
 

                                                                                                                                              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/ 
 

 APPLICATION ACCEPTED:  October 28, 2015 
PLANNING COMMISSION:  March 16, 2016 

BOARD OF SUPERVISORS:  April 26, 2016 @  
3:30 p.m. 

 

C o u n t y  o f  F a i r f a x ,  V i r g i n i a   
 
April 12, 2016 
 

STAFF REPORT ADDENDUM 
                       
                  PLANNED RESIDENTIAL COMMUNITY PRC 86-C-023-02 

                                       
                          HUNTER MILL DISTRICT 

 
 
APPLICANT:  Chick-fil-A, Inc. 
 
ZONING: PRC, Planned Residential Community  
  
PARCEL: 11-4 ((12)) 1B pt. 
 
SITE AREA: 33,505 square feet 
 
PLAN MAP: Residential Planned Community 
 
PROPOSAL: To permit a fast food restaurant 
 
 
STAFF RECOMMENDATIONS: 
 
Staff recommends approval of PRC 86-C-023-02, subject to the PRC conditions in Appendix 1. 
 
Staff recommends approval of a modification of Sects. 13-303 and 13-304 of the Zoning 
Ordinance for the transitional screening and barrier requirements to that shown on the  
PRC 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. 

 
 
 
 
 

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


 
 
 
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: CHICK-FIL-A, INC.
Accepted: 10/28/2015
Proposed: FAST FOOD RESTAURANT
Area: 33,505 SQ FT; DISTRICT - HUNTER MILL
Zoning Dist Sect:
Located: 1490 NORTH POINT VILLAGE CENTER,

 RESTON VA, 20194

Zoning: PRC
Overlay Dist:
Map Ref Num: 011-4- /12/  /0001B (pt.)

Reston Pkwy

Center Harbor Rd
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To be used w/ DRAFT 2013 BMP Standards and Specifications
Site Data

data input cells
calculation cells
constant values

Post-ReDevelopment Project & Land Cover Information Total Disturbed Acreage 0.52

Constants

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

Pre-ReDevelopment Land Cover  (acres)
A soils B Soils C Soils D Soils Totals

Forest/Open Space (acres) -- undisturbed, 
protected forest/open space or reforested land 0.00 0.00 0.00 0.00 0.00
Managed Turf (acres) -- disturbed, graded for 
yards or other turf to be mowed/managed 0.00 0.00 0.00 0.06 0.06
Impervious Cover (acres) 0.00 0.00 0.00 0.46 0.46

Total 0.52

Post-ReDevelopment Land Cover  (acres)
A soils B Soils C Soils D Soils Totals

Forest/Open Space (acres) -- undisturbed, 
protected forest/open space or reforested land 0.00 0.00 0.00 0.00 0.00
Managed Turf (acres) -- disturbed, graded for 
yards or other turf to be mowed/managed 0.00 0.00 0.00 0.07 0.07
Impervious Cover (acres) 0.00 0.00 0.00 0.45 0.45

Total 0.52
Area Check Okay Okay Okay Okay

Rv Coefficients
A soils B Soils C Soils D Soils

Forest/Open Space 0.02 0.03 0.04 0.05
Managed Turf 0.15 0.20 0.22 0.25
Impervious Cover 0.95 0.95 0.95 0.95

Land Cover Summary Listed Adjusted1 Land Cover Summary Land Cover Summary
Pre-ReDevelopment Post-ReDevelopment Post-ReDevelopment New Impervious

Forest/Open Space Cover (acres) 0.00 0.00
Forest/Open 
Space Cover 0.00

Composite Rv(forest) 0.00 0.00
Composite 
Rv(forest) 0.00

% Forest 0% 0% % Forest 0%

Managed Turf Cover (acres) 0.06 0.06
Managed Turf 
Cover (acres) 0.07

Composite Rv(turf) 0.25 0.25 Composite Rv(turf) 0.25
% Managed Turf 12% 12% % Managed Turf 13%

Impervious Cover (acres) 0.46 0.46
ReDev. Impervious 
Cover (acres) 0.45 New Impervious Cover (acres) 0.00

Rv(impervious) 0.95 0.95 Rv(impervious) 0.95 Rv(impervious) 0.95
% Impervious 88% 88% % Impervious 87% % Impervious Check Area

Total Site Area (acres) 0.52 0.52
Total ReDev. Site 
Area (acres) 0.52 Total New Dev. Site Area (acres) 0.00

