APPLICATION ACCEPTED: December 3, 2015
APPLICATION AMENDED: May 19, 2016 & June 16, 2016
PLANNING COMMISSION: July 14, 2016

BOARD OF SUPERVISORS: July 26, 2016 @ 3:30 P.M.

County of Fairfax, Virginia

June 30, 2016
STAFF REPORT

PLANNED RESIDENTIAL COMMUNITY PRC C-020
CONCURRENT WITH SPECIAL EXCEPTION SE 2016-HM

HUNTER MILL DISTRICT

APPLICANTS: Tall Oaks Development Company LLC
Tall Oaks Commercial Center LLC
ZONING DISTRICT: PRC (Planned Residential Community)
PARCEL: 18-1 ((5)) 8A1 and 8A2
SITE AREA: 7.46 acres
PLAN MAP: Residential Planned Community
PROPOSAL.: To permit a redevelopment of the Tall Oaks Village Center

Shopping Center with a mix of residential and commercial
uses and to permit Category 5 special exception uses
consisting of up to 2,500 square feet of fast food uses and up
to 4,000 square feet of quick-service food store uses

STAFF RECOMMENDATIONS:

Staff recommends approval of PRC C-020, subject to the PRC conditions contained in
Appendix 1.

Staff recommends approval of SE 2016-HM-012 to permit Category 5 special exception uses
consisting of up to 2,500 square feet of fast food and up to 4,000 square feet of quick-service
food store uses, subject to the development conditions contained in Appendix 2.

Staff recommends approval of a modification of Par. 2 of Sect. 6-306 of the Zoning Ordinance
for the 200-square foot privacy yard requirement for single family attached dwelling unit lots to
that shown on the PRC Plan/SE Plat.

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 BrANNING
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Staff recommends approval of a waiver of Par. 10 of Sect. 11-102 of the Zoning Ordinance to
permit tandem parking for the two-over-two dwelling units to count towards the off-street
parking requirement for multi-family dwelling units.

Staff recommends approval of a modification of Sect. 11-203 of the Zoning Ordinance for the
required number of loading spaces to that shown on the PRC Plan/SE Plat;

Staff recommends approval of a modification of Sects. 13-303 and 13-304 of the Zoning
Ordinance for the transitional screening and barrier requirements to that shown on the
PRC Plan/SE Plat.

It should be noted that it is not the intent of staff to recommend that the Board of Supervisors,
in adopting any conditions, relieve the applicant/owner from compliance with the provisions of
any applicable ordinances, regulations, or adopted standards.

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

The approval of this application does not interfere with, abrogate or annul any easement,
covenants, or other agreements between parties, as they may apply to the property subject
to this application.

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

' Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 48 hours advance
é\ notice. For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center).




Planned Residential Community Application
PRC -C-020

Special Exception

SE 2016-HM-012

Applicant: TALL OAKS DEVELOPMENT COMPANY LLC AND
TALL OAKS COMMERCIAL CENTER LLC

Accepted: 06/16/2016

Proposed: MIXED USE

Area: 7.46 AC OF LAND; DISTRICT - HUNTER MILL

Located: 12000 & 12054 NORTH SHORE DRIVE,
RESTON, VA 20190

Zoning: PRC

Overlay Dist:

Map Ref Num: 018-1-/05/ /0008A1 /05/

/0008A2

Applicant:

Accepted:
Proposed:

Area:

Zoning Dist Sect:

Located:

Zoning:

Plan Area:
Overlay Dist:
Map Ref Num:

TALL OAKS DEVELOPMENT COMPANY LLC AND
TALL OAKS COMMERCIAL CENTER LLC
06/16/2016

FAST FOOD AND QUICK-SERVICE
FOOD STORE

7.46 AC OF LAND; DISTRICT - HUNTER MILL
06-0304

12000 & 12054 NORTH SHORE DRIVE,
RESTON, VA 20190
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PRC PLAN/SPECIAL EXCEPTION PLAT
TALL OAKS

HUNTER MILL DISTRICT
FAIRFAX COUNTY, VIRGINIA

PRC-C-020 & SE-2016-HM-012

GENERAL NOTES

THE PROPERTY IS IDENTIFIED AS FAIRFAX COUNTY TAX ASSESSMENT MAP: 18-1—((5))-0008A1 AND 18-1—((5))-0008A2.

THE TOTAL SITE AREA = 7.469 ACRES.

TOPOGRAPHY, BOUNDARY & SURVEY DATA ARE PROVIDED BASED ON THE FIELD RUN SURVEY PERFORMED BY VIKA
VIRGINIA, LLC.

THE PROPOSED DEVELOPMENT SHALL CONFORM TO THE PROVISIONS OF ALL APPLICABLE ORDINANCES, REGULATIONS AND
ADOPTED STANDARDS.

THE LANDSCAPE CONCEPTS, SCREENING MEASURES, AND PROPOSED TREE COVER WILL BE PROVIDED WITH THE FINAL SITE
PLAN AND SHALL COMPLY WITH THE PROVISIONS OF CHAPTER 12 OF THE FAIRFAX COUNTY PFM. ANY LANDSCAPE
SHEETS INCLUDED IN THE PRC APPLICATION ARE FOR SCHEMATIC PURPOSES ONLY AND ARE SUBJECT TO CHANGE WITH
FINAL ENGINEERING, SO LONG AS THE REQUIREMENTS OF CHAPTER 12 OF THE PFM ARE MET.

THE DEVELOPMENT SCHEDULE AND PROPOSED SITE PLAN SUBMISSIONS MAY BE PHASED AND SHALL BE DETERMINED BY THE
APPLICANT BASED UPON MARKET CONDITIONS.

THERE IS NO EXISTING MAPPED FLOODPLAIN ON THE SUBJECT SITE. NO FLOODPLAIN STUDY IS REQUIRED. NO DRAINAGE
STUDY IS REQUIRED.

