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:~~APR 
Area Pians Review NOMINATION FORM 

d. PROPOSED COMPREHENSIVE PLAN DESIGNATION: (NOTE: The proposal you submit with your nomination is the proposal that is to be 
. presented to the task force and will be the subject of their consideration and vote). See attached. 

e. DESCRIBE what development under the new plan would look like. (What uses? Type of buildings? Building heights? Surface or structured park
ing? Typical unit size?) Office with structured and/or surface parking 

f. NON-RESIDENTIAL: Check the appropriate use lQJ:Office 0 Retail oGovernmentllnstitutional 
o Industrial 0 Open Space 

o Mixed Use (specify uses in table) 

g. TOTAL Floor Area Ratio (FAR) Proposed: __1_0...;5 _ TOTAL Gross Square Feet: _3_0_8....:,...;6..;,9....;3 _ 

Categories Percent ofTotal FAR Square feet 

Office 100% 308,693 

Retail 

Public Facility, Govt & Institutional 

Private Recreation/Open Space 

Industrial 

Residential' 

TOTAL 100% 308,693 

'If residential is a component, provide the approximate number and size of each type of dwelling unit proposed in the chart below based on the 
approximate square footage. 

h. RESIDENTIAL COMPONENT (Select the appropriate density 
range proposed and complete the table to the right): 

o .1 -.2 dulac (5-10 acre lots) o 5 - 8 dulac 

o .2·.5 dulac (2-5 acre lots) o 8-12du/ac 

o .5 - 1 dulac (1 - 2 acre lots) o 12 ·16 dulac 

o 1- 2 dulac o 16·20 dulac 

o 2 - 3 dulac o 20+ (specify 10 unit 

o 3· 4 dulac 
density range) 

o 4 - 5 dulac 

Residential Unit Types 

I 

Unit Type Number 
of Units 

Unit 
Size 

(sq tt) 

Total 
Square 
Feet 

Single Family Detached 

TO'Mlhouse 

Low-Rise Multifamily 
(1-4 stories) 

Mid-Rise Multifamily 
(5·8 stories) 

High-Rise Multifamily 
(9 + stories) 

TOTAL: 

APR# 08·1IJ*30UP Continued 
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Review 
NOMINATION FORMI! 

i • APRP !.~.~Plans 
lit: 
.! 
.j PART 5: MAP OF SUBJECT PROPERTY 

Attach a map clearly outlining in black ink the property of the proposed Plan amendment. The map must be no larger than 8Y! x 11 inches andIt: 
~
 

•
clearly legible. Maps in color will not be accepted.
 

~ PART 6: JUSTIFICATION 

~ Each nomination must conform to the Policy Plan and must meet at least one of the following guidelines. Check the appropriate bOx and provide a . 

written justification that explains why your nomination should be considered, based on·the guidelines below (two-page limit). 

~ IQiThe proposal would better achieve the Plan objectiveS than what is currently in the adopted Plan. 

OThere are oversights or land use related inequities in the adopted Plan that affect the area of concern.I 
••
~ 

~
 
~
 

All completed nomination forms must be submitted between May 1,2008 and June 27,2008 to: 
0,.:, 

'!:•..'...•..........:

S! ~B: F••" """""p,,,,,,... eomm;"lon OfficeGovernment Center Building 

,.,1 12000 Govemment Center Parkway. Suite 330 
\74% Fairfax, Virginia 22035-5505 

APR# 08·11I·30UP
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IIFAIRFAX COUNTY, VIRGINIA 
2008 NORTH COUNTY AREA PLANS REVIEW II 

NOMINATION TO AMEND THE COMPREHENSIVE PLAN II 

IIProposed Comprehensive Plan Text .. 
Nomination Attachment II .. 

Sub-Unit E-5 of the Reston-Herndon Suburban Center and Transit Station areas 
~(Page 47 of the Area III Plan) 
~ 

SUB-UNIT E-5 (part of Reston Parkway Transit Station Area) ~ 

~ Sub-unit E-5 is located in the northwest quadrant of Reston Parkway and Sunrise Valley
 
Drive. It is currently de:veloped ,':itll office uses, including the Reston Creseoat office park,
 ~ 

v.hich is approved for 3 buildings up to a .70 FAR.	 ~ 

~ 
This sub-unit is planned for office use at .50 FAR or residential use at up to 30 dwelling 

~units per acre. In addition, the active recreation needs of the residents should be met either 
through provision of appropriate facilities on-site or a written agreement with another nearby ~ 

residential development allowing use of their facilities. "til
For development in this sub-unit, including all baseline recommendations and options, 

tilpedestrian walkways should be provided to facilitate circulation throughout the land unit and 
should connect to walkways in adjacent land units and existing sidewalks or trails along major til 
streets in or around the land unit. All proposed developments should be in confonnance with the .. 
Urban Design Guidelines, located after the land unit recommendations. .. 

