G. David 
Kevin J. Tankersley 
George B. Riedel 

7712 Little River Turnpike 
Annandale, VA 22003 

Agent/Engineer 

TntegraCare 
Agent: Richard D. Irwin 

Moseley Architects P.C. 
Agents: Steven H. Ruiz 

Eka S. Rahardjo 
Dora W. Kay 
Peyton G. Pond 
Timothy P. Fennell 

Suite 1000, 6600 Brooktree Court 
Wexford, PA 15090 

3200 Norfolk Street 
Richmond, VA 23236 

Agent/Operator 

Agent/Architect 

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



Page Two 
RE ZONING AFFIDAVIT 

DATE: January 5,2016 
(enter date affidavit is notarized) 

for Application No. (s): PCA-A-936-03, PRCA-A-936. DPA-A-936-05 
(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, and if the corporation is an owner of the subject land, 
all of the OFFICERS and DIRECTORS of such corporation: 

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

CORPORATION INFORMATION 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
2222 Colts Neck Road, L.L.C. 
8150 Leesburg Pike, Suite 1100 
Vienna, VA 22182 

DESCRIPTION OF CORPORATION: (check one statement) 
[X] 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) 
David A. Ross, Member Atlantic Realty Companies, Inc., Non-Member Manager 
AdamB. Schulman, Member 

. Stanley M. Barg, Member 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name & title, e.g. President, Vice 
President, Secretary, Treasurer, etc.) 

(check if applicable) [X] There is more corporation information and Par. 1 (b) is continued on a "Rezoning 
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. 



Rezoning Attachment to Par. 1(b) 

DATE: January 5, 2016 
(enter date affidavit is notarized) 

for Application No. (s): PCA-A-936-03, PRCA-A-936, DPA-A-936-05 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Atlantic Realty Companies, Inc. 
8150 Leesburg Pike, Suite 1100 
Vienna, VA 22182 

DESCRIPTION OF CORPORATION: (check one statement) 
[X] 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 SHAREHOLDER: (enter first name, middle initial, and last name) 
David A. Ross 
AdamB. Schulman 
Stanley M. Barg 

Page ' of 't• 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

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

DESCRIPTION OF CORPORATION: (check one statement) 
[X] 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 SHAREHOLDER: (enter first name, middle initial, and last name) 
J. Edgar Sears, Jr. 
Brian A. Sears 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

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



Rezoning Attachment to Par. 1(b) 
Page Z of 2 

DATE: January 5,2016 
(enter date affidavit is notarized) 

for Application No. (s): PCA-A-936-03, PRCA-A-936, DPA-A-936-05 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
IntegraCare 
Suite 1000 
6600 Brooktree Court 
Wexford, PA 15090 

DESCRIPTION OF CORPORATION: (check one statement) 
[X] 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 SHAREHOLDER: (enter first name, middle initial, and last name) 
Richard D. Irwin 
Thomas D. Wright, Sr. 
Henry J. Posner, Jr. 
Loriann (nmi) Putzier 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Moseley Architects P.C. 
3200 Norfolk Street 
Richmond VA 23236 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[X] 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 SHAREHOLDER: (enter first name, middle initial, and last name) 
James N. Copeland 
Daniel R. Mace 
James M. McCalla 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

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



REZONING AFFIDAVIT 
Page Three 

DATE: January 5,2016 
(enter date affidavit is notarized) 

for Application No. (s): PCA-A-936-03, PRCA-A-936. DPA-A-936-05 
(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, number, street, city, state and zip code) 
Cooley LLP 
One Freedom Square, Reston Town Center 
11951 Freedom Drive, Suite 1500 
Reston, Virginia 20190 

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

NAMES AND TITLE OF 
Partner, Limited Partner, 
Jane K. Adams 
Maureen P. Alger 
DeAnna D. Allen 
Gian-Michele a Marca 
Mazda K. Antia 
Orion (nmi) Armon 
Gordon C. Atkinson 
Michael A. Attanasio 
Jonathan P. Bach 
Charles J. Bair 
Celia Goldwag Barenholtz 
Frederick D. Baron 
Matthew S. Bartus 
Michael D. Basile 
Keith J. Berets 

, Ann (nmi) Bevitt 
Laura Grossfield Birger 

THE PARTNERS (enter first name, middle initial, last name, and title, e.g. General 
or General and Limited Partner) 

Thomas A. Blinka 
Nicholas (nmi) Bolter 

, Barbara L. Borden 
Jodie M. Bourdet 
Wendy J. Brenner 
David (nmi) Bresnick 
Matthew J. Brigham 
James P. Brogan 
Nicole C. Brookshire 
Matthew D. Brown 
Alfred L. Browne, III 
Matthew T. Browne 
Peter F. Burns 
BlainB. Butner 

John T. Byrnes 
Robert T. Cahill 
Antonio J. Calabrese 
Christopher C. Campbell 
William Lesse Castleberry 
Lynda K. Chandler 
Rueben H. Chen 
Dennis (nmi) Childs 
William T. Christiansen, II 
Sean M. Clayton 
John A. Clendenin 
^Samuel S. Coates (Forner) 
Jeffrey L. Cohen 
Thomas A. Coll 

(check if applicable) [X] There is more partnership information and Par. 1(c) is continued on a "Rezoning 
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 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. 



Page I of 3 

Rezoning Attachment to Par. 1(c) . 

DATE: January 5. 2016 
(enter date affidavit is notarized) 

for Application No. (s): PCA-A-936-03. PRCA-A-936. DPA-A-936-05 
(enter County-assigned application number (s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
Cooley LLP (continued) 
One Freedom Square, Reston Town Center 
11951 Freedom Drive, Suite 1500 
Reston, VA 20190 

(check if applicable) [X] 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) 
Joseph W. Conroy Thomas J. Friel, Jr Brendan J. Hughes 
Chris (nmi) Coulter Francis M. Fryscak Christopher R. Hutter 
James R. Crabtree Koji F. Fukumura Jay R. Indyke 
Carolyn L. Craig James F. Fulton, Jr Craig D. Jacoby 
John W. Crittenden William S. Galliani Eric C. Jensen 
Janet L. Cullum W. Andrew H. Gantt, III Robert L. Jones 
Nathan K. Cummings Jon E. Gavenman Jeffrey M. Kaban 
John A. Dado Colleen P. Gillis Barclay J. Kamb 
Scott D. Dailard .Jonathan C. Glass Richard S. Kanowitz 
Benjamin G. Damstedt Michael B. Goldstein Kimberley J. Kaplan-Gross 
Craig E. Dauchy Wendy C. Goldstein - Jeffrey S. Karr 
Mark J. Deem . Kathleen H. Goodhart Sally A. Kay 
Renee R. Deming Lawrence C. Gottlieb Heidi M.Keefe 
Darren K. DeStefano Shane L. Goudey David R. Kendall 
Eric W. Doherty Jonathan G. Graves Jason L. Kent 
William P. Donovan, Jr. Jacqueline I. Grise Mehdi (nmi) Khodadad 
Michelle C. Doolin Kenneth L. Guernsey Charles S. Kim 
Joseph M. Drayton Patrick P. Gunn Kevin M. King 
Matthew P. Dubofsky Divakar (nmi) Gupta Benjamin (nmi) Kleine 
Christopher B. Durbin Sarah J. Guske Michael J. Klisch 
John C. Dwyer Jeffrey M. Gutkin Jason M. Koral 
Shannon M. Eagan John B. Hale Barbara A. Kosacz 
Erik S. Edwards Danish (nmi) Hamid Kenneth J. Krisko 
Ivor R. Elrifi Laurence M. Harris Carol D. Laherty 
Gordon H. Empey M. R. Hartman, III Mark F. Lambert 
Sonya F. Erickson Bernard L. Hatcher Matthew E. Langer 
Heidi A. Erlacher Matthew B. Hemington Samantha M. LaPine 
Mark C. Everiss Cathy Rae Hershcopf John G. Lavoie 
Michael R. Faber Gordon K. Ho Pang (nmi) Lee 
Lester J. Fagen Nicholas A. Hobson Robin J. Lee 
Jesse D. Farmer LilaW. Hope Jamie K. Leigh 
Brent D. Fassett C. Thomas Hopkins Natasha V. Leskovsek 
John R. Feore Richard M. Hopley Shira Nadich Levin 
Christopher M. Finney Mark M. Hrenya Alan (nmi) Levine 
M. Wainwright Fishbum, Jr. 