THERE IS NO CLASS A PROBLEM SOIL ON THIS SITE. IF A SOILS REPORT IS REQUIRED FOR ANY OTHER PERMIT FOR THIS
SITE, IT SHALL BE PROVIDED DURING THE SITE PLAN PROCESS.

EASEMENTS AND/OR LETTERS OF PERMISSION FOR ANY OFFSITE CONSTRUCTION WILL BE PROVIDED WITH FINAL SITE PLAN
AS REQUIRED.

NECESSARY ON-SITE EASEMENTS WILL BE PROVIDED WITH THE FINAL SITE PLAN, SUBJECT TO FINAL DESIGN.

ACCESS TO THE SITE IS PROVIDED BY EXISTING NORTH SHORE DRIVE, ROUTE #4726. TO THE BEST OF OUR KNOWLEDGE
THERE ARE NO KNOWN PLANS FOR FUTURE ROAD WIDENING ALONG THE FRONTAGE OF THE PROPERTY AS INDICATED ON
THE COMPREHENSIVE PLAN OR A PLAN PREPARED BY THE VIRGINIA DEPARTMENT OF TRANSPORTATION. AT THIS TIME, NO
FURTHER PUBLIC ROAD IMPROVEMENTS ARE REQUIRED.

PROPOSED UTILITY LAYOUTS ARE ILLUSTRATIVE AND SUBJECT TO CHANGE WITH FINAL SITE DESIGN. INDIVIDUAL UTILITY
PLANS AND PROFILES WILL BE SUBMITTED WITH THE SITE PLAN(S) FOR CONSTRUCTION PURPOSES.

TO THE BEST OF OUR KNOWLEDGE, THERE ARE NO KNOWN BURIAL SITES ON THE SUBJECT SITE.

THERE ARE NO REQUIRED COMPREHENSIVE TRAILS ALONG NORTH SHORE DRIVE. THERE IS AN EXISTING TRAIL ALONG
WIEHLE AVENUE.

THERE ARE NO KNOWN HAZARDOUS OR TOXIC SUBSTANCES ON THIS SITE. IF ANY SUBSTANCES ARE FOUND, THE
METHODS FOR DISPOSAL SHALL ADHERE TO COUNTY, STATE, OR FEDERAL LAW.

IT IS REASONABLE TO CONCLUDE AT THIS TIME THAT NO HAZARDOUS OR TOXIC SUBSTANCES, HAZARDOUS WASTES OR

PETROLEUM PRODUCTS ARE TO BE GENERATED, UTILIZED, STORED, TREATED AND/OR DISPOSED OF ON THIS SITE. THERE
ARE NO EXISTING STORAGE FACILITIES FOR SUCH PRODUCTS ON THIS SITE.

EXCEPT AS SHOWN HEREON, THERE ARE NO KNOWN SCENIC ASSETS OR NATURAL FEATURES ON THE SUBJECT SITE WHICH
WOULD DESERVE PROTECTION OR PRESERVATION.

STORM WATER MANAGEMENT (SWM) AND BEST MANAGEMENT PRACTICES (BMP) WILL BE REQUIRED. SEE OPINION OF
ADEQUATE OUTFALL ON SHEET #22. THE APPLICANT RESERVES THE RIGHT TO MODIFY SIZE AND LOCATION OF THE
UNDERGROUND SWM AND BMP FACILITIES WITH FINAL SITE PLAN WITHOUT FILING AN AMENDED PRC PLAN.

THE DISTURBANCE ASSOCIATED WITH THE PROPOSED IMPROVEMENTS DOES NOT ENCROACH ON ANY FAIRFAX COUNTY
MAPPED RESOURCE PROTECTION AREA. THERE IS NO RPA ON THE SUBJECT SITE, PER THE FAIRFAX COUNTY MAPS.

THE EXTERNAL AND INTERNAL PEDESTRIAN CIRCULATION SYSTEM (INCLUDING TRAILS AND SIDEWALKS) SHALL BE PROVIDED
AS GENERALLY SHOWN ON THIS PRC PLAN, SUBJECT TO FINAL DESIGN. FURTHERMORE, SIDEWALKS MAY BE ADDED TO
CONNECT TOWNHOUSES AND MULTIFAMILY RESIDENTIAL BUILDINGS TO OTHER SIDEWALKS THROUGHOUT THE SITE, WITH
FINAL DESIGN. BEST EFFORTS WILL BE MADE TO MINIMIZE DISTURBANCE OF EXISTING VEGETATION.

ALL ARCHITECTURAL FEATURES (l.E. THE BUILDING SECTIONS AND FLOOR PLANS) PROVIDED IN THIS PRC PLAN ARE
ILLUSTRATIVE AND SUBJECT TO MODIFICATION OR REVISION AS PART OF DRB REVIEW, FINAL ENGINEERING, BUILDING
PERMIT APPROVAL, AND SITE PLAN APPROVAL.

IN ACCORDANCE WITH PARAGRAPH 2 OF SECTION 16-204 OF THE ZONING ORDINANCE, MINOR MODIFICATIONS TO THE
SIZE, DIMENSIONS, FOOTPRINTS, AND LOCATION OF BUILDINGS, PARKING SPACES, GARAGES, RETAINING WALLS AND
SIDEWALKS MAY OCCUR WITH FINAL ENGINEERING AND DESIGN.

EROSION CONTROL MEASURES AND CONSTRUCTION FENCING SHALL BE PROVIDED TO PROTECT ADJACENT AND
NEIGHBORING PROPERTIES. SILTATION CONTROL DEVICES AND PRACTICES, AS WELL AS CLEARING AND GRADING LIMITS WILL
BE CLEARLY DEPICTED ON THE SITE PLAN(S) TO BE SUBMITTED FOR APPROVAL PRIOR TO THE START OF CONSTRUCTION.
THE LIMITS OF CLEARING AND GRADING DEPICTED ON THIS PRC PLAN IS APPROXIMATE AND IS SUBJECT TO CHANGE WITH
FINAL ENGINEERING.