Site Rv 0.87 0.87 ReDev. Site Rv 0.86 New Dev. Site Rv 0.95

Pre-Development Treatment Volume (acre-ft) 0.0377 0.0377

Post-
ReDevelopment 
Treatment Volume 
(acre-ft) 0.0371

Post-Development Treatment 
Volume (acre-ft) 0.0000

Pre-Development Treatment Volume (cubic 
feet) 1,641 1,641

Post-
ReDevelopment 
Treatment Volume 
(cubic feet) 1,615

Post-Development Treatment 
Volume (cubic feet) 0

Pre-Development Load (TP) (lb/yr) 1.03 1.03

Post-
ReDevelopment 
Load (TP) (lb/yr) 1.01 Post-Development Load (TP) (lb/yr) 0.00

10%

0.09
TP Load Reduction Required for 

New Impervious Area (lb/yr) 0.00

0.09

Pre-Development Load (TN) (lb/yr) 7.37 Post-Development Load (TN) (lb/yr) 7.26

Virginia Runoff Reduction Method ReDevelopment Worksheet - v2.8 - June 2014

Date: 02/03/2016

TP Load Reduction Required for 
Redeveloped Area (lb/yr)

Maximum % Reduction Required Below 
Pre-ReDevelopment Load

Total Load Reduction Required 
(lb/yr)

1Adjusted  Land Cover Summary reflects the pre redevelopment 
land cover minus the pervious land cover (forest/open space or 
managed turf) acreage proposed for new impervious cover.  The 
adjusted total acreage is consistent with the Post Redevelopment 
acreage (minus the acreage of new impervious cover).  The load 
reduction requriement for the new impervious cover to meet the new 
development load limit is computed in Column I. 

Project Name: Chick Fil A PRC









Location (Abutting Use) Length 
(l.f.)

Required 
Width

Provided 
Width

Peripheral Parking Landscaping A-B 220 6 Trees (1/40 l.f.) 6 Ex. Trees 10' 10' min

Peripheral Parking Landscaping B-C 152 4 Trees (1/50 l.f.) 4 Ex. Trees 4' 4' min

Peripheral Parking Landscaping D-A 155 4 Trees (1/50 l.f.) 4 Ex. Trees 4' 4' min

PERIPHERAL PARKING LOT LANDSCAPING CALCULATIONS

Required Trees Provided Trees





REASON FOR THE ADDENDUM 
 
On March 9, 2016, staff published the staff report for Planned Residential Community 
(PRC) Plan 86-C-023-02, and on March 16, 2016, the Planning Commission held a 
public hearing on the application and recommended approval.  Subsequently in 
response to recommendations from the Reston Association Design Review Board, the 
applicant revised the development plan to add an additional interior landscaping tree, 
modified the building footprint, and added a note to the landscaping plan on invasive 
species.  No other changes to the application are proposed. 
 
 
DESCRIPTION OF THE APPLICATION 
 
The applicant, Chick-fil-A, Inc., requests approval of a Planned Residential Community 
(PRC) Plan to replace a vacant fast food restaurant with a drive-through with a new, 
larger fast food restaurant building with two drive-through ordering lanes that feed into a 
single pick-up lane at the North Point Village Center in Reston.  Since the application 
includes a larger restaurant and two drive-through ordering lanes that affect circulation 
and parking, it was determined that a PRC Plan is needed.  Figure 1 depicts the subject 
property and surrounding area. 
 

 
Figure 1: Subject property and surrounding area, Source: Fairfax County 
 
Modification 
 
As discussed in the staff report dated March 9, 2016, the applicant requests a 
modification of the transitional screening and barrier requirements to that shown on the 
PRC Plan.  Staff’s proposed PRC development conditions is provided as Appendix 1. 
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REVISION TO THE PLANNED RESIDENTIAL COMMUNITY (PRC) PLAN 
 
The PRC Plan entitled, “Reston Section 57, Block 1, North Point Village Center,  
Chick-fil-A,” was submitted by Urban, Ltd., and consists of 16 sheets dated  
September 11, 2015 and revised through March 18, 2016.  With the exception of the 
changes to the PRC Plan discussed below, staff’s previous analysis of the PRC Plan 
remains unchanged, as previously described in the staff report dated March 9, 2015, 
available at http://ldsnet.fairfaxcounty.gov/ldsnet/ldsdwf/4518367.PDF 
 
Landscaping Plan 
 
In the southeastern area of the site, for added screening, an additional interior parking 
lot landscaping tree has been added to the island that separates the drive-through 
ordering lanes from the parking area, as shown in Figure 2.   
 