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

DATE: January 5, 2016 
(enter date affidavit is notarized) 

for Application No. (s): PCA-A-936-03. PRCA-A-936, DPA-A-936-05 
(enter County-assigned application number (s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
Cooley LLP (continued) 
One Freedom Square, Reston Town Center 
11951 Freedom Drive, Suite 1500 
Reston, VA 20190 

(check if applicable) [X] 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) 
Michael S. Levinson Timothy J. Moore Frank F. Rahmani 
Stephane (nmi) Levy M. Howard Morse Marc A. Recht 
Elizabeth L. Lewis Phillip E. Morton Michael G. Rhodes 
Michael R. Lincoln Frederick T. Muto Michelle S. Rhyu 
James C. T. Linfield Danielle E. Naftulin Lyle D. Roberts 
Samuel M. Livermore Ryan E. Naftulin John W. Robertson 
Douglas P. Lobel Jeremy M. Naylor Ricardo (nmi) Rodriguez 
J. Patrick Loofbourrow Stephen C. Neal Kenneth J. Rollins 
Mark C. Looney Edward J. O'Connell Kevin K. Rooney 
Robert B. Lovett Ian (nmi) O'Donnell Adam J. Ruttenberg 
Haibo J. Lu Rama (nmi) Padmanabhan Akash (nmi) Sachdeva 
Ed Lukins Kathleen M. Pakenham Thomas R. S alley, III 
Andrew P. Lustig Timothy G. Patterson Glen Y. Sato 
Nicola (nmi) Maguire Sarah E. Pearce Martin S. Schenker 
Thomas O. Mason Anne H. Peck Marc G. Schildkraut 
Jennifer J. Massey D. Bradley Peck William J. Schwartz 
Joshua O. Mates David G. Peinsipp Ellen A. Scordino 
James J. Maton Nicole K. Peppe Audrey K. Scott 
Michael J. McGrail Kevin J. Perry John H. Sellers 
Becket (nmi) McGrath Robert W. Phillips IanR. Shapiro 
John T. McKenna Susan Cooper Philpot Michael N. Sheetz 
Bonnie Weiss McLeod Frank V. Pietrantonio C. Christopher Shoff 
Mark A. Medearis MarkB. Pitchford Jordan A. Silber 
Laura M. Medina Michael L. Piatt Brent B. Siler 
Beatriz (nmi) Mejia Christian E. Plaza Ian D. Smith 
Craig A. Menden Aaron M. Pomeroy Stephen R. Smith 
ErikB. Milch Marya A. Postner Whitty (nmi) Somvichian 
Chadwick L. Mills Steven M. Przesmicki Wayne O. Stacy 
David E. Mills Seth A. Rafkin Anthony M. Stiegler 
J. Kevin Mills Justin M. Stock 
Barbara R. Mirza Steven M. Strauss 
Patrick J. Mitchell 
Ali M.M. Mojdehi 
Ann M. Mooney 

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



Rezoning Attachment to Par. 1(c) 
Page ^ of ~5 

DATE: January 5.2016 (*5 
(enter date affidavit is notarized) 

for Application No. (s): PCA-A-936-03, PRCA-A-936. DPA-A-936-05 
(enter County-assigned application number (s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
Cooley LLP (continued) 
One Freedom Square, Reston Town Center 
11951 Freedom Drive, Suite 1500 
Reston, VA 20190 

(check if applicable) [X] 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) 
M. Anne Swanson John (nmi) Wilkinson Paula E. Holland 
C. Scott Talbot Geoffrey T. Willard Joshua A. Kaufman 
Mark P. Tanoury Andrew S. Williamson Natasha E. Kaye 
Joseph (nmi) Teja, Jr. Peter J. Willsey Brian F. Leaf 
Gregory C. Tenhoff Mark (nmi) Windfeld-Hansen Garth A. Osterman 
Michael E. Tenta David J. Wittenstein Pierre Yvan-Claude 
Timothy S. Teter Nancy H. Wojtas Matthew (nmi) Pavao 
Michael R. Tollini Amy M. Wood Michelle Garcia Schulman 
Michael S. Tuscan J. Peyton Worley Avital Sealman Tene 
Jessica I. Valenzuela Santamaria Nan (nmi) Wu Steven J. Tonsfeldt 
Joseph J. Vaughn Babak (nmi) Yaghmaie Seth Van Aalten 
Miguel J. Vega Jonathan (nmi) Yorke - Summer J. Wynn 
Erich E. Veitenheimer, III David R. Young 
Aaron J. Velli Christina (nmi) Zhang 
David A. Walsh Kevin J. Zimmer 
Mark B. Weeks 
Mark R. Weinstein ^Additional Partners 
Thomas S. Welk Peter M. Adams 
Peter H. Werner Ryan E. Blah-
Scott B. Weston Adam C. Chase 
Francis R. Wheeler Karen E. Deschaine 

Eamonn J. Gardner 
Todd J. Gluth 
William N. Haddad 

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



Page Four 
RI ZOMNC; AFFIDAVIT 

DATE: January 5, 2016 
(enter date affidavit is notarized) 

for Application No. (s): PCA-A-936-03, PRCA-A-936, DPA-A-936-05 
(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: 

[X] 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 
"Rezoning Attachment to Par. 2" form. 



REZONING AFFIDAVIT 

DATE: January 5. 2016 
(enter date affidavit is notarized) 

for Application No. (s): PCA-A-936-03, PRCA-A-936, DPA-A-936-05 
(enter County-assigned application number(s)) 

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.) 

None. 

Page Five 

(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 
"Rezoning 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 
CJcd< 

[X] Applicant's Authorized Agent 

Ben I. Wales 
(type or print first name, middle initial, last name, and title of signee) 

Subscribed and sworn to before me this 5th day of January 2016, in the State/Comm. of Virginia 
County/City of Fairfax . 

y commission expires : yvmg ? a , Zov 7\ 

Nqt«ytfiiWPubiic 
Commonwealth of Virginia 

7609282 
My Commission Expires Jun 30, 2018 

v 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  

DATE: November 20, 2015 

TO: Barbara C. Berlin, Director 
Zoning Evaluation Division, DPZ 

FROM: Denise M. James, Chief dt^J\ 
Environment and Development Review Branch, DPZ 

SUBJECT: ENVIRONMENTAL ASSESSMENT for: PCA A-936-03 
DPA A-936-05 
2222 Colts Neck Road, LLC 

This memorandum, prepared by John R. Bell, includes citations from the Comprehensive Plan 
that provide guidance for the evaluation of the above referenced Proffered Condition 
Amendment (PCA) and Development Plan Amendment (DPA) as revised through . 
October 20, 2015. 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. Applicable Comprehensive Plan 
citations are attached 

ENVIRONMENTAL ASSESSMENT: 

Environmental Quality Corridor (EOCVResource Protection Area (RPAt 

The subject property includes a portion of Snakeden Branch. This area was identified as 
Environmental Quality Corridor (EQC) in a previous application for the subject property. This 
portion of Snakeden Branch was restored in recent years as part of a more extensive restoration 
program within the watershed. The limits of the EQC shown on the proposed development 
plans appear to be consistent with those previously approved for the site; the EQC show is 
partially based on existing levels of encroachment in this area and modifications to the stream 
channel and surrounding areas resulting from the stream restoration project. It appears that the 
EQC has been correctly noted and that no further encroachment will result from the proposed 
development. 