ALL ONSITE IMPROVEMENTS ARE SHOWN TO OCCUR WITHIN PRIVATE STREETS. ANY WORK WITHIN THE RIGHT OF WAY

SHALL CONFORM TO FAIRFAX COUNTY AND/OR VIRGINIA DEPARTMENT OF TRANSPORTATION (VDOT) STANDARDS AND
SPECIFICATIONS UNLESS MODIFIED. PRIVATE STREETS SHALL CONFORM TO STANDARDS SET BY THE FAIRFAX COUNTY
PUBLIC FACILITIES MANUAL SECTION 7 UNLESS MODIFIED.

THE EXISTING OFFICE BUILDING STRUCTURE LOCATED TO THE SOUTHEAST OF THE SITE IS TO BE RETAINED AND IS
INCORPORATED INTO THIS APPLICATION. THE ASSISTED LIVING BUILDING ON THE ADJACENT PROPERTY WILL REMAIN
UNDISTURBED WITH MINOR SITE WORK AS SHOWN WITH MINOR MODIFICATIONS SUBJECT TO CHANGE WITH FINAL
ENGINEERING. IT IS NOT SUBJECT TO THIS APPLICATION.

SIGNAGE WILL BE PROVIDED IN ACCORDANCE WITH ARTICLE 12 OF THE ZONING ORDINANCE AND IN COMPLIANCE WITH THE
RESTON ASSOCIATION DESIGN GUIDELINES. FINAL LOCATIONS OF SIGNAGE WILL BE DEVELOPED AT A LATER DATE.

LOCATIONS OF MECHANICAL EQUIPMENT (INCLUDING TRANSFORMERS AND GENERATORS) ON SITE TO BE PROVIDED WITH
THE FINAL SITE PLAN.

AVAILABLE FIRE FLOW WILL BE DETERMINED BY FAIRFAX WATER PRIOR TO FINAL SITE PLAN.

IT IS ANTICIPATED THAT SOLID WASTE WILL BE COLLECTED ONSITE BY A PRIVATE CONTRACTOR TWICE A WEEK. THE TYPE
AND SIZE OF CONTAINERS WILL BE PROVIDED WITH FINAL SITE PLAN.

ALL EASEMENTS SHOWN ON THIS PRC PLAN ARE APPROXIMATE.

THE BOUNDARY SURVEY COMPLETED BY VIKA VIRGINIA, LLC HAS BEEN COMPLETED WITH A MAXIMUM PERMISSIBLE ERROR OF
CLOSURE WITHIN THE LIMIT OF ONE (1) IN TWENTY THOUSAND (20,000). THE SITE SHOWN HEREON IS REFERENCED TO THE
VIRGINIA. COORDINATE SYSTEM OF 1983.

FINAL ARCHITECTURAL AND LANDSCAPE DESIGN, INCLUDING THE PLAZA AMENITIES, IS SUBJECT TO BY THE RESTON ASSOCIATION'S
DESIGN REVIEW BOARD AND MAY BE MODIFIED AT THE TIME OF THE SITE PLAN AND BUILDING PLAN APPROVAL WITHOUT
AMENDMENT TO THE PRC PLAN, PROVIDED THAT THE GENERAL CHARACTER AND QUALITY OF PLANTINGS AND DESIGN ELEMENTS
SHOWN ON THE PLAN IS MAINTAINED.

THE DEVELOPMENT SCHEDULE AND PROPOSED SITE PLAN SUBMISSIONS SHALL BE DETERMINED BY THE APPLICANT BASED UPON
MARKET CONDITIONS. THE DEVELOPMENT MAY BE PHASED. IT IS ANTICIPATED THAT IMPROVEMENTS WILL BE MADE TO BUILDING N

AND THE EXISTING OFFICE BUILDING PRIOR TO CONSTRUCTION OF THE RESIDENTIAL USES.”
PRIOR TO ANY OFFSITE WORK, THE APPLICANT WILL RECEIVE APPROVAL FROM THE ADJACENT OWNER.

FIRE HYDRANT COVERAGE SHALL BE MAINTAINED FOR BUILDINGS THAT WILL REMAIN DURING DEMOLITION AND REDEVELOPMENT.
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TALL OAKS

Reston, Virginia

APPLICANT / DEVELOPER

TALL OAKS DEVELOPMENT COMPANY LLC,
1420 SPRING HILL RD, SUITE 420

MCLEAN, VA 22102

CONTACT: DUNCAN JONES

PHONE: 703-579-0196

ATTORNEY

COOLEY LLP

11951 FREEDOM SQUARE
SUITE 1500

RESTON, VA 20191
CONTACT: MARK LOONEY
PHONE: 703-456-8652

TALL OAKS COMMERCIAL CENTER LLC,
1420 SPRING HILL RD, SUITE 420
MCLEAN, VA 22102

CONTACT: DUNCAN JONES

PHONE: 703-579-0196

CIVIL ENGINEER

URBAN ENGINEERING & ASSOC., INC.
4200 D TECHNOLOGY CT.
CHANTILLY, VA. 20151

CONTACT: CLAYTON TOCK

PHONE: 703-642-2306
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OWNERS:

TALL OAKS DEVELOPMENT COMPANY LLC BOW WOW, LLC

1420 SPRING HILL RD, SUITE 420

MCLEAN, VA 22102

CONTACT: DUNCAN JONES

PHONE: 703-579-0196

ARCHITECT

POLLEO GROUP

12700 SUNRISE VALLEY DRIVE
SUITE 105

RESTON, VA 20191

CONTACT: THOMAS DINNENY
PHONE: 703-481-6677

RESTON, VA 20190

12054 NORTH SHORE DRIVE

CONTACT: TERRY Y. PAO

PHONE: 703-738-8736

LANDSCAPE ARCHITECT

KIMLEY-HORN

11400 COMMERCE PARK DRIVE
SUITE 400

RESTON, VA 20191

CONTACT: ADAM STEINER
PHONE: 703-674-1370

PLAN DATE
09-08-15

4200 D TECHNOLOGY CT.
CHANTILLY, VA. 20151
TEL. 703.642.2306

FAX 703.378.7888

Urban, Ltd.

