
 

                                                                                                                                              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:  January 11, 2016 
PLANNING COMMISSION:  May 18, 2016 

BOARD OF SUPERVISORS:  June 7, 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   
 
May 4, 2016 
 

 STAFF REPORT  
 

                  PLANNED RESIDENTIAL COMMUNITY AMENDMENT PLAN                   
                                      PRCA 77-C-076 
                                       
                          HUNTER MILL DISTRICT 

 
 
APPLICANT:  Akridge and RTC Partnership, LLC 
 
ZONING: PRC, Planned Residential Community  
  
PARCEL: 17-1 ((1)) 2C 
 
SITE AREA: 2.36 acres 
 
FAR: 4.08 
 
OPEN SPACE: 49 percent 
 
PLAN MAP: Residential Planned Community 
 
PROPOSAL: To permit modifications to an office use 
 
 
STAFF RECOMMENDATIONS: 
 
Staff recommends approval of PRCA 77-C-076, subject to the PRCA conditions contained in 
Appendix 1. 
 
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. 
 
 
 
 
 
 
 

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


 
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: AKRIDGE AND RTC PARTNERSHIP, LLC
Accepted: 01/11/2016
Proposed: OFFICE/RETAIL
Area: 2.3608 AC; DISTRICT - HUNTER MILL

Located: 1760 RESTON PKWY RESTON, VA 20190
Zoning: PRC
Map Ref Num: 017-1- /01/0002C
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Modified Rational Method Worksheet
Virginia Stormw ater Management Handbook Section 5-4.4 (Modif ied)

Project:  Reston 87-1 PRCA
Date: 9-Mar-16

Fairfax

2

Approx. Drainage Area Uncontrolled (DA, acres): 0.36
0.25
0.85

Post-Developed Runoff Coeff icient (Uncontrolled)( C ): 0.5
5

intensity (in/hr) Q (cfs)
2-year (q2): 5.45 3.22
10-year (q10): 7.27 4.29

intensity (in/hr) Q (cfs)
2-year (q2): 5.45 0.98
10-year (q10): 7.27 1.31

%Reduction Q (cfs)
2-year (q2): 0% 2.23
10-year (q10): 0% 2.98

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

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

10% Reduction
2-year event 36.19 2.19 3.72 5422.41
10-year event 42.07 2.85 4.85 8162.22

Estimated Size of Detention Facility 
length Width Depth

Assume Standard Box Culvert 49 45 4
Total Volume 8820

Post-Developed Runoff Coeff icient (Controlled) ( C ):

Calculations

Allow able/Pre-Developed Discharges

County:

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

Pre-Developed Runoff Coefficient ( C ):

Time of Concentration: (tc, min.):

Rainfall Constants

Allow able Discharge fom Vault

Post-Development Uncontrolled Discharges
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FAIRFAX COUNTY ZONING ORDINANCE OR ANY SUBSEQUENT PARKING REDUCTION THE
APPLICANT MAY SEEK.

TYPICAL PARKING SPACE DIMENSIONSTYPICAL LOADING SPACE DIMENSIONS

TYPICAL PARKING SPACE DIMENSIONS TYPICAL LOADING SPACE DIMENSIONS

15
'-0

"

26'-0"

15
'-0

"

25'-0" 25'-0"

12
'-0

"
15

'-0
"

26'-0"

8'-
0"

22'-0"

9'-0"

18
'-0

"

9'-0"

5'-0"

9'-0"9'-0"
V

Sheet Number

Sheet Title:

Date of First Issue:

Professional Seals

In Association with

URBAN LTD

7712 Little River Turnpike
Annandele, Virgina 22003

Civil Engineering

No. Description Date

Original drawing is 36 x 24.  Do not scale contents of this drawing.

All reproduction & intellectual property rights reserved © 2015

Project

Prepared for

Contract No:

601 Thirteenth Street, NW
Suite 300 North
Washington, DC 20005

NOT FOR CONSTRUCTION

Project No:

Hellmuth, Obata + Kassabaum, Inc.

Polleo Group LLC
12700 Sunrise Valley Drive Suite 105
 Reston, Virginia 20191

PARKER RODRIGUEZ INC.

101 North Union Street, Suite 320
Alexandria, VA 22314

Landscape Architects

PROGRESS PRINT
NOT FOR CONSTRUCTION
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GARAGE LAYOUT
PLANS

11 of 20

RESTON SECTION 87-1
REDEVLOPMENT
HUNTER MILL DISTRICT FAIRFAX
COUNTY, VIRGINIA

RTC PARTNERSHIP, LLC.

15.14039.00

15.14039.00

Canal House, 3223 Grace Street, N.W.
Washington, DC 20007 USA
t +1 202 339 8700    f +1 202 339 8800

2015/12/21

1 PARKING LEVEL -2 ( 430' - 0") 2 PARKING LEVEL -1 ( 440' - 0") 3 PARKING GROUND LEVEL ( 453' - 6")

4 PARKING MEZZANINE ( 464' - 0") 5 PARKING LEVEL 2 ( 474' - 0") 6 PARKING LEVEL 3 & 4   ( 484' - 0") & ( 494' - 0")

7 PARKING LEVEL 5 ( 504' - 0") 8 PARKING LEVEL 6 ( 514' - 0")

NN

1 PRCA 2015-12-21
2 PRCA RESUBMISSION 2016-03-11
3 PRCA RESUBMISSION 2016-04-12

1. THESE PLANS REFLECT THE GENERAL CHARACTER AND INTENT OF THE
PROPOSED DEVELOPMENT BASED ON PRELIMINARY ENGINEERING,
ARCHITECTURAL AND LANDSCAPE ARCHITECTURE DESIGN.  MINOR
VARIATIONS MAY OCCUR WITH FINAL BUILDING DESIGN AND SITE PLAN.



102,837

16,118

16%

10%
10,284

16%

1,645

0

0%

0% 16%
0 1,645

Note: Tree Preservation Target will be met through planting of new trees.

Tree Preservation Target

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

TREE PRESERVATION TARGET CALCULATIONS

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

Gross Site Area (s.f.)

Percentage of Gross Site Area Covered by Existing Tree Canopy

Tree Preservation Target is not met (s.f.) is not greater than…

10-Year Tree Canopy Requirement Percentage (per PFM Table 12.4)
10-Year Tree Canopy Required (s.f.) (See "10-Year Tree Canopy Calculations" Table)

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

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

Tree Preservation Target is not met(%)

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

is not greater than…



101 North Union St. #320
Alexandria VA 22314

703.548.5010

RESTON
SECTION 87-1

REDEVELOPMENT







01 OVERALL LANDSCAPE PLAN
SCALE: 1" = 20'-0"

*OUTDOOR SEATING SHOWN FOR ILLUSTRATIVE PURPOSES ONLY.



101 North Union St. #320
Alexandria VA 22314
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01 OVERALL LANDSCAPE PLAN ULTIMATE
SCALE: 1" = 20'-0"

*OUTDOOR SEATING SHOWN FOR ILLUSTRATIVE PURPOSES ONLY.
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01 ROOF TOP PLAZA ENLARGEMENT
SCALE: 1/16" = 1'-0"

02 ENTRY PLAZA ENLARGEMENT
SCALE: 1/16" = 1'-0"

NOTES:
FINAL PLANT SPECIE SELECTIONS TO BE DETERMINED AT SITE PLAN.

This plan reflects the general character and intent of the proposed
development based on preliminary engineering, architectural and
landscape architecture design.  Minor variations may occur with
final building design and site plan.

*OUTDOOR SEATING SHOWN FOR ILLUSTRATIVE PURPOSES ONLY.

*OUTDOOR SEATING SHOWN FOR ILLUSTRATIVE PURPOSES ONLY.
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04 CANOPY TREE ON GRADE
SCALE: 1/2"=1'-0"

06 ORNAMENTAL TREE ON GRADE
SCALE: 1/2"=1'-0"

07 TREE ON STRUCTURE
SCALE: 1/2"=1'-0"

03 SHRUB ON GRADE
SCALE: 1/2"=1'-0"

02 GROUNDCOVER ON GRADE
SCALE: 1/2"=1'-0" 05 EVERGREEN TREE ON GRADE

SCALE: 1/2"=1'-0"

PLANTING SOILS MIX:  SPECS PER VA DCR STORMWATER DESIGN SPECIFICATIONS #9

UN-AMENDED TOPSOILS RARELY MEET THE REQUIREMENTS FOR “PLANTING SOILS” THAT ARE BEST FOR PLANT
GROWTH. CONSULT SOIL EXPERTS OR TESTING LABORATORY ON HOW TO MODIFY AND FERTILIZE TOPSOIL
TYPES TO OBTAIN ACCEPTABLE PLANTING SOILS FOR SITE CONDITIONS AND EACH PLANT SPECIES.

A. BLEND PLANTING SOIL MIXES MECHANICALLY USING A COMMERCIAL MIXER OR SHREDDER. UNIFORMLY
INCORPORATE INGREDIENTS. DO NOT ALLOW MIX TO BECOME CONTAMINATED WITH FOREIGN
MATERIAL OR SATURATED.

B. PLANTING SOIL: MIX TOPSOIL WITH THE FOLLOWING SOIL AMENDMENTS IN THE FOLLOWING
QUANTITIES BY VOLUME:

SELECT APPROPRIATE PLANTING SOIL MIX(ES). EDIT AS NECESSARY.

1. TREE PITS IN PAVED AREAS:

a. 3 PARTS TOPSOIL

b. 1 PART COMPOST

c. 1 PART COURSE SAND

2. PLANTING BEDS ON GRADE:

a. 2 PARTS TOPSOIL

b. 2 PARTS EXCAVATED SOIL

c. 1 PART COMPOST

d. 1 PART COARSE SAND

3. PLANTING BEDS AND CONTAINER PLANTERS ON STRUCTURE:

a. 2 PARTS TOPSOIL

b. 1 PART COMPOST

c. 2 PARTS COARSE SAND

d. 1 PART PERLITE

4. LIGHTWEIGHT PLANTING SOIL:

a. FINE SAND 40%

b. FIR BARK 20%

c. PERLITE 30%

d. PEAT MOSS 10%

e. VOID FILLER, IF APPLICABLE: HIGH DENSITY POLYSTYRENE BLOCKS WITH A MINIMUM
COMPRESSIVE STRENGTH OF 60 POUNDS PER SQUARE INCH.

f. MAXIMUM WEIGHT: 90 POUNDS PER CUBIC FOOT WHEN SATURATED WITH WATER.