Due to its proximity to the potential rail station as an Qption Tax Map l7-3 «8)) 351 and .. 
3B? may be deyelpped with office uses up to 1,5 FAR, sybiect to the followjng conditions; .. ..~	 To the extent possible development plans for the two parcels should provide for 

coordinated vehicular and pedestrian access to and circulation among the parcels. as well .. 
as consolidated or linked wen s.oace areas; .. 

~	 An acceptable detailed transportatjon analysis is perfooned that identifies transportation •
improvements required to SUm-lOrt the development: •

•!	 Transportation improvements. support for transit services and/or transportation demand 
management strategies. wbich may include hut are not limited to frequent shuttle service •
to a transit facWty. sufficient to mitigate adverse impacts on the adjacent roadway •
network be provided, as determined during the development review process,;. •

!	 The development of these parcels should accommodate tbe planned undelJ)3ss under the •
Dulles Airport Access and Toll Road. connectjng Sunrise valley Drjye and Town Center •

APR# 08-111-30UP	 •
Page 6 of 14 •
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•••	 

I•
Parkway. I 

••

Transit-oriented Residential Mixed-Use Option 1- At such tiine as a funding agreement for 
Bus Rapid Transit (BRT), as described in the Land Use section iIi the Suburban Center Areawide 
Recommendations, is reached, mixed-use development up to a 1.0 FAR may be considered 
within Sub-unit E-5 provided that the mix of uses includes a residential component and a non
residential component that includes office, hotel, and support retail. The residential component' 
should be at least 35% but no more than 50% of the total gross floor area of the development. 
Office use combined may not exceed 50% of the total gross floor area and support retail, to be 
located in office, hotel or residential buildings may not exceed 15% of the total gross floor area. 

•

In addition, the following condition should be met:
 

• . Retail uses located. on the ground floor should have direct public access and display 
windows oriented to pedestrian walkways, and where appropriate to vehicular drives 
and/or streets. 

it

••

Rail-oriented Residential Mixed-Use Option":' At such time as a funding agreement for rail, 
as described in the Land Use section in the Suburban Center Areawide Recommendations, is 
reached, mixed-use development up to a 2.0 FAR may be considered for the 5 acres within Sub
unit E-5 located closest to the rail station, provided that the mix of uses includes a residential 
component and a non-residential component that includes office, hotel, and support retail. The 
residential component should be at least 40% but no more than 50% of the total gross floor area 
of the development. Some combination of office, hotel and support retail uses may comprise 50
60% of the· total gross floor area of the development. In .addition, the following conditions 
should be met: 

•	 The site should provide direct pedestrian access to the station be a part of a larger project, 
approved under a consolidated site plan or as concurrent applications, that provides direct 
pedestrian access to the station. 

•

• Grade-separated pedestrian links to the rail station are encouraged.
 

• • A quality site layout should be provided with consolidated vehicular access to the site,
 
parking structures that do not front on pedestrian areas, and shared parking to the
 
maximum extent possible.
 

•	 Building heights should be limited to 140 feet. 

•• • Transportation Demand Management measures as discussed on page 6 should l:!e utilized 
to the maximum extent possible. 

•	 Retail uses located on the ground floor should have direct public· access and display 
windows oriented to pedestrian walkways, and where appropriate to vehicular drives 

. and/or streets. 

APR# 08-111-30UP
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• j• ... 

•• FAIRFAX COUNTY COMPREHENSIVE PLAN, 2007 Edition	 AREA III 
Upper Potomac Planning District, Amended through 9-10-2007 

t Reston-Herndon Suburban Center and Transit Station Areas	 Page 47 

t 
residential component should be at least 40% but no more than 50% of the total gross floor areat 
of the development. Some combination ofoffice, hotel and support retail uses may comprise 50


t 60% of the total gross floor area of the d.evelopment. In addition, the following conditions
 
should be met:
 t 

t •	 The site should provide direct pedestrian access to the station or be a part of a larger
 
project, approved under a consolidated site plan or as concurrent applications, that
t provides direct pedestrian access to the station.
 

t • . Grade-separated pedestrian links to the rail station are encouraged.
 

•
• A quality site layout should be provided with consolidated vehicular access to the site, 

parking structures that do not front on pedestrian areas, and shared parking to the•
•

maximum extent possible.
 