TALL OAKS
PRC/SPEX PLAT
HUNTER MILL DISTRICT
FAIRFAX COUNTY, VIRGINIA

SHEET
01
OF

37

www.urban-ltd.com

Planners- Engineers - Landscape Architects -Land Surveyors

DATE: APRIL, 2016

FILE No.

PRC-12785
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. PARCEL AREA

ZONE:

PROPOSED USE:

PROPOSED UNITS:

CORRESPONDING POPULATION:

DENSITY:

SITE DATA

PARCEL BA1:
PARCEL BAZ:

7.1440 AC. (311,192 S.F.)
3247 AC. (14,144 SF.)

SITE AREA:
AREA OF STREET DEDICATION:

7.4687 AC. (325,336 S.F.)
0.0251 AC. (1,093 S.F.)

SITE AREA (AFTER DEDICATION): 7.4436 AC. (324,243 SF.)
PRC (COMMERCIAL /RESIDENTIAL DEVELOPMENT)

SINGLE FAMILY ATTACHED, MULTIFAMILY RESIDENTIAL, RETAIL, OFFICE, QUICK—SERWVICE
FOOD STORE, FAST FOOD RESTAURANT

44 SINGLE FAMILY ATTACHED + 112 MULTIFAMILY RESIDENTIAL = 156 TOTAL UNITS

44 SINGLE FAMILY ATTACHED UNITS * 2.7 PERSONS/UNIT = 119 PERSONS

112 MULTIFAMILY UNITS *2.1 PERSONS/UNIT = 236 PERSONS

NET INCREASE = 355 PERSONS

OVERALL PRC DISTRICT MAX = 13 PERSONS / ACRE OF GROSS

RESIDENTIAL & ASSOC. COMMERCIAL AREAS

PROPOSED: SEE OVERALL COMPUTATIONS ON SHEET 03.

PRC MEDIUM DENSITY SINGLE AREA MAX: 20 DU / ACRE
PROPOSED: 156 DU / 7.46 AC = 20.91 DU / AC (SEE ADU COMPUTATIONS ON THIS SHEET)

APPROXIMATE GROSS FLOOR AREA FOR USES OTHER THAN DWELLINGS = 14,393 SF
APPROXIMATE FAR FOR USES OTHER THAN DWELLINGS: 0.06* FAR
*EXCLUDES RESIDENTIAL LOT AREAS FROM PROPOSED PARCEL.

PROPOSED HEIGHT:

OPEN SPACE:

REQUIRED OPEN SPACE:
APPROXIMATE PROPOSED OPEN SPACE:

10. TREE COVER CALCULATION:

SEE BUILDING DATA CHART ON SHEET 03

NO REQUIREMENT
118,044 SF. OR 2.71 AC (36.28%)

SEE SHEET #35 FOR REQUIRED LANDSCAPE TABULATIONS.

11. PARKING:
REQUIRED PARKING: SINGLE FAMILY, ATTACHED
TWO AND SEVEN-TENTHS (2.7) SPACES PER UNIT
= 2.7 SPACES/UNIT * 44 UNITS
= 119 SPACES
MULTIPLE FAMILY
ONE AND SIX-TENTHS (1.6) SPACES PER UNIT
= 1.6 SPACES/UNIT * 112 UNITS
= 180 SPACES
RETAIL /SHOPPING CENTER
FOUR AND THREE-TENTHS (4.3) SPACE PER 1,000 SQUARE FEET OF GROSS FLOOR AREA
= B8,5B4SF x (4.3/ 1,000 SF)
= 37 SPACES
OFFICE
THREE AND SIX-TENTHS (3.6) SPACES PER 1000 SQUARE FEET OF GROSS FLOOR AREA.
= 5,809 S.F. X (3.6/1000 S.F.)
= 21 SPACES
TOTAL REQUIRED PARKING
= 357 PARKING SPACES
PARKING PROVIDED: SINGLE FAMILY, ATTACHED
=114 STANDARD*
MULTIPLE FAMILY
=196 STANDARD (92 GARAGE)
RETAIL
=37 STANDARD (INCLUDES HANDICAP SPACES)
OFFICE
=21 STANDARD (INCLUDES HANDICAP SPACES)
SITE_SURPLUS
=17 PARKING SPACES
TOTAL PROVIDED PARKING
=385 PARKING SPACES
* CREDIT IS BEING TAKEN SURPLUS SURFACE PARKING FOR ANY DEFICIENCIES IN SINGLE
FAMILY ATTACHED PARKING REQUIREMENTS.
LOADING TABULATION
RETAIL /OFFICE /EATING ESTABLISHMENT, FAST FOOD RESTAURANT:
REQUIRED LOADING: = RETAIL STORE (1 SPACE FOR FIRST 10,000 SF GROSS FLOOR AREA
1 SPACE FOR EACH ADDITIONAL 15,000 S.F. OR FRACTION THEREOF)
8,584 GSF => 1 LOADING SPACE
= OFFICE (1 SPACE FOR FIRST 10,000 SF_GROSS FLOOR AREA PLUS
1 SPACE FOR EACH ADDITIONAL 20,000 S.F. OR FRACTION THEREOF)
5,809 GSF => 1 LOADING SPACE
LOADING PROVIDED: = ONE (1) LOADING SPACE
MULTI FAMILY (CONDOMINIUM):
REQUIRED LOADING: = MULTI FAMILY (1 SPACE FOR FIRST 25,000 SF _GROSS FLOOR AREA
PLUS 1 FOR EACH ADDITIONAL 100,000 SF GROSS FLOOR AREA)
= 49,920 GSF => 2 LOADING SPACES PER BUILDING (4 TOTAL)
LOADING PROVIDED: = TWO (2) LOADING SPACES TOTAL {(ONE SPACE IN EACH GARAGE)
NOTES:
1. PARKING SPACES WILL BE PROVIDED GENERALLY AS SHOWN HEREON. APPLICANT RESERVES
THE RIGHT TO ADJUST THE QUANTITY AND/OR LOCATION OF THE PARKING SPACES AT TIME OF
FINAL SITE PLAN, AS LONG AS THE MINIMUM NUMBER OF SPACES IS PROVIDED IN ACCORDANCE
WITH ARTICLE 11 OF THE FAIRFAX COUNTY ZONING ORDINANCE OR ANY SUBSEQUENT PARKING
REDUCTION THE APPLICANT MAY SEEK.
2. ASSUMES NO NET LOSS OF EXISTING PARKING FOR ASSISTED LIVING TENANTS. RECONSTRUCTION