 
 Figure 2: Additional landscaping, Source: Sheet 12 of PRC Plan 

http://ldsnet.fairfaxcounty.gov/ldsnet/ldsdwf/4518367.PDF
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In addition, Note 4 has been added to the notes section on Sheet 12 of the PRC Plan to 
indicate that existing non-native and/or invasive species plantings may be removed and 
replaced with non-invasive species.  The proposed PRC development conditions 
includes a condition for use of native and non-invasive species plantings for 
landscaping and other plantings on-site. 
 
Building Footprint 
 
The building footprint has been modified to eliminate the entrance vestibule.  The 
entrance will remain in this area but will be flush with the building, as shown in the PRC 
Plan.  There is no change to the proposed square footage of the building, which 
remains at 4,701 square feet.  Figure 3 provides a comparison of the proposed change 
to the building footprint with the previously shown footprint. 
 

 
Figure 3: Comparison of the change to the building footprint, Source: PRC Plan 
 
 
ZONING ORDINANCE PROVISIONS 
 
Staff’s previous review and analysis of the Zoning Ordinance provisions on the Planned 
Development General Standards, Planned Development Design Standards, and the 
PRC District Regulations remains unchanged.  In addition, staff continues to support the 
applicant’s modification request on the transitional screening and barrier requirements 
to that shown on the PRC Plan.  
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CONCLUSIONS AND RECOMMENDATIONS 
 
Conclusions 
 
In staff’s opinion, the revisions to the PRC Plan are minor to provide an additional 
landscaping tree, a note on the landscaping plan, and a modification to the building 
footprint.  These revisions do not affect staff’s previous review and analysis of the 
application.  In staff’s opinion, with the proposed PRC development conditions, the 
application is in harmony with the Comprehensive Plan and applicable Zoning 
Ordinance provisions. 
 
Recommendations 
 
Staff recommends approval of PRC 86-C-023-02, subject to the PRC conditions in 
Appendix 1. 
 
Staff recommends approval of a modification of Sects. 13-303 and 13-304 of the Zoning 
Ordinance for the transitional screening and barrier requirements to that shown on the 
PRC 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. 
 
 
APPENDICES 
 
1. Proposed PRC Development Conditions 
 
 



PROPOSED PRC DEVELOPMENT CONDITIONS 

PRC 86-C-023-02 

April 12, 2016 

 
If it is the intent of the Board of Supervisors to approve PRC 86-C-023-02 for a fast food 
restaurant with a drive-through proposed on Tax Map 11-4 ((12)) 1B pt., staff 
recommends that the Board of Supervisors condition the approval by requiring 
conformance with the following development conditions. 
 
1. Development of the property shall be in substantial conformance with the PRC 

Plan entitled “Reston Section 57, Block 1, North Point Village Center, Chick-fil-A,” 
submitted by Urban, Ltd., and consists of 16 sheets dated September 11, 2015 
and revised through March 18, 2016.  Minor modifications may be permitted 
pursuant to Par. 8 of Sect. 16-203 of the Zoning Ordinance. 

 
2. The trash dumpsters shall be screened on all sides.  The screening shall be 

consistent with the color and style of the restaurant building.  Doors shall consist 
of materials that are opaque and fully screen the dumpsters. 

 
3. Deliveries shall be scheduled to avoid morning, noontime, and evening peak 

hours of operations. 
 
4. Signage shall be subject to Comprehensive Sign Plan CSP 86-C-023, as may be 

amended. 
 
5. The applicant shall provide secure bicycle racks and/or storage for two bicycles 

within 200 yards of a building entrance. The applicant shall provide proof of 
installation and plan location to the Department of Transportation prior to 
issuance of a Non-Residential Use Permit. 

 
6. The applicant shall install water-efficient landscaping. The applicant shall provide 

a planting list with the number, size, and space of trees (including native and 
other species) and plant materials as a landscape plan that is part of the site 
plan, and shall be subject to review and approval of the Urban Forest 
Management Division, and proof of installation and installation date. 

 
7. The applicant shall exclusively use native and non-invasive species for 

landscape and other plantings on the site. The applicant shall provide planting 
lists showing species and location of plantings as part of the landscape plan. 