. • Building heights should be limited to 140 feet.
 

•
.• Transportation Demand Management measures as discussed on page 6 should be utilized 

to the maximum extent possible. 

• • Retail uses located on the ground floor should have direct public access and display 

•	
windows oriented to pedestrian walkways, and where appropriate to vehicular drives 
and/or streets. 

••
Sub-unit E-5 (part ofReston Parkway Transit Station Area) 

• Sub-unit E-5 is located in the northwest quadrant of Reston Parkway and Sunrise Va)Jey 

•
Drive. It is currently developed with office uses, including the Reston Crescent office park, 
which is approved for 3 buildings up to a .70 FAR. 

••
This sub-unit is planned for office use at .50 FAR or residential use at up to 30 dwelling 

units per acre. In addition, the active recreation needs of the residents should be met either 

•
through provision of appropriate facilities on-site or a written agreement with another nearby 
residential development allowing use of their facilities. 

••
. For development in this sub-unit, including all baseline recommendations and options, 

pedestrian walkways should be provided to facilitate circulation throughout the land unit and 

•
should connect to walkways in adjacent land units and existing sidewalks or trails along major 

•
streets in or around the land unit. All proposed developments should be in conformance with the 
Urban Design Guidelines, located after the land unit recommendations. 

••
Transit-oriented Residential Mixed-Use Option - At such time as a funding agreement for 

Bus Rapid Transit (BRl), as described in the Land Use section in the Suburban Center Areawide 

••
Recommendations, is reached, mixed-use development up to a 1.0 FAR may be considered 
within Sub-unit E-5 provided that the mix of uses includes a residential component and a non
residential component that includes office, hotel, and support retail. The residential component 
should be at least 35% but no more than 50% of the total gross floor area of the development. 

• Office use combined may not exceed 50% of the totaJ gross floor area and support retail, to be 

•
located in office, hotel or residential buildings may not exceed 15% of the total gross floor area. 
In addition, the foHowing condition should be met: 

J • Retail uses located on the ground floor should have direct public access and display 
windows oriented to pedestrian walkways, and where appropriate to vehicular drives 

. and/or streets. •I 
I	

•
Rail-oriented Residential Mixed-Use Option - At such time as a funding agreement for rail 

as described in the Land Use section in the Suburban Center Areawide Recommendations, i~ 

APR# 08-111-30UP 
Page 9 of 14 

223•I 
•
I 135



,.• 
FAIRFAX COUNTY COMPREHENSIVE PLAN, 2007 Edition AREA III 
Upper Potomac Planning District, Amended through 9-10-2007 
Reston-Herndon Suburban Center and Transit Station Areas Page 48 

•
•
•
•
•
•
reached, mixed-use development up to a 2.0 FAR may be considered for the 5 acres within Sub

unit E-5 located closest to the rail station; provided that the mix of uses includes a residential·.
 •
component and a non-residential component that includes office, hotel, and support retail. The •residential component should be at least 40% but no more than 50% of the total gross floor area
 
of the development. Some combination of office, hotel and support retail uses may comprise 50
 ,•60% of the total gross floor area of the development. In addition, the following conditions .
 
should be met: .
 , 
•	 The site should provide direct pedestrian access to the station be a part ofa larger project, , 

approved under a consolidated site plan or as concurrent applications, that provides direct ,
pedestrian access to the station. 

•	 Grade-separated pedestrian links to the rail station are encouraged. , 
•	 A quality site layout should be provided with consolidated vehicular access to the site, ,

parking structures that do not front on pedestrian areas, and shared parking to the 
maximum extent possible. . ,

•	 Building heights should be limited to 140 feet. . ,•	 Transportation Demand Management measures as discussed on page 6 should be utilized
 
to the maximum extent possible.
 

•	 Retail uses located on the ground floor should have direct public access and display •
windows oriented to pedestrian walkways, and where appropriate to vehicular drives , 
and/or streets. , ,Land Unit F ,This land unit is located south of the Dulles Airport Access/Toll Road between Reston
 

Parkway on the west and Association Drive on the east (see Figure 10). Sunrise Valley forms
 tthe southern boundary of Land Unit F. The Reston International Center is a major visual feature 
of this land unit. t 

,tA high quality Jiving environment can be created through the provision of well-designed
 
residential and mixed-use projects which provide active recreation, entertainment and other site
 
amenities. Each residential development should include on-site affordable housing that is we]]
 ,
integrated and dispersed throughout the development. 