5. LIGHTWEIGHT PLANTING SOIL:

a. EXPANDED CLAY/SHALE 45%

b. GAP GRADED SAND 45%

c. PINE BARK 10%

d. TO EACH CUBIC YARD ADD:

e. AMENDMENTS REQUIRED IN SOIL ANALYSIS REPORT, AND AS BELOW.

f. VOID FILLER IF APPLICABLE: HIGH-DENSITY POLYSTYRENE BLOCKS WITH A  MINIMUM
COMPRESSIVE STRENGTH OF 60 POUNDS PER SQUARE INCH.

g. MAXIMUM WEIGHT: 90 POUNDS PER CUBIC FOOT WHEN SATURATED WITH WATE

6. CONTAINER PLANTERS ON GRADE:

a. 1 PART TOPSOIL

b. 1 PART COMPOST

c. 1 PART COARSE SAND

7. BIO-RETENTION & RAIN GARDENS:

a. SAND: 60-70%

b. SILT-CLAY-LOAM: 10%-35%

c. ORGANIC MATERIAL: 5%-15%

d. CLAY CONTENT: 3%-7.5%

e. PH: 6.8-8.0

f. FINAL MIX PERCENTAGE PASSING NO 200 SIEVE: <7.5% (BY WEIGHT)

g. SOLUBLE SALTS MAXIMUM 500 PPM

01 INTERIOR PARKING LANDSCAPING SCHEMATIC
SCALE: 1"=70'-0"

This plan reflects the general character and intent of the proposed development
based on preliminary engineering, architectural and landscape architecture design. 
Minor variations may occur with final building design and site plan.
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DESCRIPTION OF THE APPLICATION 
 
On September 11, 2012, the Board of Supervisors approved a Planned Residential 
Community (PRC) Plan to permit development of a 23-story, 418,900-square foot office 
building on the subject property.  In September 2015, the applicants, Akridge and RTC 
Partnership, LLC, submitted an interpretation request proposing design modifications to 
the approved office building.  Since the design modifications included an increase to the 
building height, staff advised that the request could not be approved under the minor 
modification provisions in Par. 8 of Sect. 16-203 of the Zoning Ordinance, and an 
amendment of the PRC Plan would be needed. 
 
The applicants request approval of an amendment to the approved PRC Plan to permit 
design modifications to the building massing, architecture, facade, entry plaza, terraces, 
and parking garage.  No change to the approved intensity and building area are 
proposed.  Figure 1 provides a comparison of the approved and proposed 
modifications.   
 

 
Figure 1: Approved and proposed design modifications, Source: Akridge and RTC Partnership, LLC 
 
The applicants are not requesting any waivers or modifications.  A copy of the staff 
proposed development conditions and statement of justification are provided as 
Appendices 1 and 2, respectively. 
 
 
LOCATION AND CHARACTER 
 
The subject property is located in the northwest quadrant of the intersection of Reston 
Parkway and Bowman Towne Drive.  The property contains 2.36 acres, zoned PRC, 
and is developed with a 5-story, 61,000-square foot office building and associated 
surface parking.   
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To the north, south, and west is the Spectrum Shopping Center, which was approved 
for a 774,879-square foot mixed-use redevelopment consisting of office, retail, 
residential, and hotel uses.  To the east and across Reston Parkway is a low-rise multi-
family development and townhouse-style offices.  The subject property and surrounding 
area are zoned PRC.  Figure 2 provides an aerial view of the subject property and 
surrounding area. 
 

 
Figure 2: Aerial view of the subject property and surrounding area, Source: Fairfax County 
 
 
BACKGROUND 
 
On January 30, 1978, the Board of Supervisors approved Rezoning RZ 77-C-076, to 
rezone 163.63 acres from the RE-1 and RE-2 Districts to the PRC District without 
proffered conditions, which included the subject property.  The approved development 
plan designated the subject property as “Town Center.”  There were subsequent 
amendments to the development plan, which did not affect the subject property. 
 
On September 11, 2012, the Board of Supervisors approved Planned Residential 
Community Plan PRC 77-C-076 to permit a 23-story mixed-use office building with a 
floor area ratio of 4.08.  The staff report and development conditions are available at: 
http://ldsnet.fairfaxcounty.gov/ldsnet/ZAPSMain.aspx?cde=PRCP&seq=4147249 
 

http://ldsnet.fairfaxcounty.gov/ldsnet/ZAPSMain.aspx?cde=PRCP&seq=4147249
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On September 10, 2015, a request was received for a determination as to whether 
proposed design modifications would be in substantial conformance with the approved 
PRC Plan.  Because the proposed modification included an increase in building height, 
staff recommended an amendment to the PRC Plan and the interpretation request was 
withdrawn.  On December 28, 2015, an application for an amendment to the PRC Plan 
was received and accepted on January 11, 2016. 
 
 
COMPREHENSIVE PLAN PROVISIONS  
 
Since the approval of the applicants’ PRC Plan in 2012, the Board of Supervisors 
adopted the Reston Master Plan in 2014, which revised the Comprehensive Plan 
recommendations and provides comprehensive guidance for the transit station areas in 
the Dulles Corridor and includes the subject property.  Since there is no change to the 
approved use, intensity, or building area, staff’s review of the application is focused on 
the applicable Comprehensive Plan guidance with respect to the proposed 
modifications. 
 
The subject property is identified in the Fairfax County Comprehensive Plan, 2013 
Edition, Area III, Reston, as amended through October 20, 2015, on pages 167 through 
170.  The district and subdistrict guidance, which are applicable to the subject property, 
are provided below and additional Comprehensive Plan guidance is available at: 
http://www.fairfaxcounty.gov/dpz/comprehensiveplan/area3/reston.pdf 
 

Town Center North District  
 
The vision for the Town Center North District is as an extension of the Town 
Center Urban Core with a significant civic presence at a lower overall 
intensity and a tapering of height from south to north and east to west. This 
new urban neighborhood should have a grid of pedestrian-oriented streets 
that connect to the maximum extent possible with existing and planned 
streets.  
 
The district is divided into two subdistricts: the West Fountain Drive 
subdistrict and the East Fountain Drive subdistrict . . . 
 
East Fountain Drive Subdistrict  
 
This subdistrict is approximately 29 acres and comprised of a mixture of 
residential, office, hotel, and retail uses. The subdistrict has an approved 
Planned Residential Community (PRC) plan for significant redevelopment 
(up to 790,000 square feet of non-residential uses and approximately 1,440 
residential units) in a combination of mid-rise and high-rise buildings and 
with a diverse mix of land uses, including office, hotel, retail and residential 
uses. 
 

http://www.fairfaxcounty.gov/dpz/comprehensiveplan/area3/reston.pdf
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The subdistrict is planned for approved uses and development intensities. 
Two new developments are proposed for this sub-district. The Spectrum 
development is approved for a mix of uses to include office, residential, and 
retail at an approved intensity of .67 FAR. The office tower replacing the 
Town Center Office Building is approved for a mix of uses to include office, 
retail and/or eating establishments at an approved intensity of 4.08 FAR.  
 
Local-serving amenities including plazas, other urban parks, trails, and 
public art should be provided throughout the subdistrict to serve local leisure 
and recreation needs. The exact number of urban parks, their sizes and 
distribution will be determined by the amount and type of new development, 
in accordance with the Urban Parks Framework in the Policy Plan. 

 
 
DESCRIPTION OF THE PLANNED RESIDENTIAL COMMUNITY AMENDMENT 
PLAN (PRCA) 
 
The PRCA Plan entitled “Reston Section 87-1 Redevelopment at Reston Town Center 
North,” was submitted by Urban, Ltd., consisting of 30 sheets dated December 21, 2015 
and revised through April 12, 2016.  The following is a description of the proposed 
modifications. 
 
Building and Architectural Design  
 
Building Height 
 
There is no change to the previously approved use, intensity, or building area for the  
23-story office building containing 418,900 square feet with a floor area ratio of 4.08.  
However, the height of the building has increased from 295 feet to 330 feet due to the 
addition of a 35-foot tall glass screen wall that surrounds the rooftop terrace and used to 
shield the terrace area from strong winds.  The previous PRC Plan consisted of a  
295-foot tall office building with mechanical equipment located in the penthouse of the 
building with a 35-foot tall screen wall, which were excluded from the building height 
pursuant to Sect. 2-506 of the Zoning Ordinance.  With the change to the use of the 
rooftop to include an amenity space for tenants of the building and a 35-foot tall glass 
screening wall to screen such space from strong winds, the building height inclusive of 
the screening wall is now 330 feet. 
 
Massing and Architecture  
 
Most noticeably, the massing of building has been revised at the building entry at the 
corner of Bowman Towne Drive and Reston Parkway.  As approved, the office tower is 
located above a podium parking garage.  The revised building design extends the office 
tower to the ground plane to create a new 6-story atrium lobby intended to serve as 
distinct corner landmark feature, as shown in Figure 3.   
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The previously approved opaque penthouse screen wall, architectural metal panels at 
the top of the building, precast panels, metal fins, and decorative architectural treatment 
around the parking garage facade have been eliminated.  The building now features a 
clear glass screen wall around the rooftop terrace and an architectural glass curtain wall 
for the office tower. The office tower has two main facades, the majority consisting of a 
curtain wall composed of low-emissivity glazing and aluminum mullions.  The glazing 
panels span one floor slab to the next without an intermediate horizontal mullion.  A 
portion of the northern facade is composed of architectural precast panels with 
windows.  Decorative architectural metal panels are used to create a wave-like 
treatment to screen the east and south facades of the podium parking garage and wavy 
architectural precast concrete panels are used along the northern and western facades 
of the garage.   Figure 3 provides a comparison of the approved and proposed massing 
and architecture. 
 