Excellence * Innovation * Stewardship 
Integrity * Teamwork * Public Service 

Department of Planning and Zoning 
Planning Division 

12055 Government Center Parkway, Suite730 
Fairfax, Virginia 22035-5509 

Phone 703-324-1380 
Fax 703-653-0447 P L A N N I N G  

& Z O N I N G  

DEPARTMENT Or  

www.fahfaxcounty.gov/dpz/ 
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Barbara C. Berlin 
PCA A-936-03, DP A A-936-05 
Page 2 

Green Building 

Staff has encouraged the applicant to explore a commitment to green building measures as part 
of the proposed development. As a result, the applicant has offered a list of green building 
measures consistent with the Comprehensive Plan green building policy. Staff feels that the 
proposed measures address the Plan recommendations on this issue. 

Water Quality 

The subject property is currently developed with a place of worship. As noted above, the 
northern tier of the site includes a portion of the headwaters area of Snakeden Branch. This 
portion of the stream valley and additional downstream areas were restored recently. Much of 
the area of the proposed development is already developed with the place of worship, parking, 
sidewalks and other impervious surface areas. The majority of the detention requirements for 
the proposed development will be provided by the existing downstream in Lake Audubon. 
However, the applicant is also proposing the use of an underground facility onsite to provide 
additional detention and water quality benefits. Any final determination regarding standards 
for storm water management will be made by the Department of Public Works and 
Environmental Services (DPWES). 

Noise 

The subject property abuts a portion of Reston Parkway, which has a posted speed limit of 45 
miles per hour along this segment of the roadway. Based on the original application 
evaluation, staff had expressed concerns that traffic noise from this road surface could result in 
noise impacts exceeding 65 dBA Ldn. The applicant has included proffers to address this 
concern through the preparation of a noise study which will provide details on the noise levels, 
extent of impacts and any proposed mitigation measures as might be recommended by the 
study. The study will be subject to review and comment by staff in the Environment and 
Development Review Branch of the Department of Planning and Zoning. 

DM J: JRB 

COMPREHENSIVE PLAN CITATIONS: 

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

In the Fairfax County Comprehensive Plan, Policy Plan, 2013 Edition, Environment section 
as amended through July 1, 2014, on page 7 through 9, the Plan states: 

"Objective 2: Prevent and reduce pollution of surface and groundwater resources. 
Protect and restore the ecological integrity of streams in Fairfax County.... 

O:\2015JDevelopment_Review_Reports\Proffered_Condition_Amendments\DPA_A-936-
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Policy k. For new development and redevelopment, apply better site design and low 
impact development techniques such as those described below, and pursue 
commitments to reduce storm water runoff volumes and peak flows, to 
increase groundwater recharge, and to increase preservation of undisturbed 
areas. In order to minimize the impacts that new development and 
redevelopment projects may have on the County's streams, some or all of 
the following practices should be considered where not in conflict with land 
use compatibility objectives: 

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

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

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

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

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

In the Fairfax County Comprehensive Plan, Policy Plan, 2013 Edition, Environment section 
as amended through July 1, 2014, on page 14 through 16, the Plan states: 

"Objective 9: Identify, protect and enhance an integrated network of ecologically 
valuable land and surface waters for present and future residents of 
Fairfax County. 

Policy a: Identify, protect and restore an Environmental Quality Corridor system 
(EQC). (See Figure 4.) Lands may be included within the EQC system if 
they can achieve any of the following purposes: 

- Habitat Quality: The land has a desirable or scarce habitat type, or 
one could be readily restored, or the land hosts a species of special 
interest. This may include: habitat for species that have been 
identified by state or federal agencies as being rare, threatened or 
endangered; rare vegetative communities; unlragmented vegetated 
areas that are large enough to support interior forest dwelling 

O:\2015_Development_Review_Reports\Proffered_Condition_Amendments\DPA_A-936-
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species; and aquatic and wetland breeding habitats (i.e., seeps, vernal 
pools) that are connected to and in close proximity to other EQC 
areas. 

- Connectivity: This segment of open space could become a part of a 
corridor to facilitate the movement of wildlife and/or conserve 
biodiversity. This may include natural corridors that are wide 
enough to facilitate wildlife movement and/or the transfer of genetic 
material between core habitat areas. 

- Hydrology/Stream Buffering/Stream Protection: The land provides, 
or could provide, protection to one or more streams through: the 
provision of shade; vegetative stabilization of stream banks; 
moderation of sheet flow storm water runoff velocities and volumes; 
trapping of pollutants from stormwater runoff and/or flood waters; 
flood control through temporary storage of flood waters and 
dissipation of stream energy; separation of potential pollution 
sources from streams; accommodation of stream channel 
evolution/migration; and protection of steeply sloping areas near 
streams from denudation. 

- Pollution Reduction Capabilities: Preservation of this land would 
result in significant pollutant reductions. Water pollution, for 
example, may be reduced through: trapping of nutrients, sediment 
and/or other pollutants from runoff from adjacent areas; trapping of 
nutrients, sediment and/or other pollutants from flood waters; 
protection of highly erodible soils and/or steeply sloping areas from 
denudation; and/or separation of potential pollution sources from 
streams. 

The core of the EQC system will be the county's stream valleys. Additions to the stream 
valleys should be selected to augment the habitats and buffers provided by the stream valleys, 
and to add representative elements of the landscapes that are not represented within stream 
valleys." 

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

O:\2015_DevelopmentJReview_Reports\I)rofTered_Condition_Amendments\DPAA-93 6
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- Environmentally-sensitive siting and construction of 
development. 

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

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

- Use of renewable energy resources. 

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

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

- Reuse of existing building materials for redevelopment 
projects. 

- Recycling/salvage of non-hazardous construction, 
demolition, and land clearing debris. 

- Use of recycled and rapidly renewable building 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. 

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

O:\2015_Development_Review_Reports\Proffered_Condition_Amendments\DPA_A-93 6-
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In the Fairfax County Comprehensive Plan, 2013 Edition, Policy Plan, Environment, as 
amended through July 1, 2014, page 11, the Plan states: 

"Objective 4: Minimize human exposure to unhealthful levels of transportation generated 
noise. 

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

New development should not expose people in their homes, or other noise sensitive 
environments, to noise in excess of DNL 45 dBA, or to noise in excess of DNL 65 dBA in the 
outdoor recreation areas of homes. To achieve these standards new residential development in 
areas impacted by highway noise between DNL 65 and 75 dBA will require mitigation. New 
residential development should not occur in areas with projected highway noise exposures 
exceeding DNL 75 dBA." 