tThe portions of the land unit that are adjacent to the Reston Parkway and Wiehle Avenue 
TSAs are subject to the Pedestrianlhicycle access guidelines in the Suburban Center Areawide t 
Recommendations shown at the beginning of the Suburban Center text. , 

For all recommendations in this Transit Station Area, including all baseline , 
recommendations and options, pedestrian walkways should be provided to facilitate circulation 
throughout the land unit and should connect to walkways in adjacent land units and existing 4 
sidewalks or trails along major streets in or around the land unit. All proposed developments 4
should be in conformance with the Transit Station Area Urban Design Guidelines, located at the 
end of this section of the Plan. 4 

«Sub-unit F-1 
~ 

Sub-unit F-l is located in the southeast quadrant of Reston Parkway and the DAAR. 
~Development in the land unit includes the landmark International Center office building, several
 

retail uses including restaurants and a gas station, and an office condominium. .
 

APR# 08-111-30UP 
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FAIRFAX COUNTY, VIRGINIA
 
2008 NORTH COUNTY AREA PLANS REVIEW
 

NOMINATION TO AMEND THE COMPREHENSIVE PLAN
 

Proposed Comprehensive Plan Text 

Nomination Attachment 

A Portion of Sub-Unit E-S of the Reston-Herndon Suburban Center and Transit Station areas 
(Page 47 of the Area III Plan) 

SUB-UNIT E-5 (part of Reston Parkway Transit Station Area) 

Sub-unit £-5 is located in the northwest quadrant of Reston Parkway and Sunrise Valley
 
Drive.
 

This sub-unit is planned for office use at .50.FAR or residential use at up to 30 dwelling
 
units per acre. In addition, the active recreation needs of the residents should be met either·
 
through provision of approprIate facilities on-site or a written agreement with another nearby
 
residential development allowing use of their facilities.. .
 

For development in this sub-unit, including all baseline recommendations and options, 
pedestrian walkways should be provided to facilitate circulation throughout the land unit and 
should connect to walkways in adjacent land units and existing sidewalks or trails along major 
streets in or around the land unit. All proPosed developments should be in conformance with the 
Urban Design Guidelines, located after the land unit recommendations. 

. Due to its proximity to the potential rail station, as an option Tax Map 17-3 «8)) 3BI and 
3B2 may be developed with office uses up to 1.5 FAR, subject to the following conditions: 

•	 To the· extent possible, development plans for the two parcels should provide for 
coordinated vehicular and pedestrian access to and circulation among the parcels, as well 
as consolidated or Hnked open space areas; 

•	 An acceptable detailed transportation analysis is performed that identifies transportation: 
improvements required to support the development; 

•	 Transportation improvements, support for transit services and/or transportation demand. 
management strategies, which may include but are not limited to frequent shuttle service 
to a transit facility, sufficient to mitigate adverse impacts on the adjacent roadway 
network be provided, as determined during the development review process; 

•	 The development of these parcels should accommodate the planned underpass under the 
Dulles Airport Access and Toll Road, connecting Sunrise Valley Drive and Town Center 
Parkway. 

APR# 08·111-30UP
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Transit-oriented Residential Mixed-Use Option - At s~ch time as a funclirig agreement for 
Bus Rapid Transit (BRT), as described in the L~d Use section in the Suburban Center Areawide 
Recommendations, is reached, mixed-use development up to a 1.0 FAR may be considered 
within Sub-unit E..;5 provided that the mix of uses includes a residential compOnent and a non
residential component that includes office, hotel, and support retail. The residential component 
should be at least 35% but no more than 50% of the total gross floor area of the developlIlent. 

. Office use combined may not exceed 50% of the total gross floor area and support retail, to be 
located in office, hotel or residential buildings may not exceed 15% of the total gross floor area. 
In addition, the following condition should be met: 

•	 Retail uses located on the ground floor should have direct public access .and display 
windows oriented to pedestrian walkways; and where appropriate to vehicular· drives 
and/or streets. . ..... 

Rail-oriented ResidentialMixed-Use Option - At such time as a funding agreement for rail, 
as described in the Land Use section in the Suburban Center Areawide Recommendations, is 
reached, mixed-use development up to a 2.0 FAR may be considered for the 5 acres within Sub
unit E-5 located closest to the rail station, provided that the .mix of uses includes a residential· 
component and a non-residential component that includes office, hotel, and support retail. The 
residential component should be at least 40% but no more than 50% of the total gross floor area 
of the development. Some combination of office, hotel and support retail uses may coIIlprise 50
60% of the total gross floor area of the development. In addition, the following conditions 
should be met: 

•	 The site sho~1d provide direct pedestrian access to the station be a part ofa larger project, 
approved under a consolidated site plan or as concurrent applications, that provides direct 
pedestrian access to the station. . 