 
Figure 3: Comparison of the approved and proposed architecture of the building, Source: Akridge and RTC 
Partnership, LLC 
 
Building Footprint 
 
With the change to the building design and massing, there are corresponding revisions 
to the building footprint, as shown in Figure 4.  The proposed building footprint remains 
within the approved footprint except for the southwest portion of the building, which 
slightly extends beyond the approved footprint.  Along the northern and eastern property 
lines, the building footprint remains 15 and 65 feet from the property line, respectively.  
Along the southeastern property line, the building is set back 73 feet from the property 
line compared to the approved 65-foot setback.  The building remains 25 feet from the 
southern property line and is set back 10 feet from the western property line compared 
to the previously approved 5-foot setback.   
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Figure 4: Comparison of the approved and proposed building footprint, Source: Akridge and RTC Partnership, LLC 
 
Building Entrance and Entry Plaza 
 
The building entrance and entry plaza have been redesigned resulting in the elimination 
of 10 surface parking spaces, from 21 to 11 spaces, located in front of the building, 
along the Reston Parkway frontage.  In place of the parking spaces is an expanded 
entry plaza featuring a mix of outdoor seating, landscaping, and hardscape to improve 
the plaza and pedestrian experience at the ground level, as illustrated in Figure 5.  
 

 
Figure 5: Building entrance and entry plaza, Source: Akridge and RTC Partnership, LLC 
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Rooftop Terrace 
 
The redesign of the building now includes use of the rooftop as an outdoor terrace 
amenity for tenants of the building.  The rooftop terrace is surrounded by a 35-foot tall 
glass screen wall with an opening on the west side to shield the space from strong 
winds; it will be constructed of aluminum and steel supports and clear glass, as shown 
in Figure 6A.  The rooftop terrace includes outdoor seating; a trellis structure on the 
west side of the rooftop to provide shade for outdoor seating; an enclosed event space 
serviced with restroom and pantry facilities; and a 2,500 square foot vegetated green 
roof, as shown in Figures 6B and 6C. 
 

 
Figure 6A: Glass screen wall, south (left) and east (right) elevations, Source: Sheet 15C of PRCA Plan 
 

 
Figure 6B: Rooftop detail, Source: Akridge and RTC Partnership, LLC 
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Figure 6C: Comparison of the rooftop of the building, Source: Akridge and RTC Partnership, LLC 
 
Private Terraces 
 
The revision to the building design includes two private terraces for office tenants 
directly adjacent to the terrace; private terraces were not included with the approved 
building design.  The private tenant terraces are located on the seventh and twenty-
second floors of the building facing Bowman Towne Drive and Reston Parkway, 
respectively, as shown in Figure 6B. 
 
Parking, Parking Garage, and Access 
 
A total of 1,105 parking spaces are required and 1,275 parking spaces are provided in a 
6-level podium garage with 11 surface parking spaces along the site’s Reston Parkway 
frontage.  Access to the site has not changed and is provided from Bowman Towne 
Drive and Reston Parkway.  The Reston Parkway entrance will close when Street 1, 
along the northern property line, is constructed by others and will provide additional 
access to the site. 
 
With the change to the building design and massing, there are corresponding revisions 
to the parking garage.  Previously, the garage contained five parking levels and was 
depicted as being 85 feet in height along the northern property line and 55 feet in height 
along the southern property line.  The PRCA Plan now shows a 6-level garage with a 
uniform podium height of 76 feet.  To minimize the visual effect of the garage, the edge 
of the garage roof is set back 10 feet from the eastern and southern facades with a 
planting buffer along these edges.  In addition, the screening of the garage facades 
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along Reston Parkway (eastern) and Bowman Towne Drive (southern) now consists of 
undulating perforated metal panels used to create a wave-like effect.  The metal 
screening along these facades transitions to architectural precast concrete panels with 
similar a wave-like pattern on the northern and western garage facades.   
 
Publicly Accessible Terrace 
 
A seventh-floor publicly accessible terrace is located on the rooftop of the parking 
garage, and has been revised with a pattern of plantings and walkways to encourage 
passive recreational use and small gatherings.  Seating and small shade structures are 
shown to offer places of repose for individuals and small groups; a minor lawn panel 
offers the opportunity for informal games such as bocce. The terrace has a variety of 
evergreen, ornamental, and deciduous trees, buffered views along the roof edges, and 
shade for visitors and users. 
 
A public access tower, containing stairs and an elevator, was located along the northern 
property line and has been relocated to the northeastern corner of the site.  The new 
location of the public access tower is intended to serve as an architectural counterpoint 
to the atrium lobby.  A continuation of decorative paver materials is provided from the 
entry plaza, across the garage entrance, to the access tower.  A wrap-around canopy 
with signage above the access tower entrance is shown to signify the access tower 
entry point.  
  

 
Figure 7: Terraces, Source: Akridge and RTC Partnership, LLC 
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Landscaping and Open Space 
 
An increase in tree canopy and open space are being provided, primarily located in the 
expanded entry plaza and rooftop terrace, compared with the previous approval.  To 
meet the 10-year tree canopy requirement, a total of 13,600 square feet of tree canopy 
consisting of Category II through IV trees is provided, which is an increase of  
1,525-square foot in tree canopy.  A total of 48,860 square feet (49 percent) of the site 
is provided as open space, inclusive of the publicly accessible terrace on the roof of the 
garage.  The open space provided is an increase of 599 square feet from the PRC Plan. 
 
Stormwater Management 
 
Stormwater management and best management practices (BMP) are proposed in 
accordance with Article 5 of the County’s Stormwater Management Ordinance, which 
was in effect prior to the 2014 amendment of Chapter 124 of the Stormwater 
Management Ordinance.  A 2009 Virginia Stormwater Management Program permit 
was obtained from the Virginia Department of Environmental Quality and renewed in 
2014, allowing this project to remain subject to the previous ordinance.  To address 
stormwater management, an underground stormwater management vault is shown and 
sized so that the 2-and 10-year discharge from the site will not be greater than the 
runoff from the site prior to redevelopment.  A stormfilter is proposed to address the 
BMP requirement.  A 2,500-square foot vegetated roof is proposed to reduce the 
volume of runoff from the site.  This roof may be used to meet the BMP requirements if 
designed to the Public Facilities Manual standards for such use. 
 
 
ANALYSIS 
 
Land Use  
 
As previously discussed, the Comprehensive Plan guidance was revised in 2014, after 
the PRC Plan approval in 2012.  Since there is no change to the approved use, 
intensity, or building area and the applicants’ proposal primarily is to permit design 
modifications, staff’s review of the application is focused on the applicable 
Comprehensive Plan guidance with respect to the proposed modifications. 
 
The Comprehensive Plan recognizes that the subject property is approved for a mix of 
uses to include office, retail and/or eating establishments at an approved density of  
4.08 FAR.  The PRC Plan included a note that up to 50,000 square feet of office use 
could be converted to retail and/or eating establishment uses.  In response to staff’s 
recommendation to decrease the amount of convertible office space, the note on the  
PRCA Plan now indicates that up to 25,000 square feet of office use could be converted 
to retail and/or eating establishment uses.  In staff’s opinion, 25,000 square feet or less 
is an appropriate amount of space that could convert with minimal traffic impacts, rather 
than 50,000 square feet. 
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Guidance for the East Fountain subdistrict, which includes the subject property in the 
Comprehensive Plan, recommends local-serving amenities, such as plazas, urban 
parks, trails, and public art, should be provided throughout the subdistrict to serve local 
leisure and recreation needs.  Local-serving amenities continue to be provided, such as 
a redesigned publicly accessible terrace, an expanded entry plaza, a 10-foot wide major 
paved trail along Reston Parkway, and a monetary contribution towards public art.   
 
Urban Design (Appendices 3 and 4) 
 
The Comprehensive Plan provides urban design guidance, such as recommendations 
on the building and site design, pedestrian realm, streetscape, and publicly accessible 
open space areas.  Modifications to these design elements previously were described in 
the Description of the PRCA Plan.  The proposed modifications are an improvement to 
the approved design and achieve a high quality site design and architecture to better 
create an urban environment that is walkable and pedestrian friendly in conformance 
with the urban design recommendations. 
 
The applicants have addressed the Office of Community Revitalization’s (OCR) 
recommendation to provide a sidewalk along the northern property line to support future 
pedestrian connectivity with development to the west in the Town Center North area.  In 
addition, the applicants have agreed to construct the previously approved 10-foot wide 
trail along the site’s Reston Parkway frontage with concrete rather than asphalt to evoke 
a more urban context given the urban nature of the development.  Both OCR and the 
Park Authority commented on visibility of the publicly accessible terrace and its access 
tower to the public.  In response, the applicants indicate that the access tower, to be 
constructed of clear glass, is envisioned to be lit at night making it visible to the public 
and serves as an architectural balance to the 6-story atrium lobby that will also be light-
filled.  During the day, a continuation of decorative pavers from the entry plaza to the 
access tower entrance is intended to direct the public to the terrace, along with future 
wayfinding signage.  A wrap-around canopy has been added above the access tower 
entrance with future signage to better signify the tower’s entry point.  These design 
elements are intended to better distinguish the public access tower from the building 
and garage entries.  The applicants indicated that the hours of operations for the public 
terrace would generally be between 9:00 a.m. and 5:00 p.m. Monday through Friday, 
with variations based on daylight hours, special events, and tenant/corporate events. 
 
In addition, OCR indicated concern on the effectiveness of a green screen on the 
northern facade of the garage given its northern exposure and surrounding future 
high-rise development that may preclude survival of significant plant growth.  The green 
screen was intended to provide a visual screening of the northern podium garage 
facade.  The applicants are now proposing to provide a textured concrete wall element 
to screen the facade of the garage and to provide visual interest. 
 