DMJ:JRB 
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Fire and Rescue Department 
4100 Chain Bridge Road 

Fairfax, VA  22030 
703-246-2126 

www.fairfaxcounty.gov/fire 
 

 

Proudly Protecting and 
Serving Our Community 

 
 

DATE:  October 27, 2015 
 
 
 TO:   Mary Ann Tsai 

Staff Coordinator 
Department of Planning and Zoning, Zoning Evaluation Division  

 
FROM:  Laurie Stone 
   Strategic Planner 
                             Fire and Rescue Department 
 
SUBJECT: Zoning Application Analysis 
 
REFERENCE: PCA A-936-03 concurrent with PRCA-A-936 and DPA-A-936-05 (2222 

Colts Neck Road LLC) 
 
The Fire and Rescue Department (FRD) is providing the following comments on the 
referenced zoning application. 
 
Current Fire and Rescue Service Delivery 
The proposed assisted and independent living development is located in the emergency 
response area of the Fox Mill Fire and Rescue Station 31 located at 2610 Reston Parkway. 
The next closest fire station is the Reston Fire and Rescue Station 25 on Wiehle Avenue. 
 
Emergency Response Impact of Proposed Development  
The proposed development consists of 91 independent living units and an assisted living 
facility with up to 135 beds and associated services for residents aged 62 years or older.   
Historical, residential facilities for older adults result in a greater number of emergency 
medical incidents. 
 
FRD analyzes the rate of incidents per population in each fire station’s response area across 
the county to determine each fire station’s workload capacity.  In CY2015, the Fox Mill Fire 
and Rescue Station responded to 1,901 incidents, an average of five calls per day.  The 
potential impact on emergency services of the new assisted living facility currently can be 
handled by the existing fire station.  However, the projected increase in incidents from one 
rezoning case may not exceed a fire station’s workload capacity, multiple rezoning cases in 
a station’s response area could significantly impact that station’s unit availability and 
overall response times to emergency incidents.   
 
Traffic Signal Preemption Equipment for Emergency Responders: 
As Fairfax County increases in population density and roadways become more congested, it 
will be more challenging for FRD to meet response time goals to emergency incidents.   To 
improve response times, the FRD is aggressively pursuing installation of preemption 

M E M O R A N D U M 
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equipment on traffic signals throughout the county.  Traffic preemption also improves both 
civilian and firefighter safety by reducing the potential for accidents at intersections.  
 
In summary, the proposed independent living and assisted living facility could generate 
additional Fire and Rescue emergency service calls per year.  Therefore, the FRD requests 
the developer proffer the cost of two preemption devices for traffic signals ($10K each) 
located along the primary travel route from the Fox Mill Fire and Rescue Station.  The 
attached map identifies the traffic signals needing preemption equipment.  
 
Please contact me at 703-246-3889 if you have any questions regarding the comments.  
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Coun ty  o f  Fa i r f ax ,  V i rg in i a  
To protect and enrich the quality of life for the people, neighborhoods and diverse communities of Fairfax County 

3 1 2015 

Ryan G. David, P.E. 
Urban, Ltd. 
7712 Little River Turnpike 
Annandale, Virginia 22003 

Subject: Colts Neck, Block 1, Section 30, Reston; DPA/PCA A-936-2, 0365-SP-002-2; 
Tax Map #026-1-13-0001; Hunter Mill District 

Reference: Stormwater Management Ordinance Determination #0365-SWOD-001-1 

Dear Mr. David: 

This is in response to your request dated December 1, 2015, for a determination whether the 
referenced project meets the applicable criteria and qualifies under the Time Limits on 
Applicability of Approved Design Criteria ("Time Limits") provision in §124-1-1 l.A of the 
Stormwater Management Ordinance, Chapter 124 of the Code of the County of Fairfax 
(SWMO). With your request, you provided excerpts from the site plan titled Colts Neck, 
Block 1, Section 30, Reston (0365-SP-002-2), a copy of the 2009 General Permit for 
Discharges of Stormwater from Construction Activities (Construction General Permit) 
coverage letter issued by the Virginia Department of Environmental Quality (DEQ), dated 
June 20, 2014 (VAR10E690), and a copy of the 2014 Virginia Pollution Discharge 
Elimination System (VPDES) Construction General Permit coverage letter issued by DEQ, 
dated September 5,2014 (VAR10E690), and. 

We have reviewed your request and have determined that the land-disturbing activities that 
obtained coverage under the 2009 General Permit prior to July 1, 2014, qualify under the 
"Time Limits" provision in SWMO §124-1-11.A, and may be conducted in accordance with 
the technical criteria in Article 5 of the SWMO for two VPDES Construction General Permit 
cycles, subject to the following: 

• Coverage under the VPDES Construction General Permit is continuously maintained 
throughout the life of the construction activity, until all land-disturbing activities are 
completed and Construction General Permit coverage is terminated; 

• All development-wide, post-construction stormwater management measures included 
in the Stormwater Pollution Prevention Plan (SWPPP) for the land-disturbing activities 
are installed prior to the completion of construction to ensure compliance with the 
technical criteria in Article 5 of the SWMO; and 

• Any portions of the project not under construction at the end of the 2019 VPDES 
Construction General Permit (i.e., June 30, 2024) shall become subject to any new 
technical criteria adopted by the State Water Control Board. 

Department of Public Works and Environmental Services 
Land Development Services 

12055 Government Center Parkway, Suite 444 
Fairfax, Virginia 22035-5503 

Phone 703-324-1780 • TTY 711 • FAX 703-653-6678 
www, fairfaxcounty. gov/dpwes 
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This determination is based on the Time Limits and Grandfathering provisions in the SWMO, 
adopted pursuant to the Virginia Stormwater Management Act (Va. Code Ann. § 62.1
44.15:24, et seq.) and Virginia Stormwater Management Program (VSMP) Permit Regulations 
(9VAC25-870 et seq.); and DEQ Guidance Memo No. 14-2014, dated August 25,2014. The 
land-disturbing activities qualify under the "Time Limits" provision in SWMO §124-1-1 l.A 
because coverage under the Construction General Permit had been obtained prior to 
July 1, 2014. Please note that the subject Site Plan, 0365-SP-002-2, was disapproved 
February 29,2012. Although 0365-SP-002-3 was submitted April 5, 2012, it was not 
approved prior to July 1, 2012. The site plan cannot be considered under the Grandfathering 
provision because criteria specified in SWMO §124-l-12.A.l and A.4 are not satisfied. 

Please ensure that a copy of this letter is made a part of any subsequent plan submissions. 
This determination in no way relieves you of any SWMO requirement. It does confirm that the 
project may meet the requirements of the SWMO using the technical criteria in Article 5 in 
lieu of the technical criteria in Article 4, subject to the conditions listed above. It is the 
operator's and owner's responsibility to ensure that all necessary approvals and permits are 
obtained, coverage under the VPDES Construction General Permit is maintained, and the 
SWPPP for the land-disturbing activities is updated, as necessary, in compliance with the 
requirements of the VPDES Construction General Permit. Please note that the SWMO or this 
determination does not prevent an applicant from designing to a more stringent standard if 
they choose to do so. 

This determination shall automatically expire, without notice, on June 30,2024, unless all 
portions of the project have been completed or are under construction. After that time, any 
portions of the project not under construction shall become subject to any new technical 
criteria adopted by the State Water Control Board. 

If further assistance is desired, please contact Jeremiah Stonefield, Engineer IV, Site Code 
Research and Development Branch (SCRD), at 703-324-1780 or e-mail: 
Jerry. Stonefield@fairfaxcountv. gov. 