•	 Grade-separated pedestrian links to the rail station are. encouraged. 

•	 A quality site layout should be provided with consolidated vehicular access to the site, 
. parking structures that do not front	 on pedestrian areas, and, shared. parking to the 
maximum extent possible. 

Building heights should be limited to 140 feet. 

•	 Transportation Demand Management measures as discussed on page 6 should be utilized 
to the maximum extent possible. 

, 
•	 Retail uses located on the ground floor should have direct public access and display 

windows oriented to pedestrian walkways, and where appropriate to vehicular drives 
and/or streets. 

APR# 08-111-30UP 
226 Page 12 of 14 

369183 v2IRE 138



.r • 
0" ... I... 

Fairfax County Tax Maps 17-3 ((8) 381 and 382 of Sub-Unit E-5·
 
Reston Parkway Transit Station Area
 

Comprehensive Plan Amendment
 

Statement of Justification
 

. J. INTRODUCTION AND OVERVIEW 

Realty Associates Fund VII LP (the "Owner"), is the owner of approximately 4.72 acres of land 
in the Hunter Mill District of Fairfax County. The land is located in the Reston Parkway Station 
Area, south of the Dulles Toll Road and west of Reston Parkway and is identified as Fairfax 
County Tax Maps 17-3 ((8) 381 and 382 (the UPropertyD). The Owner requests approval of a 
Comprehensive Plan Amendment that better achieves the Plan's objectives for less sprawling, 
more urban development. 

. II. THE COMPREHENSIVE PLAN 

The Property is located within Sub-Unit E-5 of the Reston Parkway Station Area and is planned 
at the baseline for office uses with support retail and service uses up to .50 FAR or residential 
uses up to 30 dwelling units per acre. In addition, the Plan offers two mixed-use options which 
permit an increase in FAR up to 1.0 for the entire Sub-unit E-5 and 2.0 for the 5 acres of the 
Sub-unit located closest to the proposed Reston Parkway Metrorail Station, based on the mode 
of transit available and provided that a certain mix of uses is included. 

III. THE COMPREHENSIVE PLAN AMENDMENT 

First, the Applicant proposes to retain the current base Comprehensive Plan language, which, 
as noted, permits office uses up to .50 FAR or residential uses up to 30 dwelling units per acre. 
Second, in view of the Property's convenient access to the future rail station, the Applicant 
proposes a rail-related option for intensified office uses up to a 1.5 FAR. Last, the Applicant 
proposes to retain both mixed-use alternatives for development up to a 1.0 across the Sub-unit 
and a 2.0 for the 5 acres of the Sub-unit located closest to the future rail station, as currently 
optioned in the Plan. 

The Applicant's proposed Comprehensive Plan recommendations better achieve the Plan's 
objectives for the Dulles Corridor by offering the Property a needed option to transition from low
rise office campus to more efficient, high-rise office development. While the current 
Comprehensive Plan seeks to change the County's historic pattern of spraWling development, 
the current density levels offered by the Plan do not create sufficient incentives to modify the 
historic development patterns of this area. For example, removing revenue-producing assets in 
favor of slightly higher density development that requires structured parking and similar 
infrastructure at substantial cost is economically infeasible for the foreseeable future. This, is 
especially true for smaller parcels which, from a planning, design and/or economic perspective, 

. may not be appropriate for redevelopment on a large scale and with the full mix of uses 
envisioned by the Plan. In order to improve and modify the pattern of suburban development 
near new transit stations, the Plan should provide the option for infill or phased redevelopment 
of smaller, but strategically-located properties in a manner not requiring wholesale 
abandonment of existing assets. High-quality office uses up to a 1.5 FAR recognize that the 
continuous development and intensification of properties alongside the future Reston Parkway 
Metro Station is important to the creation of a successful. urban environment throughout the 
Dulles Corridor. APR# 08-111-30LlP 
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.. 
•• ..
 .. 
•J. CONCLUSION 

•
The Owner's recommendations for a rail-related option for intensified office uses up to a 1.5 
FAR respects smaller scale redevelopment while simultaneously achieving the Plan's objectives •
for more urban development. Accordingly, the Owner respectfully requests the support of the •
Comprehensive Plan Amendment by County Staff, the Planning Commission, and approval by 
the Board of Supervisors. . •

•
•
• .. .. .. .. .. .. .. .. .. 
CII .. .. .. .. .. .. .. .. .. 
fill 

fill 

fill 

" "~ 

" 
" APR# 08-111-30LlP 
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