While OCR recommended a sidewalk along the site’s western property line, the 
applicants indicated that such sidewalk is not feasible due to topographical and space 
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challenges between the proposed building and adjacent approved future development; 
staff concurs.   
 
Transportation (Appendix 5) 
 
As discussed in Appendix 5, the applicants originally proposed to move the eastern 
garage entrance 47 feet to the north, which staff did not support.  Such location placed 
the garage entrance closer to the site entry from future Street 1, which also was 
proximate to Reston Parkway.  A small queue of traffic stemming from a delay in 
entering the garage could have created a spillover effect onto Street 1 and Reston 
Parkway, creating a potential safety and operational problem for those roadways.  The 
other conflict with shifting the garage entrance further north was that it would be closer 
to the public access tower to the publicly accessible terrace on the roof of the garage, 
and could have created safety concerns for pedestrians.  The previously approved 
garage entrance allowed for more separation between the access tower and the garage 
entrance.  Staff expressed these operational and safety concerns to the applicant and 
recommended relocating the garage entrance back to its location shown on the PRC 
Plan, which the applicant has done. 
 
 
ZONING ORDINANCE PROVISIONS 
 
Staff review of the application is based on applicable Zoning Ordinance provisions.  
Such provisions include the Planned Development General Standards, Planned 
Development Design Standards, and the PRC District Regulations.  The following 
provides an analysis of these provisions. 
 
Planned Development General Standards (Sect. 16-101) 
 
General Standards 1 and 2:  The planned development shall substantially conform to the 
adopted comprehensive plan with respect to type, character, intensity of use and public 
facilities. Planned developments shall not exceed the density or intensity permitted by the 
adopted comprehensive plan, except as expressly permitted under the applicable density 
or intensity bonus provisions. The planned development shall be of such design that it will 
result in a development achieving the stated purpose and intent of the planned 
development district more than would development under a conventional zoning district. 
 
With the approval of the PRC Plan, the Board of Supervisors determined that the office 
building is in conformance with the adopted comprehensive plan with respect to type, 
character, and intensity of use.  Adequate public facilities exist for the use and no 
changes to these elements are proposed.  The proposed modifications to the office 
building and site, as previously described, continue to result in a development that 
achieves the purpose and intent of the PRC District, which is to permit a greater amount 
of flexibility to a developer of a planned community by removing many of the restrictions 
of conventional zoning. 
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General Standards 3, 4, and 5: The planned development shall efficiently utilize the 
available land, and shall protect and preserve to the extent possible all scenic assets and 
natural features such as trees, streams and topographic features.  The planned 
development shall be designed to prevent substantial injury to the use and value of 
existing surrounding development, and shall not hinder, deter or impede development of 
surrounding undeveloped properties in accordance with the adopted comprehensive 
plan.  The planned development shall be located in an area in which transportation, police 
and fire protection, other public facilities and public utilities, including sewerage, are or 
will be available and adequate for the uses proposed; provided, however, that the 
applicant may make provision for such facilities or utilities which are not presently 
available. 
 
The development continues to utilize available land; protect and preserve natural 
features; and does not hinder, deter, or impede development of surrounding 
undeveloped properties, as indicated in the Urban Forest Management and Stormwater 
Management memoranda contained in Appendices 6 and 7, respectively.  As previously 
described, additional tree canopy and open space are provided.  The development is 
not anticipated to hinder, deter, or impede development of surrounding properties.  
Surrounding properties to the north and south have been approved for redevelopment 
and there is no adjacent undeveloped property.  The development is located in an area 
where there is existing transportation, police, fire protection, and adequate public 
facilities. 
 
General Standard 6:  The planned development shall provide coordinated linkages 
among internal facilities and services as well as connections to major external facilities 
and services at a scale appropriate to the development. 
 
Previously approved pedestrian crosswalks and sidewalks continue to be provided and 
serve to connect the use to internal and external facilities and uses.  In addition, the 
applicants are providing a sidewalk along the site’s northern property line to support 
future pedestrian connectivity to the west. 
 
Planned Development Design Standards (Sect. 16-102) 
 
Design Standard 1:  In order to complement development on adjacent properties, at all 
peripheral boundaries of the PDH, PRM, PDC, PRC Districts the bulk regulations and 
landscaping and screening provisions shall generally conform to the provisions of that 
conventional zoning district which most closely characterizes the particular type of 
development under consideration. In the PTC District, such provisions shall only have 
general applicability and only at the periphery of the Tysons Corner Urban Center, as 
designated in the adopted comprehensive plan. 
 
The subject property is not located at the peripheral boundary of the PRC District; the 
surrounding properties are zoned PRC.   
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Design Standard 2:  Other than those regulations specifically set forth in Article 6 for a 
particular P district, the open space, off-street parking, loading, sign and all other similar 
regulations set forth in this Ordinance shall have general application in all planned 
developments. 
 
There is no open space requirement in the PRC District.  A total of 48,860 square feet 
(49 percent) of the site is provided as open space, inclusive of the publicly accessible 
terrace on the roof of the garage.  The open space provided is an increase of  
599 square feet from the PRC Plan. 
 
As previously described, parking is provided in a 6-level, 76-foot tall parking garage with 
1,264 provided parking spaces, exceeding the 1,105 required spaces.  The excess 
spaces are provided to address the parking requirement in the event that up to  
25,000 square feet of office use converts to retail and/or eating establishment uses, 
pursuant to the note on Sheet 2 of the PRCA.  Five loading spaces continue to be 
provided. 
 
Design Standard 3:  Streets and driveways shall be designed to generally conform to the 
provisions set forth in this Ordinance and all other County ordinances and regulations 
controlling same, and where applicable, street systems shall be designed to afford 
convenient access to mass transportation facilities. In addition, a network of trails and 
sidewalks shall be coordinated to provide access to recreational amenities, open space, 
public facilities, vehicular access routes, and mass transportation facilities. 
 
No new streets are proposed.  Future Street 1 along the site’s northern property line will 
be constructed by others as part of the adjacent approved redevelopment of the 
Spectrum Shopping Center and will provide access to the site.  Sidewalks and a major 
paved trail along Reston Parkway provide access to recreational amenities, open 
space, public facilities, and public transit facilities.  As previously discussed, the 
applicants have addressed staff’s recommendation to move the eastern garage 
entrance back to its location, as shown on the approved PRC Plan. 
 
Pedestrian crosswalks and sidewalks are provided and serve to connect the use to 
internal and external facilities and uses.  The applicants also are providing a sidewalk 
along the site’s northern property line to support pedestrian connectivity to future 
development to the west. 
 
PRC District Regulations (Sect. 6-301) 
 
PRC Regulations 1 and 2:  A variety of housing types, employment opportunities and 
commercial services to achieve a balanced community for families of all ages, sizes and 
levels of income.  An orderly and creative arrangement of all land uses with respect to 
each other and to the entire community. 
 
There is no proposed change to the use of the site as a 23-story office building with 
secondary uses, such as a retail and/or eating establishment uses.  Development of the 
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site supports a variety of employment opportunities and commercial services to achieve 
a balanced community.  An orderly and creative arrangement of land uses was 
established with the approval of the PRC Plan. 
 
PRC Regulations 3, 4, 5, 6, 7:  A planned and integrated comprehensive transportation 
system providing for a separation of pedestrian and vehicular traffic, to include facilities 
such as mass transportation, roadways, bicycle or equestrian paths and pedestrian 
walkways.  The provision of cultural, educational, medical, and recreational facilities for 
all segments of the community.  The location of structures to take maximum advantage 
of the natural and manmade environment.  The provision of adequate and well-designed 
open space for the use of all residents.  The staging of development in a manner which 
can be accommodated by the timely provision of public utilities, facilities and services. 
 
As previously discussed, the applicants have addressed staff’s recommendation to 
move the eastern garage entrance back to its location shown on the approved PRC 
Plan.  Pedestrian crosswalks and sidewalks are provided and serve to connect the use 
to internal and external facilities and uses.  The applicants also are providing a sidewalk 
along the site’s northern property line. 
 
Bus stops and a shelter continue to be provided and a development condition to provide 
for bicycle facilities is being carried forward.  The entry plaza and public terrace on the 
top of the parking garage have been revised as a more usable and inviting public space.  
Cultural, educational, medical, and recreational facilities are located nearby.  The 
location of structures to take advantage of the natural and manmade environment and 
public utilities, facilities, and services continue to be provided. 
 
 
CONCLUSIONS AND RECOMMENDATIONS 
 
Conclusions 
 
In staff’s opinion, the design modifications are an improvement to the approved building 
and site design and propose no changes to the approved floor area ratio, intensity, and 
building area.  Such modifications provide distinctive design characteristics, aesthetic 
elements, and improve the functional design of the building.  In staff’s opinion the 
proposed modifications are in harmony with the Comprehensive Plan and applicable 
Zoning Ordinance provisions. 
 
Recommendations 
 
Staff recommends approval of PRCA 77-C-076, subject to the PRCA conditions 
contained in Appendix 1. 
 
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. 
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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 PRCA Development Conditions 
2. Statement of Justification 
3. Office of Community Revitalization Memorandum 
4. Park Authority Memorandum 
5. Transportation Memorandum 
6. Urban Forest Management Division Memorandum 
7. Stormwater Management Memorandum 
8. Glossary of Terms 



PROPOSED PRCA DEVELOPMENT CONDITIONS 

PRCA 77-C-076 

May 4, 2016 

 

If it is the intent of the Board of Supervisors to approve PRCA 77-C-076, located at tax 
map parcel 17-1 ((1)) 2C (“the Subject Property”), staff recommends conformance with 
the following development conditions.  Within these conditions the term “Applicant” shall 
refer to RTC Partnership, LLC and Akridge, the owner, its successors, and assigns.  
Those conditions with an asterisk (*) are being carried forward from PRC 77-C-076 with 
minor modifications. 
 