Shahab Baig, P.E., Chief 
Site Development and Inspections Division - North Branch 
Herrity Building - 5th Floor, Suite 535 

cc: Jack Weyant, Director, SDID, LDS, DPWES 
Paul Shirey, Director, Code Development and Compliance Division, LDS, DPWES 
Jeremiah Stonefield, Engineer IV, SCRD, CDCD, LDS, DPWES 
DPWES File 

Sincerely, 



 

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:  November 3, 2015 

 

TO: Mary Ann Tsai, Staff Coordinator 

Zoning Evaluation Division 

Department of Planning and Zoning 

 

FROM: Yosif Ibrahim, Storm water Engineer 

Site Development and Inspections Division  

Department of Public Works and Environmental Services 

 

SUBJECT: PCA A-936-03 Concurrent with PRCA-A-936 and DPA-A-936-05, Colt Neck 

Block 1, Section 30, Reston (HM), LDS Project #000365-ZONA-002-1, Tax 

Map #026-1-13-0001, Hunter Mill District 

 

 

We have reviewed the subject application and offered the following comments: 

 

(1) Grandfathering Determination Narrative: The applicant proposes to adopt the technical 

Criteria outlined on Part IIC of the Storm water Management Ordinance in meeting the 

water quality and quantity control requirements for the subject site. The applicant need to 

provide detailed narrative to qualify the subject plan as grandfather plan pursuant to 

Section 124-1-12 of the Ordinance or submit a request for grandfathering determination 

to be handled by the Code Analysis branch/DPWES. 

 

(2) Water Quantity Control and Detention Requirements: The applicant suggested the use 

of Lake Audubon to meet detention and water quantity requirement for the site. Provide 

detailed analysis and information to verify that the existing Lake Audubon was originally 

designed as storm water management facility and does provide detention for the subject 

site. 

 

(3) Water Quality Control Requirements:  

 

a. Sheet 12: The proposed storm filter is designed to treat 0.8 acres of impervious 

areas per the “Filter Sizing computation shown on sheet 14”. However, the storm 

filter is credited an area of 1.51 impervious acres per BMP phosphorous removal 

computation on the same sheet. 

b. Provide details of the storm filter data and ensure capacity adequacy. The Storm 

filter data supplied to the manufacturer per draining 2 on Sheet 14 was left blank. 
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(4) Adequacy of Outfall and Stream Restoration Requirements: Sheets 10 and 11 provide 

qualitative Assessment of outfall showing  

 

a. Provide Culvert analysis computation to demonstrate capacity adequacy for the 

existing culvert and drainage system; 

b. Provide at least 3 cross-sections downstream of the confluence 150 feet 

downstream to ensure capacity and non-erosive velocities  

c. Provide details or reference to the plans used in performing the onsite stream 

restoration project 

 

 

 

Please contact me at 703-324-1720 if you require additional information.   

 

 

cc: Fred Rose, Chief, Watershed Planning & Assessment Branch, Storm water Planning 

Division, DPWES 

 Shahab Baig, Chief, North Branch, SDID, DPWES 

 Zoning Application File 
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DEPARTMENT OF TRANSPORTATION 
4975 Alliance Drive 
Fairfax, VA 22030  

 

We Keep Virginia Moving 

 

Charlie Kilpatrick  
COMMISSIONER 

 

 
 
 
 
 October 27, 2015 

 

 

 

To: Ms. Barbara Berlin  

 Director, Zoning Evaluation Division 
 

From: Noreen H. Maloney 

 Virginia Department of Transportation – Land Development Section 
  

Subject: PCA A-936-03 conc. w/ PRCA-A-936 and DPA-A-936-05 

                  222 Colts Neck Road    

                   
 

 

 

This office has reviewed the subject application and offers the following comments. 

 The site plan for the application was approved in 2012.  There will be no increase in peak 

hour traffic with this application.  

 Sight distance at the entrance along Colts Neck Road should be verified using the posted 

speed, VDOT Road Design Manual, Appendix A.  

 

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. 



Fairfax County 

FAIRFAX COUNTY PARK AUTHORITY 

M E M O R A N D U M  

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

FROM: Sandy Stallman, AICP, Manager / / 
Park Planning Branch, PDD 

DATE: December 3, 2015 

SUBJECT: PCA A-936-03 concurrent with PRCA A-936 and DPA A-936-05, United 
Christian Parish Church of Reston - REVISED 
Tax Map Number: 26-l((13)) 1 

The Park Authority staff has reviewed the proposed Development Plan and draft proffers dated 
October 19 2015, for the above referenced application. This memorandum replaces a prior one 
dated October 13 2015. The Development Plan shows 91 independent living units and 119 
assisted living units on a 4.33 acre parcel. 

COMPREHENSIVE PLAN GUIDANCE 

The County Comprehensive Plan includes both general and specific guidance regarding parks 
and resources. The Policy Plan describes the need to mitigate adverse impacts to park and 
recreation facilities caused by growth and development; it also offers a variety of ways to offset 
those impacts, including contributions, land dedication, development of facilities, and others 
(Parks and Recreation, Objective 6, p.8). Resource protection is addressed in multiple objectives, 
focusing on protection, preservation, and sustainability of resources (Parks and Recreation 
Objectives 2 and 5, p.5-7). 

Finally, text from the Upper Potomac Planning District chapter of the Great Parks, Great 
Communities Park Comprehensive Plan echoes recommendations in the Countywide 
Comprehensive Plan, specifically encouraging environment friendly and natural landscaping 
practices on private land. 

ANALYSIS AND RECOMMENDATIONS 

Park Needs: 
Using adopted service level standards, staff has identified a need for all types of parkland and 
recreational facilities in this area. South Lakes Drive Park meets only a portion of the demand for 
parkland generated by residential development in the Upper Potomac Planning District. In 
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addition to parkland, the recreational facilities in greatest need in this area include rectangle 
fields, adult and youth baseball and softball fields, basketball courts, playgrounds, neighborhood 
dog parks and skate parks, and trails. 

On-site Facilities: 
The development plan shows one passive recreation area, one community garden, and a public 
trail with 4-5 potential recreation facility sites distributed along it. The passive recreation area is 
a seating area with outdoor gaming boards such as checkers and chess. The recreation facility 
sites appear to be planned for fitness stations. If multiple recreation facility sites were planned to 
be used for the fitness stations, the Park Authority staff recommends that the fitness stations be 
clustered together rather than be distributed along the trail to foster social interaction between the 
residents. 

Natural Resources Impact: 
All landscaping to be installed should be of non-invasive species to protect the environmental 
health of county parkland. There is an opportunity in this application to provide landscaping that 
is attractive, filters pollutants and serves an ecosystem function simultaneously. Species should 
ideally be native to Fairfax County to provide the greatest ecosystem benefit to the county. 

a. Common invasive plant species in Northern Virginia are included on the following 
list: 
http://alexandriava.gov/uploadedFiles/recreation/parks/InvasiveExoticPlantsThatThre 
atenParksinAlexandria.pdf 

b. The Invasive Plant Atlas of the United States may include less common species that 
are not on the above list: http://www.invasiveplantatlas.org/ (search by type). 

c. Native alternatives can be found in Native Plants for Conservation, Restoration, 
and Landscaping, Virginia Piedmont Region (VA DCR): 
http://www.dcr.virginia.gov/natural heritage/documents/pied nat plants.pdf 

d. If there is a question as to whether a species is native to Fairfax County, the applicant 
should check the Digital Atlas of Virginia Flora at http://vaplantatlas.org/. 