MEETS CURRENT PARKING COUNT.

WAIVERS AND MODIFICATIONS

WAIVERS

1. WAIVER OF THE REQUIRED MINIMUM SPACES FOR RESIDENTIAL AND LODGING USING WAIVER OF PAR. 10 OF SECT. 11-102 OF THE
ZONING ORDINANCE TO PERMIT DRIVEWAY PARKING IN FRONT OF GARAGE PARKING (TANDEM PARKING) FOR MULTI-FAMILY STACKED
TOWNHOMES PROVIDED THAT BOTH SPACES WILL BE UNDER COMMON OWNERSHIP. BOTH SPACES SHALL BE PERMITTED TO COUNT

TOWARDS THE MINIMUM PARKING REQUIRED.

2. MODIFICATION OF PAR. 4 OF SECT. 11-203 OF THE ZONING ORDINANCE FOR THE REQUIRED MULTI-FAMILY DWELLING LOADING
SPACE REQUIREMENT TO THAT SHOWN ON THE PRC PLAN/SE PLAT.

3. MODIFICATION OF PAR. 4 OF SECT. 11-203 OF THE ZONING ORDINANCE FOR THE REQUIRED RETAIL /OFFICE/FAST FOOD RESTAURANT/EATING
ESTABLISHMENT LOADING SPACE REQUIREMENT ON BUILDINGS "0 AND °N° TO THAT SHOWN ON THE PRC PLAN/SE PLAT.

4. WAIVER OF THE MINIMUM AREA OF A PRIVACY YARD USING A WAIVER OF PAR. 2 OF SECT 6-306 OF THE ZONING ORDINANCE TO PERMIT THE

YARDS AS SHOWN IN THE PRC PLAN/SE PLAT.

*SEE SHEET 35 FOR ADDITIONAL LANDSCAPE RELATED WAIVERS/MODIFICATIONS

Reston PRC Density
March 17, 2016

RESTON MEDIUM DENSITY RESIDENTIAL CATEGORY DENSITY

Medium density residential category density not to exceed 14 persons/acre

Section & Block

Acres

Units

Persons

Unit Type

Section 42, Blocks 1,2, 5, 6, 7A, 7B, 8A & 8B

136.69

405

1093.5

SFA

Section 72, Block 1A

Section 44, Block 10, 2, 3,4, &6

Reston, Section 724, Block 1A

Raston, Secticn 44, Block 5

173.35

137

411

SFD

120

324

SFA

Section 48, Block 2 part

Saction 48, Block 3

Generation, Section 3, Block 1C

43.07

450

945

MFG

Generation, Section 1, Block 1A

Generation, Section 2, Block 1B

Section 26, Block2 & 3

50.09

262

7074

SFA

Section 58, Block 2, 3, 5, 64, 7A, 13A, 14

Section 44, Block 5 & 6

Section 60, Block 1, 1A, 24, 3,5

Section 72, Block 1B

Section 74, Block 1 &2

Section 78, Block 1, 14, 2B

Section 78, Block 24 part (Dockside Condo)

Section 78, Block 2A part (Nantucket at Reston Condo)

Section 66, Block 1 {Audubon Terrace)

Section 70, Block 1A, 1B, 1C, 2, 3,4

Section 68, Block 1

Section 644, Block 1, 2A

Section 64, Block 14, 1B, 2

Section 64B

Section 166A, Block 1

369.45

355

1065

SFD

380

798

MFG

Section 56, Block 1

13.85

84

226.8

SFA

Section 50, Block 1, 2, 3A, 38,4,5,6 &9

Section 38

94

1080

SFA

Section 20, Block 1

Section 14

34.72

152

4104

SFA

Section 38A, Block 2, 3,4, 5, 13

Section 38B, Block 8, 98,11 & 12

344

220

594

SFA

Section 84, Block 1B, 2A

2.68

47

126.9

SFA

Section 29, Black 1

Section 19, Block 1,2,3 & 4

36.63

230

483

MFG

243

£669.6

SFA

OUR SITE—

Section 19, Block 8A

12.38

1188

SFA

112

235.2

MF

Section 71, Block 1, 3,4,5

Section 73, Block 3,4,5,6

Section 61, Block 1, 2, 3

Section 75, Block 44, 4B

Section 59, Black 5

Section 73, Block 7

Section 89, Block 1,2, 3

Section 33, Block 1, 7A

Section 35, Block 1, 2, 3

Section 33, Block 1, 2, 3, 3A, 35E, 4B, 5

Section 31, Block 3,4, 5,6,7,8B,9, 10 & 14

Section 41, Block 6

263.35

160

480

SFD

623

1682.1

SFA

196

4116

MFH

Section 57, Block 3

Section 55, Block 1,2, 3A, 38

29.88

120

324

SFA

55

165

SFD

Section 49, Block 1, 34,4,5,6,9

Section 39, Block 2, 5,6, 7, 7B & 8

22871

622

16794

SFA

32

96

SFD

Section 45, Block 1,2

Section 41, Block 3

25

82

246

SFD

Saction 45, Block 3, 4, 5, 5A

Section 41, Block 3, 4,5,6,7

8347

197

591

SFD

117

315.9

SFA

Section 29, Block 1

Section 83, Block 1 and 2

Section 23

Section9, Block 1, 2, 4, 12,14, 15, 16

Section 9A, Block 135

Section 27, Black 1

Section 17, Block 2A, 4,5, 6, 14 & 99

Section 17, Block 8 {Gulf Reston)