1. Any plan submitted pursuant to this PRCA Plan shall be in substantial 

conformance with the approved PRCA Plan entitled “Reston Section 87-1 
Redevelopment at Reston Town Center North,” submitted by Urban, Ltd., 
consisting of 30 sheets dated December 21, 2015 and revised through  
April 12, 2016.  Minor modifications to the approved PRCA Plan may be 
permitted pursuant to Sect. 16-203 of the Zoning Ordinance.* 
 

2. The limits of clearing and grading shall be in substantial conformance with the 
limits of clearing and grading shown on the PRCA Plan, subject to modification 
for the installation of utilities and/or trails as determined necessary by the 
Director of the Department of Public Works and Environmental Services 
(DPWES).* 

 
3. The Subject Property shall be developed with office, retail, restaurant, and 

civic/public open space uses. Development on the Subject Property shall include 
a maximum of 418,900 square feet of gross floor area ("GFA") in total.* 

 
4. In addition to office, uses may include all uses permitted for the Town Center 

designation in the PRC District with exception to Category and Group uses, 
which may be permitted by special exception and special permit, respectively. 
Uses shall be designed with the intent to minimize vehicle trips to and from the 
Subject Property.* 

 
5. Surface parking spaces on Subject Property shall be limited to a maximum of 11, 

as shown on the PRCA Plan.* 
 
6. A landscape plan shall be submitted as part of the first and all subsequent site 

plan submissions that is in substantial conformance with the landscaping shown 
on Sheets 13 and 13A of the PRCA Plan for the review and approval of the 
Urban Forest Management Division (“UFMD”) in DPWES.* 

 
7. The maximum height of the building shall not exceed 330 feet in height, inclusive 

of 23 stories, a 35-foot tall glass screen wall, an interior/exterior rooftop lounge 

APPENDIX 1 
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and terrace, and the mechanical equipment penthouse and its associated 
mechanical screening. 

 
8. The principal façade building materials for the building, parking garage and 

mechanical systems shall consist of metal, pre-cast concrete, or other 
cementitious or masonry finish, and glass. In addition, additional "accent" 
materials may be included as approved by the Reston Association Design 
Review Board (“DRB”), as shown on Sheets 15A-15C of the PRCA Plan. Use of 
exterior finishing system ("EFIS") materials shall be prohibited.* 

 
9. The Applicant shall use commercially reasonable efforts to incorporate 

sustainable design elements into the building consistent with Leadership in 
Energy and Environmental Design (LEED) Certification standards for high-rise 
commercial office buildings. The Applicant shall utilize the services of a LEED 
accredited professional in the design of the building. In addition, the Applicant 
shall register the project with the United States Green Building Council 
("USBGC") and pursue a goal of attaining a minimum of "Silver" certification level 
under the LEED program or the equivalent program at the time of certification.  
 
Concurrent with the submission of its first building plan, the Applicant shall 
submit to the Environment and Development Review Branch (EDRB) in the 
Department of Planning and Zoning (DPZ) a listing of specific anticipated 
sustainable features and facilities incorporated into the building's design, 
including specific anticipated credits within the project's registered version of the 
USGBC rating system, or other similar LEED rating system determined to be 
equivalent of the USGBC rating system as determined jointly by the Applicant 
and Fairfax County. In addition, the Applicant shall have the option to consider 
the inclusion of additional green building technologies in the future. Any 
mechanical equipment shall be subject to Section 2-506 of the Zoning 
Ordinance.* 

 
10. The Applicant shall provide an assessment to EDRB in DPZ of the feasibility and 

costs that would be associated with the provision of space and infrastructure 
required for the future provision of electric vehicle charging stations that would 
become accessible to all future users of parking facilities on the Subject Property, 
prior to approval of each building plan to promote efficient, renewable, and 
sustainable energy practices. Based on the results of this assessment, the 
Applicant will consider the provision of space and infrastructure to support the 
future provision of electric vehicle charging stations.* 
 

11. The Applicant shall submit stormwater quantity and quality calculations 
concurrent with the submission of the first site plan for the building, to DPWES 
for review and approval, demonstrating that adequate stormwater quantity and 
quality controls are provided for the Subject Property. At the time of Site Plan 
review, the Applicant shall utilize the existing capacities in the off-site ponds, 
subject to the approval of a waiver of on-site stormwater management. If a 
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waiver is not approved, the Applicant shall provide adequate stormwater 
management and Best Management Practices measures on-site. The Applicant 
shall make/install any necessary improvements prior to issuance of a Non-RUP 
for the building, as determined necessary by DPWES.* 

 
12. The Applicant shall incorporate public art into the development following 

consultation with the Initiative for Public Art – Reston (IPAR). The Applicant shall 
coordinate with IPAR to obtain its recommendations on the type and location of 
public art to be provided on the Subject Property. The Applicant shall make the 
final selection of the public art features and their location after consultation with 
IPAR and shall incorporate such features into the development prior to issuance 
of the first Non-RUP for the proposed building. The Applicant shall provide a one-
time contribution of $25,000 to IPAR or the other entity, as designated, for use in 
the procurement, installation, and/or maintenance of said public art at the time of 
issuance of the first Non-RUP for the Subject Property.* 

 
13. The Applicant shall permanently close the Subject Property’s existing Reston 

Parkway access upon completion by others, of “Street 1” proposed between 
Reston Parkway and Fountain Drive as shown on PRC 86-C-121-04 (Reston 
Spectrum) or as may be modified by the Virginia Department of Transportation 
(VDOT). The permanent closure of the Subject Property’s Reston Parkway 
access shall occur once an alternate access from Reston Parkway to the 
Subject’s Property (“Street 1”) is in place, and no later than 90 days following the 
acceptance of “Street 1” on the adjacent property by VDOT into the state road 
maintenance system. The Applicant shall convey upon demand of Fairfax 
County, all necessary temporary and/or permanent easements to permit 
construction and use of that portion of “Street 1” needed to connect the proposed 
building.* 

 
14. The Applicant shall submit the final architectural and landscape plans for the 

building on the Subject Property to the Reston Association Design Review Board 
for review and approval, prior to the issuance of a building permit for the 
building.* 

 
15. A Transportation Demand Management plan (the “TDM Plan”) shall be 

implemented by the Applicant, and subsequently, as appropriate, the commercial 
condominium association, to encourage the use of transit, including Metrorail, 
RIBS and/or Fairfax Connector bus, other high-occupancy vehicle commuting 
modes, walking, biking and teleworking, all in order to reduce automobile trips 
generated by the proposed development.* 

 
a. TDM Goal. TDM strategies, as detailed below, shall be implemented by the 

Applicant in an effort to reduce the P.M. peak hour trips by a minimum of 
twenty-five percent (25%) from the total number of vehicle trips that would be 
expected from the 418,900 square feet of office and retail space included in 
the Proposed Development (the “Baseline Trips”) under the Institute of Traffic 
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Engineers ("ITE") Trip Generation Manual, 8th Edition (the “TDM Goal”). In 
the event the Applicant constructs less than 418,900 total square feet as part 
of the proposed development, then the Baseline Trips shall be calculated as if 
the full 418,900 square feet of the Proposed Development actually had been 
constructed as reflected on the PRCA Plan. Tenants of the building shall be 
advised of the TDM Goal and the TDM strategies by the Program Manager 
(as defined hereunder in this condition) through the annual dissemination of 
written materials summarizing the availability of the TDM strategies. Further, 
written materials will also be included in the lease documents for future 
tenants. 

 
b. Program Manager. Within three (3) months following approval of the first 

building permit, the Applicant (and thereafter, as applicable, the Owner) shall 
designate an individual to act as the Program Manager (“PM”) for the 
Property, whose responsibility will be to implement the TDM strategies, with 
on-going coordination with the Fairfax County Department of Transportation 
("FCDOT"). The PM duties may be a part of other duties assigned to the 
individual(s), but the PM should be a full-time, on-site employee. 

 
c. TDM Plan and Budget. This condition sets forth a program for a transportation 

demand management plan (the “TDM Plan”) to meet the TDM goals set forth 
hereunder. A copy of this TDM plan and annual budget (the “TDM Budget”) 
shall be provided to FCDOT for review and comment prior to the issuance of 
the first building permit for the proposed development. Should FCDOT seek 
modifications to the TDM Plan, the Applicant shall work in good faith with 
FCDOT and shall amend the TDM Plan as mutually agreed to by the 
Applicant and FCDOT. The TDM Budget shall account for the start-up 
components of implementing the TDM strategies which shall be put into 
action effective with approval of the TDM Plan and TDM Budget. If FCDOT 
does not comment on the TDM Plan and TDM Budget within sixty (60) days 
following its submission, both shall be deemed "approved." Once the TDM 
Plan and TDM Budget are approved by FCDOT, the Applicant shall 
implement the TDM Plan.  Because the TDM Plan represents the strategy to 
be employed by the PM to meet the TDM Goal, the TDM Plan and TDM 
Budget may be amended from time to time, subject to approval of FCDOT, 
without the requirement to secure a PCA; provided, however, that the TDM 
Goal shall not be amended absent approval of the Planning Commission. The 
TDM Plan, and any amendments thereto, shall include provisions for the 
following with respect to the office and retail uses: 
 

i. Integration of transportation information, including Metro maps, 
schedules and forms, ride-sharing and other relevant transit option 
information into leasing and marketing materials; 

 
ii. Regular distribution of transit, ride-sharing, and other relevant transit 

option information provided by Commuter Connections, Reston's 
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"LINK" program, FCDOT, or others to all building tenants. Such 
distribution may include a “transportation fair” (or similar event) to be 
held at regular intervals in a suitable location on the Subject Property 
wherein representatives of Commuter Connections, “LINK,” FCDOT or 
others will be invited to offer information directly to the Subject 
Property’s tenants and employees; 

 
iii. Coordination/Assistance with vanpool and carpool formation programs, 

including Reston’s LINK program, ride matching services, adjacent 
office buildings and homeowners associations, and established 
guaranteed ride home programs; 

 
iv. A parking management plan, which shall include: (i) reservation of 

preferential parking for registered vanpools and carpools; (ii) 
reservation of parking spaces equipped for electric and plug-in hybrid 
vehicles; and (iii) consideration of dedicated parking spaces for car 
sharing services, if requested by a service operator; 

 
v. Assistance to tenants in the set-up of tax-free commuter benefits 

programs for their employees, and the marketing of these programs to 
tenants; 

 
vi. Provision of relevant real-time traveler information within the building, 

through either a website, email list, or informational kiosk/display in the 
lobby; and 

 
vii. Establishment of a phasing strategy, coordinated with FCDOT as 

provided herein, to address which TDM strategies are implemented at 
what time; and 

 
viii. Coordination with surrounding residential property owners to cross-

market housing options available to the proposed building’s tenants 
within the immediate vicinity of the Subject Property. As provided by 
said residential property owners, such measures may include the 
regular distribution to tenants of marketing materials for housing 
options, as well as maps of surrounding residential developments, and 
pedestrian and biking alternatives within the immediate vicinity of the 
Subject Property. 