Draft Proffer 23-0 states, "The Applicant shall exclusively use native and non-invasive species 
for landscape and other plantings on the site." 

SUMMARY OF RECOMMENDATIONS 

The Park Authority recommends the following: 

• Cluster fitness stations rather than distribute them along the trail if multiple 
recreation facility sites were planned to be used for the fitness stations to foster 
social interaction between the residents; and 

• Plant only non-invasive, and ideally native, species for landscaping. 
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Please note the Park Authority would like to review and comment on proffers related to park and 
recreation issues. We request that draft and final proffers be submitted to the assigned reviewer 
noted below for review and comment prior to completion of the staff report and prior to final 
Board of Supervisors approval. 

FCPA Reviewer: Paul Ngo 
DPZ Coordinator: Mary Ann Tsai 

Copy: Cindy Walsh, Director, Resource Management Division 
John Stokely, Manager, Natural Resource Management & Protection Section 
Mary Ann Tsai, DPZ Coordinator 
Chron File 
File Copy 
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DATE: September 28, 2015 

TO: Mary Ann Tsai, Staff Coordinator 
Zoning Evaluation Division, DPZ 

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

SUBJECT: Colts Neck Block 1, Section 30, Reston 
PC A A-936-03 

I have reviewed the above referenced DPA/PCA, stamped as received by the Zoning Evaluation 
Division on September 3, 2015. This application is for a change in use to allow one of the two 
buildings proposed for the site to operate as an independent living facility. There are no changes 
to the site work, tree preservation or landscaping proposed with this change in use. 

Urban Forest Management Division staff has no additional comments regarding this application 
at the present time. 

If there are any questions or further assistance is desired, please contact me at (703)324-1770. 

HCW/ 
UFMDID #: 203881 

cc: DPZ File 

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

DATE: November 16, 2015 

TO: Board of Supervisors RECEIVED 

FROM: Marlene W. Blum, Chairman 
Health Care Advisory Board 

Department of Planning & Zoning 

NOV 1 8 2015 

Zoning Evaluation Division 

SUBJECT: Health Care Advisory Board Review of 2222 Colts Neck Road, LLC application 
number (PCA-A-936-03/PRCA-A-936/DPA-A-936-05) to develop Reston 
Reserve Assisted Living Facility. 

On November 9, 2015, the Health Care Advisory Board (HCAB) reviewed the application of 
2222 Colts Neck Road, LLC (PCA-A-936-03/PRCA-A-936/DPA-A-936-05) to develop Reston 
Reserve, an assisted living facility (ALF) with memory care units. The proposed site is located 
at 2222 Colts Neck Road, between Glade Drive and South Lakes Drive in Reston in the 
Hunter Mill district. Reston Reserve is a joint project between Atlantic Realty, IntegraCare, 
and AEW. Atlantic Realty has been developing, owning, and managing commercial real 
estate throughout the Washington, DC region since 1992. IntegraCare operates 12 Senior 
Living communities in Pennsylvania and Maryland. AEW has acquired, repositioned, and/or 
developed 15,575 senior housing units with gross property value of approximately $2.7 billion. 
If approved, Reston Reserve would be the applicant's first community in Northern Virginia. 
The project includes two buildings, one independent living (IL) and one assisted living (AL), 
constructed on top of a one level parking garage with three connectors at three levels. The 
HCAB does not review IL proposals; the details and recommendations in this memorandum 
pertain solely to Reston Reserve's assisted living residences. 

Richard Irwin, Chief Executive Officer (CEO), IntegraCare, Loriann Putzier, President & Chief 
Operating Officer (COO), IntegraCare, and Larry Rouvelas, Principal, Senior Housing 
Analytics appeared before the HCAB to present 2222 Colts Neck Road, LLC's proposal and 
answer HCAB members' questions. John Albert with Coordinated Services Management, Inc. 
representing Tall Oaks Assisted Living, provided an oral statement during the HCAB's public 
hearing: he welcomed Reston Reserve but expressed concern that additional competition 
within a limited labor pool, especially for Registered Nurses (RNs) and Certified Nursing 
Assistants (CNAs), would adversely affect established providers, including Tall Oaks. 

As the Board of Supervisors is aware, the Zoning Ordinance specifies that the HCAB review 
Special Exception applications for medical care facilities. The HCAB reviews these 
applications from the perspective of financial accessibility to clients, community and medical 
need, institutional need, cost, proposed staffing levels and qualifications, and financial 
feasibility. 

Fairfax County Health Department 
10777 Main Street, Suite 203 

Fairfax, VA 22030 
Phone:703-246-2411 TTY:711 

FAX: 703-273-0825 
http://www.fairfaxcounty.gov/hd/hcab/ 
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Facility/Program 
Reston Reserve will provide assisted living (AL) and memory care (MC) services to support 
the needs of residents that require assistance with daily living activities. The project is located 
on a 4.33 acre site and consists of 119 units: 79 AL, 24 MC, and 16 high-acuity AL/MC. The 
estimated completion date of the project is 2020. 

Studio, one, and two bedroom units will be offered, ranging in size from an average 546 
square feet for an AL unit to 382 square feet for a MC unit. Bathrooms will include grab bars, 
raised toilets, motion-activated lights, pocket doors, and roll-in showers (as necessary). 
Kitchens will be designed with upper cabinets placed lower on the wall and raised refrigerators 
for easier reach. Apartment doors can be wirelessly activated with an entry door opener and 
activated entry locks will provide greater security and knowledge of guests who enter. 

Reston Reserve's assisted living facility will feature multiple dining venues, a theater, salon, 
barber shop, physical therapy unit, fitness center with low-impact equipment programmable to 
the capabilities of individual users, library and computer center with Skype station, Club room, 
sun room, raised gardening area, arts and crafts center with the ability to hold classes and 
workshops, and a Memory Care garden. 

Community Need 
The applicant contracted with HealthTrust and Senior Housing Analytics to conduct market 
feasibility studies. With respect to the latter, Larry Rouvelas found that the Reston area is 
under-supplied with AL and MC services. He reported that current provider occupancies are 
strong (97%) and the local market has fewer AL and MC units for surrounding demand than 
the typical U.S. market. Brightview's 2014 opening was described as filling quickly. Mr. 
Rouvelas stated that the market need for AL services in Reston will be greater than MC over 
the next five years. Additionally, a continuum-of-care campus represents an appealing choice 
for seniors that Mr. Rouvelas said is lacking in the regional market. In the Washington, D.C. 
metro area, 32 percent of AL units and 25 percent of MC units are in communities that offer IL. 
However, the Reston market only has 9 percent of each. Mr. Rouvelas concluded that the 
Reston Reserve proposal would bring Reston's senior living mix closer to the metropolitan 
regional average. 

Accessibility 
Physical 
The location of the project is accessible from two major arteries - Reston Parkway and Colts 
Neck Road - with a public bus stop (Rt. 551) that can facilitate travel among residents, staff, 
and visiting families. Bike racks will also be made available on site. Another key feature of 
the project is the Turquoise Trail, which runs the entire length of the site and provides miles of 
walking paths for residents and their families. Besides its walkability, Reston Reserve will be 
located in a mixed use area of Reston, within walking distance of Hunters Woods Village 
Shopping, Reston Town Center, and the Reston and Southgate Community Centers. 