Section 5, Block 1

Reston 1% Addition, Section 1, Block 1-4, 15-22

Reston 2™ Addition, Section 1

Section 1, Block 2, 3,8,16,17,18 & 21

Section 27, Block 1

Section 83, Block 1 and 2

Section 7

Section 3, Block 35, 36, 37, 39,40, 41, 42,43

281.35

108

324

SFD

1235

33345

SFA

536

11256

MFG

Section 78, Block 3

6.17

41

110.7

SFA

Total

1925.24

7770

20,174.40

10.47890133

Less than 14
parsons/ac

PersonfUnit Factors Used:

MF

2.1

SFA

2.7

SFD

ADU COMPUTATIONS
Assumptions
Site Size Overall (Acres) 746
Single Family Attached Units 44
Multifamily Units 112
Total Units 156
Plan Low End (Units/Acre) 10
Plan High End (Units/Acre} 20
Proposed Density 20.91
Single Family Attached
Bonus 12
Low End of Adjusted Density (Units/Acre) 12
High End of Adjusted Density Range {Units/Acre) 24
ADU Multiplier 12.50%
Percent Required 12.34%
Number of Units 543
Multifamily
Bonus 117
Low End of Adjusted Density (Units/Acre) 117
High End of Adjusted Density Range {Units/Acre) 234
ADU Multiplier 5.00%
Percent Required 5.00%
Number of Units 5.60
Overall Cakculations
Total Number of Units 156
Number of ADUs Required 1
Number of Market Rate Units 145

NORTH

EX. 4" SIDEWALK
¢

24

EX. R.O.W.
N

TYPICAL EXISTING CONDITIONS SECTION
SHORE DRIVE

NOT TO SCALE

EX. R.OW.

LEGEND:

EXISTING WATER LINE
PROPOSED WATER LINE

EX. FIRE HYDRANT
PROP. FIRE HYDRANT
EXISTING WATER METER
PROPOSED WATER METER

EXISTING WATER VALVE

PROPOSED WATER VALVE
EXISTING STORM DRAIN

PROPOSED STORM DRAIN

EXISTING SANITARY SEWER

PROPOSED SANITARY SEWER
DIRECTION OF FLOW

EXISTING GAS LINE
PROPOSED GAS LINE
EXISTING GAS VALVE
PROPOSED GAS VALVE
EXISTING OVERHEAD WIRE

EXISTING LIGHTING

PROPOSED LIGHTING
EXISTING FENCE
PROPOSED FENCE

EXISTING TREE LINE
EXISTING CONTOURS
PROPOSED CONTOURS

PROPOSED PHASE LINE

PROPOSED LIMITS OF
CLEARING & GRADING

EXISTING WETLANDS

PROP. RET. WALL

EX. RET. WALL

PROP. POST LIGHT

PROP. BUILDING MAIN ENTRANCE

PROP. BUILDING ENTRANCE

PROP. UNDERGROUND GARAGE
PROPERTY LINE

LOADING SPACE

EXISTING TELEPHONE LINE
FROP. TELEPHONE LINE
EXISTING ELECTRIC LINE
FROP. ELECTRIC LINE
EXISTING CABLE TV LINE
ROAD SIGN

EX. POWER POLE
EXISTING SPOT ELEVATION
PROP. SPOT ELEVATION

SPILL AND TRANSITION
CURB AND GUTTER

FROPOSED CURB

EX. STREET LIGHTS
FROP. STREET LIGHTS
FPROPOSED CG-12
EXISTING TREE
FROPOSED TREE

WATER FITTING IDENTIFIER
LOADING AREA
BENCHMARK

TEST PIT REQUIRED

FROJECTED
TRAFFIC COUNT

OVERLAND RELIEF

FROPOSED

EXISTING

SQUARE FEET

GROSS SQUARE FEET
NET SQUARE FEET

T0 BE REMOVED
FINISHED FLOOR
VISITOR PARKING SPACE

STANDARD, COMPACT, AND
HANDICAP PARKING SPACE
DESIGNATOR

BRICK PAVE AREA (TO MATCH
EXISTING PLAZA)

PROP. CONCRETE SIDEWALK

PARKING SPACE COUNT

EX.
SIDEWALK

4y 3

PROPOSED CONDITIONS SECTION
NORTH SHORE DRIVE

PROP. BIKE LANE VOT TO SCALE
(WDTH VARES)
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EX. ROW
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PROP. BIKE LANE
(WIDTH VARIES)

—_—

PROP. R.O.W.

PROP. 5’
SIDEWALK

*SUBJECT TO VD

TYPICAL [OT LAYOUTS

N.T.3.

OT REVIEW AND APPROVAL AS SITE PLAN.

NOTE: TYPICAL LOT LAYOUT IS PRELIMINARY AND SUBJECT TO CHANGE WITH FINAL ENGINEERING. THERE ARE NO SETBACK OR MINIMUM YARD REQUIREMENTS
FOR THE PROPOSED DEVELOPMENT OTHER THAN THE SETBACKS SHOWN ON SHEETS 13-16 ; THE TYPICAL LOT LAYOUTS PROVIDED BELOW SHALL NOT

ESTABLISH MINIMUM REQUIREMENTS FOR THE FINAL DESIGN.