 
d. TDM Account. If not previously established, the Applicant shall establish a 

separate interest-bearing account (the “TDM Account”) with a bank or other 
financial institution qualified to do business in Virginia as approved by Fairfax 
County within 30 days of FCDOT’s approval of the TDM Budget. The 
Applicant shall establish the TDM Account with an initial deposit of 
$20,000.00. All interest earned on the principal shall remain in the TDM 
Account and shall be used by the Program Manager for TDM 
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purposes/strategies/programs as may be approved in consultation with 
FCDOT. The TDM Account shall be funded solely by the Applicant, or, at the 
election of the Applicant, any tenant, and administered by the Program 
Manager. 
 

e. No later than one (1) year following the issuance of the final Non-RUP on the 
Subject Property, the effectiveness of the TDM Plan shall be evaluated using 
surveys and/or traffic counts prepared by the Applicant in cooperation with 
FCDOT. The Applicant shall coordinate with FCDOT regarding the scope of 
the traffic counts. The Applicant shall submit the results of the surveys and 
traffic counts to FCDOT to permit the Applicant and FCDOT to determine if 
the TDM goals have been met. If FCDOT has not responded to such 
submission within sixty (60) days, the survey and count data for that year 
shall be deemed approved. Such TDM surveys shall be conducted annually 
for two (2) years following the initial survey. If the TDM surveys show that the 
trip reduction objective is being met after a total of three (3) annual surveys, 
the Applicant shall proceed with the TDM strategies as implemented and be 
forever relieved of its obligations under this condition. 

 
f. In the event any TDM survey and traffic count indicates that the TDM Goal 

has not been met, the Applicant shall meet with FCDOT to review the 
strategies in place and to develop modifications to the TDM strategies, adopt 
additional TDM strategies and/or conduct additional traffic counts, as deemed 
appropriate by FCDOT, that will facilitate meeting the TDM Goal. If the TDM 
goal is not met for two (2) consecutive surveys and traffic counts, then the 
Applicant shall contribute five cents ($0.05) per square foot constructed on 
the Subject Property to the TDM account to be utilized on supplemental TDM 
strategies approved in cooperation with FCDOT. 

 
16. The Applicant shall work with the Reston Internal Bus System ("RIBS") and the 

Fairfax Connector bus service to encourage the installation of a bus stop on the 
Subject Property to take advantage of existing and planned RIBS services. In the 
alternative, the Applicant will also work to ensure that bus, circulator or shuttle 
service is available for the Subject Property’s tenants and visitors to the planned 
Reston Parkway Metrorail station, as follows: 

 
a. Prior to issuance of the first Non-RUP for the Subject Property, the Applicant 

will submit a written request to the owners of neighboring properties and other 
properties in the Town Center area to discuss formation of a partnership, in 
coordination with FCDOT, to establish and operate circulator service to the 
Subject Property, the planned Reston Parkway Metrorail station, and major 
Reston Town Center destinations.* 
 

b. Prior to the issuance of the first Non-RUP, the Applicant will send a written 
request to RIBS and the Fairfax Connector bus service to establish bus 
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service between the Subject Property and the planned Reston Parkway 
Metrorail station.* 

 
c. If, by the issuance of a Non-RUP which permits the occupancy or use of the 

Subject Property in excess of ninety percent (90%) of the GFA for the 
proposed building, an agreement is not in place for circulator service and 
RIBS/Fairfax Connector has not established service between the Subject 
Property and the planned Reston Parkway Metrorail station, the Applicant 
shall provide shuttle service for the Subject Property's tenants and visitors to 
the planned Reston Parkway Metrorail station. Such shuttle service shall be 
established within 90 days of the issuance of said Non-RUP for the Subject 
Property.* 

 
16. The Applicant shall relocate existing and/or construct bus shelters along the 

Subject Property’s Reston Parkway and/or Bowman Towne Drive frontage, either 
on the Subject Property or within the right-of-way, as mutually agreed by the 
Applicant, VDOT, and FCDOT in conjunction with site plan approval of the 
proposed development.* 
 

17. The Applicant shall provide infrastructure to promote cycling and pedestrian 
access to the Subject Property, including easily accessible bicycle racks, bicycle 
lockers, bicycle storage areas, change rooms, general lockers, and showers on 
the Subject Property. The specific locations of these facilities shall be designated 
by the Applicant at the time of issuance of the first Non-RUP for the Subject 
Property and shall be consistent with the Fairfax County Policy and Guidelines 
for Bicycle Parking. The Applicant shall also provide infrastructure and 
infrastructure integration to support a community and/or government-sponsored 
bicycle sharing program at the time such program is made available in the vicinity 
of the Subject Property.* 

 
18. All on-site, outdoor and parking garage lighting shall comply with Article 14 of the 

Fairfax County Zoning Ordinance.* 
 

a. Street Lights. All street lights shall be semi-cutoff. 
 

b. Plaza Street Lights. All lighting provided in plaza and parking areas shall be 
fully-shielded, cut-off fixtures directed inward and downward to reduce glare 
on adjacent properties. 

 
c. Security Lighting. All building-mounted security lighting shall utilize full cut-off 

fixtures with shielding such that the lamp surface is not directly visible. 
 
19. Pursuant to Section 18-204 of the Zoning Ordinance, any portion of the Subject 

Property may be subject to a PCA, Special Exception ("SE"), Special Permit 
("SP"), or FDPA, without joinder and/or consent of the owners of the other 
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portions of the Subject Property, provided that such PCA, SE, SP, or FDPA does 
not materially adversely affect the balance of the Subject Property.* 

 
21.  Prior to submission of the first site plan, the Applicant may at its sole discretion 

petition Fairfax County to reduce parking on the Subject Property. Said reduction 
shall either be proposed pursuant to a revised parking requirement established 
by the Fairfax County Zoning Ordinance, or by a parking reduction as approved 
by DPWES, for the Subject Property and not by a reduction in the building's 
square footage. Said reduction shall not require amendment to the PRCA Plan or 
Development Plan. The reduction may be up to 150 parking spaces, or the 
equivalent of one full level of the structured parking, whichever is greater. If a 
parking reduction is implemented by the Applicant, the Applicant shall make a 
contribution of $10,000.00 per parking space not constructed (defined as the 
number of spaces below the minimum required parking as shown on the PRC 
Plan) to transit services operating in proximity to the Subject Property, such as 
LINK. Said contribution shall be made at the time of issuance of a Non-RUP that 
permits the occupancy or use of the Subject Property in excess of fifty-one 
percent (51%) of the GFA for the proposed building.* 

 
This approval, contingent on the above noted conditions, shall not relieve the Applicant 
from compliance with the provisions of any applicable ordinances, regulations, or 
adopted standards. 



 

 

STATEMENT OF JUSTIFICATION 

 

Planned Residential Community Plan Amendment 

 

1760 Reston Parkway 

Tax Map #17-1((1)) Parcel 2C 

 

December 21, 2015 

________________________________________________________________________ 
 

I.   Background 

 

On behalf of the RTC Partnership, LLC, and its joint venture partner Akridge (jointly, 

the “Owners”), please accept this document as a Statement of Justification for a proposed 

Planned Residential Community Plan Amendment (“PRCA”) concerning certain design 

modifications to the approvals for PRC 77-C-076 on the above-referenced Property.  These 

design modifications are proposed to increase the marketability on the Property in the Town 

Center North area and there are no changes to the approved floor area or land use elements.  

 

The Property consists of approximately 2.36 acres and is located in the northwest 

quadrant of the intersection of Reston Parkway and Bowman Towne Drive. Constructed more 

than three decades ago, the existing office building is now approaching the end of its useful life 

and redevelopment is increasingly appropriate considering the adopted Master Plan for the Town 

Center North area. The Property is zoned to the Planned Residential Community (“PRC”) zoning 

district pursuant to § 6-300 et seq. of the Zoning Ordinance of Fairfax County, Virginia (the 

“Zoning Ordinance”).  

 

The Fairfax County Board of Supervisors (the “Board”) approved the Property’s current 

PRC zoning and a Development Plan, DP-121, pursuant to RZ-77-C-076 (“Gulf Reston, Inc.”) 

on January 30, 1978. Importantly, this 1978 rezoning and Development Plan called for 

commercial retail and office uses without imposing any height or development intensity (“FAR”) 

restrictions. The Board subsequently approved a PRC Plan, PRC 77-C-076 (“RTC Partnership, 

LLC”), on September 11, 2012, to permit the redevelopment of the existing five-story office 

building with a 23-story mixed use office building with a maximum development intensity of 

4.08 FAR.   

 

The Property is located within the Reston Town Center North area under the 

Comprehensive Plan, but is not located within the official “Town Center District,” as defined by 

the 1987 Reston Town Center rezonings (RZ-85-C-088, RZ-C-118, RZ 86-C-121 and RZ-86-C-

119). Consequently, the Property is subject to the Reston Association Deed of Declaration (the 

“Deed”) and is subject to design controls as interpreted by the Reston Association’s Design 

Review Board (“DRB”).  