Financial 
Reston Reserve's assisted living residences will be mostly private pay. Monthly rental rates 
are projected to range between $5,663 for an AL studio to $8,984 for an AL two-bedroom and 
$7,484 for a small MC studio to $8,179 for a large MC studio. These rates do not include the 
$3,500 Community Fee, a one-time charge to cover the cost to coordinate the move-in 
process, including, but not limited to coordinating discharge planners, physicians, and other 
health care providers, assessment, record creation, resident orientation, family orientation, 
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and pharmacy program enrollment. Also not inclusive in unit rates are monthly care level 
charges that range from $0 for Basic to $1,300 for special needs. The community will provide 
five services levels to AL residents and four to its MC residents. 

The applicant confirmed its commitment to provide 4% of its units to residents eligible for the 
Virginia Department for Aging and Rehabilitative Services' (DARS) Auxiliary Grant (AG) 
Program. AL residents enrolled in the program whose condition cannot be addressed in the 
assisted living environment and are willing to move into a memory care unit can do so while 
remaining in the AG program. 

The HCAB applauds the applicant for its commitment to low income seniors and appreciates 
that the AG supplement is transferable among the program's different care levels, allowing 
residents to age in place without income limitations governing their quality of care. 

Safety and Security 
The applicant provided detailed information on security provisions for its MC residents. Key 
measures include a secured ground floor location which, in the event of an evacuation, 
minimizes the use of stairs and reduces the time required to exit the building. Access to the 
MC unit will be controlled and codes changed monthly. The memory care garden will be 
secured by a 7-8 foot fence and access will be controlled by a key pad and magnetic lock that 
releases in case of a fire. Proximity locks on resident care units will minimize residents 
entering into other resident units and they will also capture the identity of the last several 
hundred entrants. 

Staffing Levels. Qualifications, and Training 
Reston Reserve's assisted living facility will contract with a Virginia-licensed physician to act 
as Medical Director, but residents are not obligated to use the Medical Director's services. 
The community will be led by an Executive Director (ED) who will be a licensed Assisted 
Living Facility Administrator in the State of Virginia. A full time RN will act as Director of 
Resident Care Services (DRCS) and supervise Licensed Practical Nurses, Medication 
Assistants, and care staff. The DRCS will be responsible for the oversight of resident care 
operations to include both AL and both MC levels of care. 

Additionally, a variable staffing model, with tailored services to each resident, will be used. 
The individual needs of residents will be assessed by a nurse upon move in and quarterly at a 
minimum. Points will be assigned to each resident based on healthcare monitoring and 
personal care needs. The points will then correlate to a corresponding level of care and an 
individualized Service Plan/Support Plan will be created. Staffing levels will vary based on the 
aging in place and changing needs of the residents. This information will be reviewed monthly 
between the Executive Director, the Director of Resident Care Services and the Integra Care 
operational leadership. 

Other key Administrative Staff will include: Business Office Manager, Life Stories Director 
(MC), Life Styles Director (AL and IL), Director of Environmental Services, Supervisor of 
Housekeeping and Laundry, Culinary Services Director, and Sales Director/Counselors. 
Direct Care Staff positions will include Licensed Practical Nurses, Medication Technicians, 
Caregivers, and Unit Clerks. According to IntegraCare representatives, all team members 
must pass a rigorous interview process, detailing their experience, education, and passion in a 
two to five step interview process accompanied by proprietary assessment tools, the 
Predictive Index (PI) and the Insight Senior Living Assessment. Additionally, all employees 
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must clear a comprehensive background check and participate in on-boarding and 
departmental training programs specific to each position and discipline. 

Reston Reserve's assisted living facility will offer medication administration services to 
residents based on their individual needs and according to physician orders. Within the 
medication management structure, there are two categories: independent and dependent. An 
independent assessment means that community staff assistance is not required and that the 
resident has passed the Self-Medication test (administered quarterly) and is able to take 
medications in accordance with his/her physician's orders. The resident must also 
demonstrate that his/her medication is secured in a locked box or area and stored according 
to regulation requirements. The DRCS is responsible for ensuring compliance. The 
dependent assessment means community staff assistance is required to dispense 
medications. 

Medication Technicians will be registered as medication aides with the Virginia Board of 
Nursing and will be either a Certified Nursing Assistant (CNA) or will complete a Direct Care 
training curriculum according to the Virginia Department of Medical Assistance Services 
(DMAS). Staffing will vary according to the number of residents and their respective 
assessments. A typical Medication Technician can provide medication administration from 10 
- 30 residents. IntegraCare Medication Technicians are also cross-trained to serve as 
personal caregivers. 

Concerns about Staffing Qualifications: 
Because IntegraCare does not operate any facilities in Virginia, the HCAB was unable to do 
its usual review of the Virginia Department of Social Services (DSS) inspection reports to 
assess quality of care. However, the HCAB was able to obtain and review compliance 
summaries for 10 IntegraCare operated facilities from the Pennsylvania Department of Health 
and Human Services for a 21-month period (January 1, 2014 through October 15, 2015). 
During this period there were serious violations of regulations at many of the 10 facilities, and 
2 facilities operated under provisional licenses. Both have had their permanent licenses 
restored. A third IntegraCare facility, however, is currently operating on a provisional license, 
having had its permanent license revoked. 

Because the HCAB was dealing with out-of-state compliance information, it focused on 
violations related to resident medical care, safety, and security (rather than documentation 
errors), since these items are excellent indicators of the quality of staff members and their 
training. In responding to HCAB questions about the reported violations (including medication 
administration, an elopement, unattended/unsupervised residents, suspected abuse, and a 
death resulting from injury) IntegraCare representatives discussed their knowledge of each 
case and the remediation plans and procedures adopted to address them. 

Hearing that HCAB members were concerned about the reactive—rather than proactive— 
nature of the operator's compliance measures, and that its compliance record caused doubts 
about the quality of staffing and training at the proposed facility, IntegraCare representatives 
volunteered to return to the HCAB to provide regular updates on its compliance with DSS 
inspections for a predetermined time period. The HCAB expressed its support for this plan. 

Recommendation: 
Based on the information provided by 2222 Colts Neck road. LLC, and on IntegraCare's 
voluntary offer to return to the HCAB on a regular schedule once Reston Reserve is open and 
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operating, the HCAB feels the applicant has demonstrated a need for the development of an 
assisted living and memory care facility in Reston. The application is reasonable in terms of 
access, need, operations, and financial accessibility (based on the applicant's participation in 
the Auxiliary Grant program). The HCAB remains concerned about quality of care, but is 
reasonably confident that the plan for regular reports to the HCAB about Reston Reserve's 
compliance with Virginia regulations will help promote appropriate controls over staffing and 
training. 

Therefore, the HCAB recommends that the Board approve the applicant's proposal to build 
the Reston Reserve assisted living and memory care facility. 