IF DECKS ARE PROVIDED, THEY WILL BE IN ACCORDANCE WITH FAIRFAX COUNTY ZONING

ORDINANCE SECTION 2-412 AND THE "MINIMUM REQUIRED YARD" FOR PURPOSES OF SECTION 2-412 WILL BE ESTABLISHED BASED ON FINAL LOT LINES WITH
SITE PLAN. TYPICAL LOT LAYOUT IS A SAMPLE REPRESENTATION OF THE ACTUAL LAYOUT AND THERE MAY BE A-TYPICAL LOTS BASED ON FINAL
ENGINEERING.  EASEMENTS WILL BE PROVIDED WITH FINAL ENGINEERING. UNIT TYPE MAY VARY WITH FINAL ENGINEERING.
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MAXIMUM OVERALL PRC DISTRICT DENSITY COMPUTATION

BUILDING DATA

Reston Planned Residential Community (PRC) District
Residential Development Potential

Including Approved Site Plans since May 2008 County Baseline density tabulation

July 31, 2013

Reston Planned Residential Community (PRC) District

Residential Development Potential

Including Approved Site Plans & Approved PRC Plans
since May 2008 County Baseline density tabulation

July 7, 2015

Density Calculation

Density Calculation
Unit Type Unit Count Population Factor | Number of Persons
(as amended
3/26/2007)

Single Family 4,247 3.0 persons 12,741
Detached

Single Family 8,205 2.7 persons 22,154
Attached

Multiple Family 14,460 2.1 persons 30,366

Current Population 65,261

Persons per acre 10.49

Unit Type Unit Count Population Factor Number of Persons
(as amended
3/26/2007)
Single Family 4,247 3.0 persons 12,741
Detached
Single Family 8,453 2.7 persons 22,824
Attached
Multiple Family 18,824 2.1 persons 39,531
Population 75,096
Persons per acre 12.07

Remaining Available Development Potential
Based on Maximum Population Calculation of 80,912 persons

(6,224 acres (@ 13 persons / acre = 80,912 persons)

80,912 maximum population — 65,261 current population = 15,651 persons of
available density based on inclusion of approved PRC Applications

Remaining Available Development Potential
Based on Maximum Population Calculation of 80,912 persons

(6,224 acres (@ 13 persons / acre = 80,912 persons)

5,217 single family detached units
Or
5,796 single family attached units
Or
7,452 multiple family units

15,651 persons of available density translates to a development potential of:

80,912 maximum population — 75,096 people = 5,816 persons of

available density

5,816 persons of available density translates to a development potential of:

1,938 single family detached units

Or

2,154 single family attached units

Or

2,769 multiple family units

Site Plan Approved

Since May 2008 County Baseline Density tabulation
July 31, 2013

Project #Units Type #Persons Status
Athena Renaissance/ 110 MF 231
ParcReston M

@

Reston TC Block 16 27 MF 57

Site Plan Approved (6311-SP-003)

Site Plan Approved (7067-SPV-019-A-1)

Total Number of Units 137 288

@ Original PCA approved for 696 units, of which 586 are in staff unit count. 418 of the 586 are existing.

@359 units proposed, 332 units included in staff unit count

FAIRFAX COUNTY BASELINE DENSITY TABULATION

Reston Planned Residential Community (PRC) District
Residential Development Potential
May 2008

Existing Density Calculation

Unit Type Unit Count Population Factor Number of
(as amended 3/26/2007) Persons
Single family detached 4,247 3.0 persons 12,741
Single family attached 8,205 2.7 persons 22,154
Multiple famiiy 14,323* 2.1 persons 30,079

Current Population= 64,974

Current persons per acre

=10.44

* Includes 332 units approved per Site Plan 7067-SP-019-2, Metropolitan at Reston
Center Phase |l

Town

Remaining Available Development Potential
Based on maximum population calculation of 80,912 persons

(6,224 acres @ 13 persons/acre = 80,912 persons)

80,912 maximum population — 64,974 current population = 15,938 persons
available density

of

5,312 single family detached units
' or :
5,903 single family attached units
or
7,590 multiple family units

15,938 persons of available density translates to a development potential of :

Sources: Dwelling unit count from Department of Tax Administration data and Plan
Document Control, LDS, DPWES with addition of units receiving site plan approval
* since adoption of the PRC Amendment March 26, 2007.

and

SOIL ID SOIL SERIES FOUNDATION  SOIL EROSION|  PROBLEM
NUMBERS NAME SUPPORT | DRAINAGE [POTENTIAY CLASS
398 GLENELG SILT LOAM GOOD GOOD HIGH I
39C GLENELG SILT LOAM GOOD GOOD HIGH I
39D GLENELG SILT LOAM GOOD GOOD HIGH [
1058 WHEATON-GLENELG COMPLEX GOOD GOOD HIGH IVB
95 URBAN FILL N/A N/A N/A IVB

BUILDING GROSS TYPE OF USE GROUP BUILDING HEIGHT | BUILDING FULLY
BULDING USE NUMBER OF UNITS | 1 nop aea (sF) | FOOT PRINT AREA (SF)|CONSTRUCTION|  CLASSIFICATION | (# OF STORIES) (FT) | SPRINKLERED

4 STORIES

BUILDING A CONDOMINIUM 35 UNITS N/A 12,480 VA R-2 PLUS PENTHOUSE YES
(48'-3" FT)
4 STORIES

BUILDING B CONDOMINIUM 35 UNITS N/A 12,480 VA R-2 PLUS PENTHOUSE YES

(60 FT)