 

Appendix 2



PRCA Plan Statement of Justification 

1760 Reston Parkway  

Page 2 of 5 

 

 

II.   Proposed PRC Plan Revisions 

 

The Property has been envisioned since the original 1962 Reston Master Plan as a site for 

a signature office structure. Attention to quality architectural and urban planning design elements 

is vital to the successful marketing of the building and an innovative, mixed-use design is 

required to attract premier office users.  

 

To improve the building’s distinctive characteristics and make the already-approved 

structure attractive to prospective office and retail users, the Owners are requesting PRCA 

approval for minor modifications to the building’s architectural plans.  As designed by HOK and 

The Polleo Group, the proposed revisions reflect a more vibrant and architecturally-significant 

structure with increased open space that will meet the current demands of the office market in the 

Town Center North area. While the Owners submitted a substantial conformity request with the 

Department of Planning and Zoning on September 9, 2015, staff later requested the Owners file 

this PRCA to formally revise PRC 77-C-076 to accommodate the Owners’ requested design 

changes. 

 

As depicted on the PRCA plat set prepared by Urban, Ltd., there will be no change to the 

maximum floor area, density or square footage, open space standards, vehicular access points, or 

the approved height, other than the screen wall. With the exception of minor required parking 

changes (which will depend upon the amount of retail leasing activity), all proposed revisions are 

architectural in nature and will serve to enhance the distinctive design characteristics, aesthetic 

elements, and functional design of the proposed office and retail building.   

 

 

Each of the forgoing changes is summarized below:   

 

1. Building Entry & Pedestrian Plaza: The Owners have redesigned the building entrance 

and pedestrian plaza to increase open space, landscaping, that will improve the pedestrian 

experience at the ground level. Ground level parking in front of the building has been 

reduced.  These changes will permit the plaza to become a more dynamic gathering place 

for all users of the building.  While the articulation of the building massing between the 

approved and the proposed design are very similar, one substantive difference is the way 

the tower engages the podium block and the ground level. Instead of the tower block 

resting on the podium block (as was previously approved, the revised design extends the 

tower block to engage the ground level.   

 

This change will not only highlight the main building entrance and the light-filled six-

story atrium lobby as a distinctive landmark, but will permit the landscaped entry plaza, 

with its integrated mix of seating and plantings, to become an extension of the building 

atrium lobby. This results in an atrium lobby which has a more dynamic quality enhanced 

by an iconic pair of V-shaped columns and by the sculptural wavy, ribbon-like panels at 

the balconies of the elevator lobbies overlooking the atrium.  This organic atrium 

waveform echoes that of the screen panels enveloping the east and south sides of the 

podium garage levels which, in turn, better unites the building’s architectural 

composition.  Additionally, the proposed glass corner atrium lobby now has a “lantern-



PRCA Plan Statement of Justification 

1760 Reston Parkway  

Page 3 of 5 

 

 

like” quality due to its visibility from the entry plaza—an effect which will be further 

accentuated when the atrium is lit at night. 

 

The overall result is a greater movement which in turn, will encourage the movement of 

pedestrians, tenants, and visitors, and will activate this prominent intersection at Reston 

Parkway and Bowman Towne Drive. 

2. Pedestrian Plaza Landscaping: The Owners have improved the landscape design along 

Reston Parkway and Bowman Towne Drive to create a more human-scaled, comfortable 

place for people. The proposed design, prepared by Parker Rodriguez, Inc., features a 

variety of seating opportunities within lush planting beds of shrubs, groundcovers, and 

shade trees.  The parking and driveway areas are now designed as an integral component 

of the landscaped plaza with decorative bands of paving materials to break down the 

scale of the parking.  The retail storefronts feature a generous sidewalk, able to support 

outdoor dining and retail displays.   

The seventh floor park is publicly accessible and has been revised to a more organic 

pattern of plantings and walkways that encourage passive recreational use and small 

gatherings.  The fluid forms of the walkways allow for a sense of discovery as one moves 

through the spaces, and the planted lenses are bermed to provide a rich, immersive 

landscape experience.  Seating and small shade structures offer places of repose for 

individuals and small groups, and a minor lawn panel offers the opportunity for informal 

games such as bocce.  The park has a variety of evergreen, ornamental, and deciduous 

trees to provide strong visual edges, buffered views, and shade for visitors and users. 

3. Rooftop Terrace: The Owners have redesigned the rooftop terrace into an attractive 

gathering venue and keynote amenity for the office building’s tenants. At an elevation of 

295 feet above the ground floor, the terrace is designed to incorporate lush landscaping 

with outdoor seating where visitors can enjoy a moment of repose and appreciate the 

impressive views of the Reston Town Center, Dulles International Airport, and the Blue 

Ridge Mountains to the west.   

 

A trellis structure is also proposed at the west side of the penthouse to provide partial 

shade for outdoor seating, and an enclosed event space is provided for occasional 

gathering events and will be serviced with bathroom and pantry facilities.  Additionally, 

while the Property’s design for stormwater management and Best Management Practices 

has not changed, the Owners are proposing a green roof to provide a further reduction in 

volume runoff.  

 

Importantly, this outdoor rooftop terrace is surrounded by a 35-foot tall glass screen wall 

with an opening at the west side with a direct view of Reston Town Center.  This screen 

wall is necessary to provide shielding from strong winds and is composed of aluminum 

and steel supports and clear glass. The Owners note that the addition of this glass screen 

wall will, technically, increase the height of the office building from the approved 295 

feet to 330 feet. This technical distinction is due to the Zoning Ordinance’s definition of 

building height in Article 20, which has been interpreted by staff to include the proposed 
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35 foot glass screen wall. No additional occupied space or floor area is proposed beyond 

what was approved pursuant to PRC 77-C-076. Further, the glass screen wall, due to its 

transparency, will not appear as an additional story when viewed from the surrounding 

properties.   

 

4. Private Terraces: The Owners are proposing two new terraces for office tenants who are 

leasing the office space directly adjacent to them.  These private terraces will be designed 

with landscaping and outdoor seating, and are located on the seventh and twenty-second 

floors of the building facing Bowman Towne Drive and Reston Parkway, respectively.   

 

5. Podium Garage: Due to the increase in required parking spaces due to additional ground 

floor retail area, as well as the increase in retail floor-to-floor height from 11 to 20.5 feet, 

the Owners are proposing a commensurate increase to the podium garage’s height to 76 

feet from the approved 54.5 feet. This change will permit the construction of one and 

one-half floors of parking in accordance with Zoning Ordinance parking requirements 

and will meet current market demands.  

 

The Owners note that the approved building design did not have a uniform podium 

height. The prior design contained five levels of above-grade parking which were stepped 

up by two office floors midway along the eastern façade along Reston Parkway and 

around to the entire south façade along Bowman Towne Drive. The revised podium 

design has a uniform height and, though it will be taller than the approved podium along 

the northern half of the eastern façade along Reston Parkway, it will be shorter than the 

approved podium for the remainder of the facade along Reston Parkway and at the entire 

south façade along Bowman Towne Drive. 

 

Any perceived visual effect of the proposed podium height will largely be minimized by 

setting back the edge of the roof over the highest parking level (level six) by 10 feet from 

the eastern and southern facades of the garage as well as creating a planting buffer along 

these roof edges. Additionally, the eastern and southern garage façades are treated with 

undulating bands of metal screening to evoke a wave-like expression. The metal 

screening along Reston Parkway also transitions at the northern façade terminus into 

architectural precast concrete panels with a similar wave-like pattern as the metal 

screening.  This transition occurs at the stair and elevator tower, which is a natural 

location for a façade treatment change. The metal screening at the parking structure 

façade continues along Bowman Towne Drive and transitions into the wavy architectural 

precast concrete panel expression at the west façade of the parking structure. 
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III.   Summary 
 

The proposed design revisions will allow the Owners to meet both current leasing 

standards and the demands of discerning office tenants within the Reston Town Center area. Far 

short of processing a PRCA application purely for so-called “value engineering,” the proposed 

revisions come at a greater cost to the Owners than the previously-approved plan and are critical 

to permit the Owners to attract top-tier “Class A” office users. Lastly, the proposed revisions 

improve upon the architecture of the approved building, and will permit the building to serve as a 

defining architectural statement along Reston Parkway. The new design will meet market 

demands for the sophisticated office user and will become an excellent example of high-end 

office design for future buildings in the Town Center North area.   

 

 

    __________________________________________ 

      Martin D. Walsh 
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A  C oun ty  o f  Fa i r f ax ,  V i rg in i a  

DATE: March 25, 2016 

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

FROM: Barbara A. Byron, Director 
Office of Community Revitalization 

SUBJECT: Akridge and RTC Partnership, LLC 
PRCA 77-C-076 

The Office of Community Revitalization (OCR) has reviewed the plan set for the above referenced case 
dated March 11, 2016. The application is for modifications to a previously approved 23-story mixed-use 
office building with 403,200 square feet of office space and 15,700 square feet of retail and restaurant 
uses. The application is generally in conformance with urban design guidance in the Comprehensive Plan, 
and the design modifications are an improvement from the prior approval. The reduction in surface 
parking and expansion of the pedestrian plaza contribute to a more vibrant pedestrian experience at the 
corner of Bowman Towne Drive and Reston Parkway. The revised design of the tower block engaging the 
ground level provides for an iconic atrium lobby that serves to anchor the development with a welcoming 
focal point, and the metal bands of wave-like screening add visual interest to the podium garage. 