 
8. 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 with a goal of having the project attain LEED certification. At the time of 

APPENDIX 1 
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site plan submission, the applicant will provide documentation to the Environment 
and Development Review Branch (E&DRB) in the Department of Planning and 
Zoning (DPZ) demonstrating compliance with the commitment to engage such a 
professional. 

 
9. The applicant shall install a roofing membrane with a Solar Reflectance Index 

(SRI) appropriate to the slope of the roof (i.e. for a low-sloped roof (<S2:12) 
equal to or greater than 78 for a minimum of 75% of the total roof area, and for a 
high-sloped roof (>2:12) equal to or greater than 29). The applicant shall provide 
proof of installation, roof area calculations, and manufacturers' product data to 
the E&DRB in DPZ. 
 

10. The applicant shall provide an exterior lighting system using full cut-off fixtures 
and LED technology.  The applicant shall also provide an after-hours override 
provided by a manual or occupant-sensing device, provided the override lasts no 
more than 30 minutes, or for exterior lighting, the input power of exterior lighting 
shall be reduced (by automatic device of) by more than the Zoning Ordinance's 
current minimum of 50%. The applicant shall provide proof of installation, 
photometric calculations, and manufacturers' product data to the E&DRB in DPZ. 

 
11. 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 to the 
E&DRB in DPZ. 
 

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). 

 
12. 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 E&DRB in DPZ. 

 
13. The development shall not have any chlorofluorocarbon (CFC) based refrigerants 

in any of the building systems, or not use refrigerants. The applicant shall provide 
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manufacturer's specification sheets for any refrigerant installed in the building to 
the E&DRB in DPZ. 

 
14. The applicant shall provide an area for the separation, collection and storage of 

glass, paper, metal, plastic and cardboard generated by both customers and 
employees. There shall be a dedicated area on the property for the storage of the 
recycled materials. The applicant shall provide proof of installation, installation 
locations and a copy of the applicant's recycling hauling contract to the E&DRB in 
DPZ. 

 
15. The applicant shall use low-emitting materials for all adhesives, sealants, paints, 

coatings, flooring systems, composite wood, and agrifiber products, as well as 
furniture and furnishings if available.  Low-emitting is defined according to the 
following: 

 
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 E&DRB in DPZ. 

 
16. For any carpet, 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 E&DRB in DPZ. 

 
17. For 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 E&DRB in DPZ. 

 
18. The applicant shall not use any particle board, medium density fiberboard (MDF), 

plywood, wheatboard, strawboard, or panel substrates on the interior of the 
building which contain urea formaldehyde resins. The applicant shall provide 
proof of installation and the manufacturers' product data to the E&DRB in DPZ. 

 
19. 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 (code maximum is 1.5 watts/square foot for retail area 
and 0.9 watts/per square foot for the service department area). The applicant 
shall provide proof of installation, energy usage calculations and manufacturers' 
product data to the E&DRB in DPZ. 
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20. The applicant shall install Energy Star appliances and equipment for all 

refrigerators, dishwashers, water heaters, water coolers, and other appliances 
and office equipment (if available). The applicant shall provide proof of 
installation, installation locations, and manufacturers' product data, including the 
Energy Star energy guide to the E&DRB in DPZ. 

 
21. The applicant shall benchmark energy usage using the Energy Star Portfolio 

Manager and shall provide a report prior to final bond release to the E&DRB in 
DPZ. 

 
22. The character of the architectural design and building materials for the building 

shall be in general conformance with the architectural rendering shown on   
Sheet 13 of the PRC Plan, and shall be compatible with the general character of 
the design of other buildings within the North Point Village Center. In the event 
that the ownership of the North Point Village Center substantially modifies the 
architectural character of the overall Village Center, the applicant shall have the 
right to modify the architectural design and building materials for the building 
from that shown on Sheet 13 to be compatible with the general character of the 
updated architectural design of the Village Center. 
  
The applicant reserves the right to adjust the architectural design details 
including, but not limited to, the proportion of building materials, articulation, 
fenestration, roof design and materials, and other decorative elements as part of 
final architectural design and engineering without requiring approval of a PRCA, 
provided the quality of the architectural design and building materials remain in 
general conformance with that shown on the PRC Plan, as determined by the 
Zoning Administrator.   

 
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 Use Permits through established procedures 
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