Should the Board have further questions, please contact the HCAB. Thank you. 

cc: Edward L. Long, County Executive 
Patricia Harrison, Deputy County Executive 
Gloria Addo-Ayensu, MD, MPH, Director of Health Services 
Rosalyn Foroobar, Deputy Director for Health Services 
Sharon Arndt, Director of Community Health Development and Preparedness 
Frank de la Fe, Planning Commissioner, Hunter Mill District, Planning Commission 
Jill Cooper, Executive Director, Planning Commission 
Mary Ann Tsai, Office of Comprehensive Planning, Zoning Evaluation Branch 
Goldie Harrison, Senior Legislative Aide, Office of Supervisor Hudgins 
Richard Irwin, Chief Executive Officer (CEO), IntegraCare 
Ben Wales, Cooley, LLP 
Health Care Advisory Board 





 

 
 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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	Appendix 1 Proffered Conditions
	1. Development Plan.  The Property shall be developed in substantial conformance with the Development Plan Amendment (“DPA”) and Proffered Condition Amendment (“PCA”) Plat dated June 2007, and revised through January 26, 2016, prepared by Urban, Ltd. ...
	2. Minor Modifications.  Minor modifications to the Development Plan may be permitted when necessitated by sound engineering or that may become necessary as part of final site engineering, pursuant to Section 16-203(13) of the Zoning Ordinance, as det...
	3. Proposed Development. The development proposed with this Application shall include independent living units and an assisted living facility accommodated in one building, designed with two distinct wings (the “Residential Building”) and associated f...
	The Proposed Development may include the following uses, subject to the limitations identified on the Development Plan:
	 Accessory uses, accessory service uses and home occupations as permitted by Article 10 of the Zoning Ordinance;
	 Bank teller machines; and,
	 Quasi-public parks and related facilities.
	B. Eligibility.
	i. Independent Living Units. The ILUs established on the Property shallcomply with the Additional Standards for Independent Living Facilities set out in Part 1 of Section 9-306 of the Zoning Ordinance.

	4. Maximum Building Heights.  Building heights for the Residential Building shall not exceed fifty-five feet (55’) and shall be measured in accordance with the provisions of the Fairfax County Zoning Ordinance.  Notwithstanding the foregoing, however,...
	5. Affordable Housing
	A. Independent Living Units
	i. The Applicant shall provide for-sale and/or rental housing units amongst the ILUs to be sold/rented as affordable housing units to be administered under the “Board of Supervisors’ Workforce Dwelling Unit Administrative Policy Guidelines” adopted ...
	ii. The Applicant reserves the right to enter into a separate binding written agreement with the appropriate Fairfax County agency as to the terms and conditions of the administration of the affordable housing units following approval of this Applic...
	B. Assisted Living Facility
	The Applicant shall maintain four percent (4%) of the beds in the ALF for residents who are eligible for the Virginia Department of Ageing and Rehabilitative Services’ Auxiliary Grant program.  If an ALF resident occupying a bed under the Virginia D...
	6. Transition of Residents in Affordable Housing
	a. Providing the resident, in consultation with Fairfax County Social Services, with details of licensed assisted living facilities within a twenty-mile distance of the Property (or such other location within Virginia identified by the resident) that ...

	7. Parking
	A. Zoning Ordinance Requirements.   Parking shall be provided in accordance with the parking requirements of Article 11 of the Fairfax County Zoning Ordinance, as determined by the Department of Public Works & Environmental Services (“DPWES”).  The A...
	ARCHITECTURAL DESIGNS AND SITE AMENITIES

	8. Building Design and Materials.  The general architectural design of the Proposed Development shall be provided as shown on Sheet 14 of the Development Plan (herein referred to as the “Conceptual Elevation”).  The Conceptual Elevation is conceptual ...
	However, the Applicant may modify the building colors if directed to do so by the RADRB provided that such modifications are in substantial conformance with the Development Plan and these Proffers.  The Applicant reserves the right to include or remov...
	9. Noise Attenuation.  As part of its initial site plan submission for the Proposed Development, the Applicant shall submit to the Fairfax County Department of Planning and Zoning (“DPZ”) an Environmental Noise Measurement and Noise Impact Assessment ...
	A. Noise Levels within ILUs.
	i. Greater than 75 dBA Ldn.  No space in any building that shall be occupied by an ILU or, in the case of the ALF, a bedroom, shall be located in any area impacted by noise at a level of 75 dBA Ldn or greater.  In the event the Noise Study demonstrate...
	ii. 70 dBA Ldn to 75 dBA Ldn.  In order to reduce interior noise to a level of no more than 45 dBA Ldn for ILUs or ALF bedrooms that are projected to be impacted by noise greater than 70 dBA Ldn (but not more than 75 dBA Ldn), the Applicant shall cons...
	1. Exterior walls shall have a laboratory sound transmission class (“STC”) rating of at least 45;
	2. Doors and glazing shall have a laboratory STC rating of at least 37 unless glazing constitutes more than 20% of any façade exposed to noise levels of Ldn 70 dBA or above;
	3. If glazing constitutes more than 20% of an exposed façade, then the glazing shall have a laboratory STC rating of at least 45; and
	4. All surfaces shall be sealed and caulked in accordance with methods approved by the American Society for Testing and Materials (“ASTM”) to minimize sound transmission.

	iii. 65 dBA Ldn to 70 dBA Ldn.  In order to reduce interior noise to a level of no more than 45 dBA Ldn for ILUs or ALF bedrooms that are projected to be impacted by noise projected greater than 65 dBA Ldn (but not more than 70 dBA Ldn), the Applicant...
	1. Exterior walls shall have a laboratory STC rating of at least 39;
	2. Doors and glazing shall have a laboratory STC rating of at least 28 unless glazing constitutes more than 20% of any façade exposed to noise levels of Ldn 70 dBA or above;
	3. If glazing constitutes more than 20% of an exposed façade, then the glazing shall have a laboratory STC rating of at least 39; and
	4. All surfaces shall be sealed and caulked in accordance with methods approved by the ASTM to minimize sound transmission.


	C. Plaza.  The Applicant shall construct a private plaza (the “Plaza”) to be located on the top deck of the parking structure between the Residential Building wings, as more particularly shown on Sheet 3 of the Development Plan.  The Plaza shall incl...
	STORM WATER MANAGEMENT/ENVIRONMENTAL FEATURES
	21. Storm Water Management.  Storm Water Management (“SWM”) and Best Management Practices (“BMP”) are currently provided for the Property by Lake Audobon, an existing SWM/BMP facility that provides SWM/BMP for the entire drainage shed in which the Pro...
	A. Best Management Practices.  The Applicant shall incorporate BMPs into the Proposed Development in order to improve water quality associated with stormwater runoff from the Property.  The site plan(s) for the Proposed Development shall demonstrate ...
	B. Maintenance Responsibility.
	i. Regular Maintenance of SWM Facilities.  Prior to site plan approval for the Proposed Development, the Applicant shall execute an agreement with the County in a form satisfactory to the County Attorney (the “SWM Agreement”) providing for the perpetu...
	ii. County Agreement.  The SWM Agreement shall address the following issues to the satisfaction of DPWES:  (a) future replacement of the onsite SWM Facilities and LIDs, when and as warranted; (b) requirement for liability insurance in an amount reason...


	23. Landscape Plan.
	A. Detailed Landscape Plan.  As part of the initial site plan submission for the Proposed Development, the Applicant shall submit to the Urban Forest Management Division of DPWES for review and approval and to representatives of the abutting Hunters ...
	B. Tree Survey and Preservation Plan.  The Applicant’s landscape architect or certified arborist, in consultation with the Urban Forest Management Division, shall identify as part of the Landscape Plan individual trees the Applicant proposes for pres...
	MISCELLANEOUS

	25. Nature House / Pedestrian Improvement / Public Art Contribution.  The Applicant shall make a one-time contribution of One Hundred and Sixty-One Thousand, Three Hundred Dollars ($161,300) to Reston Association.  Such contribution shall be made prio...
	26. Advance Density Credit.  Advanced density credit is reserved consistent with the provisions of the Fairfax County Zoning Ordinance, for all eligible dedications described herein or as may be required by Fairfax County or VDOT pursuant to the Fairf...
	30. Community Fee.  The Applicant shall be entitled to charge residents of the Property a one-time Community Fee, which shall help cover costs, including but not limited to, a resident’s move-in process, resident discharge, resident assessment, record...
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