The following additional recommendations are offered for consideration: 

1. Northern and Western Elevations: The relationship between the proposed development and the 
Spectrum development to the north and west is much clearer in the resubmission. However, staff 
continues to have concerns about the garage fafades and the pedestrian experience along these 
frontages. 

a. The vine plantings and green screen proposed along the garage's "Street 1" frontage 
would be an effective visual screening intervention for the blank podium garage fa9ade, 
however there is a concern that the northern exposure and surrounding development will 
preclude survival of significant plant growth. The applicant should submit a shadow 
study to demonstrate that a planted screen will thrive in this location. 

b. Staff recommends the applicant provide a sidewalk along the "Street 1" frontage. If the 
public terrace access point is meant to draw visitors from the north and west, and to 
activate the future "Street 1," as stated by the applicant, then sidewalks should be 
provided to support this pedestrian movement rather than limited to the northern side of 
"Street 1" as part of the Spectrum development. 

Office of Community Revitalization 
12055 Government Center Parkway, Suite 1048 

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

www.fcrevit.org 
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c. Staff also recommends the applicant provide a sidewalk along the western elevation to 
facilitate a pedestrian connection from "Street 1" to Bowman Towne Drive. The block 
length of Bowman Towne Drive between Fountain Drive and Reston Parkway is 
approximately 750 feet, which exceeds the Plan recommendation of a 600 foot maximum 
block side; therefore a mid-block pedestrian connection should be considered in this 
location. Staff recognizes that such a connection would be between the surface parking 
lot at Spectrum and the subject site's podium garage, resulting in a less desirable 
pedestrian environment. For this reason, if this mid-bock connection cannot be added, it 
is not critical. 

2. Public Terrace Access: The added identification signage and decorative pavers will help to 
highlight this access point for pedestrians. However, there remain deficiencies in the design of 
what should be a prominent focal point. 

a. According to the applicant, the primary users of the public terrace space will be residents 
to the north and west in the future Spectrum development. If this is the case, then 
prominent identification signage, decorative pavers, and other more significant fa?ade 
treatments should wrap the northeast corner of the podium to maximize visibility. As 
currently proposed, it seems that during the daytime when the interior illumination will 
not be visible, the access tower will disappear into the metal screen wall of the garage 
fa9ade. 

b. The applicant's Statement of Justification notes that there will be new wayfinding 
signage to demarcate this pedestrian access point. Staff concurs that signage would be a 
useful way to draw pedestrians to the access tower, and recommends placing wayfinding 
signs in the open plaza space at ground level to draw pedestrians to the northeast access 
point. The applicant should submit details regarding where these signs will be located 
either in a revised submission, or in conjunction with a future Comprehensive Sign Plan. 

3. Asphalt Trail: Consistent with the recommendations of the Countywide Trails Plan, staff prefers 
this major paved trail be constructed of concrete, rather than asphalt, in order to evoke a more 
urban character. The applicant should demonstrate design compatibility between the concrete trail 
and the unit pavers selected for the plaza to ensure a delineated transition from the trail to the 
edge of the development site. 

Cc. Mary Ann Tsai, AICP, Staff Coordinator, DPZ 
Maggie Soffel, AICP, Revitalization Program Manager, OCR 
OCR Files 
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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 /j? 
Park Planning Branch, PDD ^44 

DATE: February 22, 2016 

SUBJECT: PRCA 77-C-076, Akridge and RTC Partnership, LLC 
Tax Map Number: 17-1 ((1)) 2C 

The Park Authority staff has reviewed the above referenced plan dated December 21, 2015. The 
application proposes architectural changes and increased garage height/area from the previously 
reviewed and approved 2012 PRC plan. 

The site is located in the Town Center North District of the Reston Transit Station Area. The 
East Fountain Drive Subdistrict Plan text describes the subject site's office tower and the 
approved combination of uses. Text describes provision of local-serving amenities, including 
urban parks, plazas, trails, and public art (Area III, Reston Transit Station Area, Town Center 
North District, pg. 170). 

Based on review of this application, staff has the following comment: 

1. The applicant's plan set shows a plaza atop the garage structure and describes it in the 
SO J as a publicly accessible park (PRC Plan Statement of Justification, 12/12/15, pg3). 
The area is shown as on the seventh floor, accessible by an elevator (sheets 13, 13A, 
15B). 

Staff recommends the applicant provide additional information on how the public will 
know about and be able to access the park space. Hours open to the public, lighting, 
wayfinding, and directional signage to/from the street level will help staff understand 
the extent to which the well-designed plaza is a publicly-accessible urban park space. 

FCPA Reviewer: Anna Bentley 
DPZ Coordinator: Mary Ann Tsai 
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Barbara Berlin 
PRCA 77-C-076, Abridge and RTC Partnership, LLC 
Page 2 

Copy: Cindy Walsh, Director, Resource Management Division 
Liz Crowell, Manager, Cultural Resource Management & Protection Section 
John Stokely, Manager, Natural Resource Management & Protection Section 
Elizabeth Cronauer, Trail Coordinator, Special Projects Branch 
Mary Ann Tsai, DPZ Coordinator 
Andrea L. Dorlester, Planner IV, Park Planning Branch 
Chron File 
File Copy 



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

DATE: April 3, 2016 

TO: Barbara Berlin, Director 
Zoning Evaluation Division, DPZ 

FROM: Michael Davis, Acting Chie 
Site Analysis Section, DOT 

FILE: PRC 77-C-076 

SUBJECT: PRCA 77-C-076 Akridge/ RTC Partnership LLC 
Land Identification Map: 17-1 ((D) 2C 
1760 Reston Parkway, Reston, VA 20190 

This department has reviewed the subject proposal including the development plan, dated 
March 11, 2016. The submitted proposal includes a modification of the internal garage 
entrance. This modification presents significant concerns for internal and external circulation 
and property access. . 

In the approved design, the applicant proposed a garage entry aligned with the existing 
property entrance from Reston Parkway. Until this access from Reston Parkway is closed with 
the establishment of a shared access on the Spectrum property to the north (Street 1), the 
aligned garage access provides the opportunity for a direct link from Reston Parkway, 
minimizing internal vehicle conflicts that can spill over onto Reston Parkway. 

Under the approved proposal, when Street 1 is constructed, the garage entry will be located 
away from the new roadway which will reduce the number of potential vehicle conflicts 
occurring on the shared Spectrum access street. Street 1 is proposed to connect Fountain 
Drive with Reston Parkway, serving the subject site, the Spectrum site, and vehicles accessing 
properties to the west of Fountain Drive including the proposed Reston Town Center North 
development. With the expectation that it will carry more than traffic from the immediately 
adjoining buildings, this street will likely have more traffic on it, which can create problems 
with operations at an entrance very close to Reston Parkway. 

This potential operational problem drives the concern we have regarding the proposed 47-foot 
shift of the garage entrance in the current application. The new location of the entrance 
places it closer to the site entry from the future Street 1 which is also proximate to Reston 
Parkway. A very small queue of traffic stemming from a delay in entering the garage can 
create spillover effects on the Street 1 and Reston Parkway which creates a potential safety 
and operational problem for these roadways. This problem is exacerbated by the applicants 
proposal for the placement of a speed table to further reduce the vehicle speed entering the 

garage. 

Fairfax County Department of Transportation 
4050 Legato Road, Suite 400 

Fairfax, VA22033-2B95 
Phone: (703) 877-5600 TTY: 711 

Fax: (703) 877-5723 

FCDOT 
Serving Fairfax County 
for 30 Years and More 
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Ms. Barbara Berlin, Director 
April 3, 2016 
Page 2 of 2 

The other conflict with the proposed shift of the garage entrance is the proximity to the 
proposed public access entrance to the elevated terrace/park. The new garage entrance is 
located immediately adjacent to the pedestrian entrance to the publicly accessible elevated 
park space. The previously approved garage location allowed for more separation between the 
pedestrian feature and garage entrance. The applicant proposed to place a speed table at 
the entrance of the garage in order to slow vehicles down in response to the pedestrian 
conflict, however, as stated above, this would exacerbate the traffic operation and safety 
concerns highlighted above. 

In addition to the access concerns, we have asked the applicant to modify the allowable 
square footage for retail uses on the site to a maximum of 25,000 square feet. The intensity 
of the approved use on the site compounded by the approved adjoining Spectrum 
development create concerns' that the unconstrained approximately 56,000 square feet of 
retail development allowed today will create additional traffic issues. 

Given all the issues that pertain to safety and operations of both pedestrians and vehicles, 
this department recommends the applicant keep the garage entrance in the previously 
approved location. 

MAD/EAI 

cc: Mary Ann TSAI, DPZ, ZED 



C o u n t y  o f  F a i r f a x ,  V i r g i n i a  
M E M O R A N D U M  

DATE: February 5, 2016 

TO: 

FROM: 

SUBJECT: Reston Section 87-Redevelopment, PRCA 77-C-076 

Mary Ann Tsai, Staff Coordinator 
Zoning Evaluation Division, DPZ 

Hugh C. Whitehead, Urban Forester III 
Forest Conservation Branch, DPWES 

I have reviewed the PRCA Plan for the above referenced application, stamped as received by the 
Zoning Evaluation Division on January 6,2016. Forest Conservation Branch staff has no 
comments at this time. 

Minor issues exist with species selection (sweetgum) and planting details (guying materials). 
These can be addressed at site plan submission. 

If there are any questions or further assistance is desired, please contact me. 

HCW/ 
UFMDID #: 209600 

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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Coun ty  o f  Fa i r f ax ,  V i rg i n i a  
M E M O R A N D U M  

DATE: 

TO: 

FROM: 

March 24], 2016 

Mary Ann Tsai, AICP, Staff Coordinator 
Zoning Evaluation Division 
Department of Planning and Zoning 

Clinton Abernathy, Stormwater Engineer (2/fCp\ 
Site Development and Inspections Division 
Department of Public Works and Environmental Services 

SUBJECT: PRCA# 77-C-076, Akridge/RTC, Reston Section 87-1, Redevelopment, 
Hunter Mill District 

The comments from the first submission of the PRCA plan have been addressed with the latest 
plan and response letter dated March 11, 2016. 

SR/ 

cc: Fred Rose, Chief, Watershed Planning & Assessment Branch, Storm water Planning 
Division, DPWES 
Shahab Baig, Chief, North Branch, SDID, DPWES 
Zoning Application File 

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 
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 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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