4 STORIES

BUILDING C 2 OVER 2 10 UNITS N/A 6,000 VA R-2 (50 FT) YES
4 STORIES

BUILDING D 2 OVER 2 8 UNITS N/A 4,800 VA R-2 (50 FT) YES
4 STORIES

BUILDING E 2 OVER 2 12 UNITS N/A 7,200 VA R-2 (50 FT) YES
TOWNHOMES 4 STORIES

BUILDING F (SFA) 8 UNITS N/A 6,635 VA R-5 (45 FT) YES
TOWNHOMES 4 STORIES

BUILDING G (SFA) 4 UNITS N/A 3,778 VA R-5 (45 FT) YES
TOWNHOMES 4 STORIES

BUILDING H (SFA) 6 UNITS N/A 5,055 VA R-5 (45 FT) YES
TOWNHOMES 4 STORIES

BUILDING | (SFA) 5 UNITS N/A 4,264 VA R-5 (45 FT) YES
TOWNHOMES 4 STORIES

BUILDING J (SFA) 5 UNITS N/A 4,264 VA R-5 (45 FT) YES
TOWNHOMES 4 STORIES

BUILDING K (SFA) 8 UNITS N/A 6,635 VA R-5 (45 FT) YES
4 STORIES

BUILDING L 2 OVER 2 12 UNITS N/A 7,200 VA R-2 (50 FT) YES
TOWNHOMES 4 STORIES

BUILDING M (SFA) 8 UNITS N/A 6,635 VA R-5 (45 FT) YES
1 STORY

BUILDING N RETAIL N/A 3,300 3,300 VB M (25 FT) NO

BUILDING 0 RETAIL /OFFICE N/A 11,093 5,307 VB M 2(385T?$)Y NO

TOTAL - 156 UNITS 14,393 96,033 - - - -

SOILS MAP/DATA SCALE 1"= __ 500"
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ACCESS ESMT.
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TM# 018-3-04-0006A
PROPERTY OF
RESTON ASSOCIATION
D.B. 4086 PG. 359
PARCEL 6A
SECTION 19, BLOCK 6A
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RETAIL/OFFICE/FAST FOOD
RESTAURANT/QUICK-SERVICE
FOOD STORE
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GREEN MARTHA, MG AND ASSOCIATES
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LEGAL DESCRIPTION

BEGINNING AT A POINT ON THE SOUTHWESTERLY CORNER OF THE LAND OF TALL OAKS 353.10 FEET ALONG THE ARC OF A TANGENT CURVE TO THE RIGHT HAVING A RADIUS
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AT RESTON, L.P. AS RECORDED IN DEED BOOK 7916 AT PAGE 303, AMONG THE LAND
RECORDS OF FAIRFAX COUNTY, VIRGINIA; SAID POINT ALSO BEING ON THE EASTERLY
LINE OF THE LAND OF RESTON ASSOCIATION AS RECORDED IN DEED BOOK 5367 AT
PAGE 99, AMONG THE LAND RECORDS OF FAIRFAX COUNTY, VIRGINIA;  THENCE
DEPARTING THE LAND OF SAID RESTON ASSOCIATION AND RUNNING WITH THE LAND OF
SAID TALL OAKS AT RESTON, L.P.; SOUTH 64°46°36" EAST A DISTANCE OF 395.27 FEET
TO A POINT; THENCE NORTH 25413'24" EAST A DISTANCE OF 52.61 FEET TO A POINT
ON THE WESTERLY LINE OF THE LAND OF VILLAS DE ESPANA CLUSTER ASSOCIATION AS
RECORDED IN DEED BOOK 3563 AT PAGE 416, AMONG THE LAND RECORDS OF FAIRFAX
COUNTY, VIRGINIA; THENCE RUNNING WITH THE LAND OF SAID VILLAS DE ESPANA
CLUSTER ASSOCIATION; SOUTH 14°40'56" EAST A DISTANCE OF 244.39 FEET TO A POINT
ON THE WESTERLY RIGHT-OF-WAY LINE OF NORTH SHORE DRIVE, VIRGINIA STATE ROUTE
4776, A VARIABLE WIDTH RIGHT-OF-WAY AS RECORDED IN DEED BOOK 3313 AT PAGE
119, AMONG THE LAND RECORDS OF FAIRFAX COUNTY, VIRGINIA; THENCE DEPARTING
THE LAND OF SAID VILLAS DE ESPANA CLUSTER ASSOCIATION AND RUNNING WITH THE
WESTERLY RIGHT-OF-WAY LINE OF SAID NORTH SHORE DRIVE; 324.55 FEET ALONG THE
ARC OF A NON-TANGENT CURVE TO THE LEFT HAVING A RADIUS OF 442.50 FEET AND
SUBTENDED BY A CHORD BEARING SOUTH 4614’10 WEST A DISTANCE OF 317.32 FEET
TO A POINT; THENCE SOUTH 25'13'24" WEST A DISTANCE OF 50.00 FEET TO A POINT;

OF 442.50 FEET AND SUBTENDED BY A CHORD BEARING SOUTH 48:05°01” WEST A B 3315 PG 119

DISTANCE OF 343.81 FEET TO A POINT ON THE SOUTHEASTERLY CORNER OF THE LAND
OF THE AFOREMENTIONED RESTON ASSOCIATION; THENCE DEPARTING THE WESTERLY
RIGHT-OF-WAY LINE OF SAID NORTH SHORE DRIVE AND RUNNING WITH THE LAND OF
SAID RESTON ASSOCIATION THE FOLLOWING COURSES AND DISTANCES;

NORTH 64'46'36" WEST A DISTANCE OF 132.59 FEET TO A POINT;

NORTH 1323'16" WEST A DISTANCE OF 114.61 FEET TO A POINT,

NORTH 01°39'00" EAST A DISTANCE OF 154.57 FEET TO A POINT;

NORTH 25413'24" EAST A DISTANCE OF 128.36 FEET TO A POINT,

NORTH 19°46'36" WEST A DISTANCE OF 31.77 FEET TO A POINT;

NORTH 2513'24" EAST A DISTANCE OF 105.00 FEET TO A POINT;

NORTH 1925'44” EAST A DISTANCE OF 161.65 FEET TO A POINT,
NORTH 25413'24" EAST A DISTANCE OF 150.00 FEET TO THE POINT OF BEGINNING AND

CONTAINING AN AREA OF 311,192 SQUARE FEET OR 7.1440 ACRES, MORE OR LESS.

DB. 10449 PG. 500

A . 7
DB. 18685 PG. 790 )
s
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