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REVISIONS WITH ADVERTISING IMPLICATIONS
The following potential revision requires re-advertising and re-hearing:

The following potential revision does not require re-advertising and re-hearing.
However, proceeding to the Board without re-advertising and rehearing by the Planning
Commission, would be at the Applicant's risk, and a request to do so needs to be
provided in writing.

CONCEPT PLAN REVISIONS

The following is a list of revisions that need to be made to the Concept Plan prior to
Board action:
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5. lllustrative Sheets. Proffering conformance to Sheets labeled "illustrative" is not a
strong enough design commitment. (Sheets 19 and 19A, Typical lllustrative Site
Furnishings; Sheet 20, lllustrative Streetscape Concepts; Sheet 21, lllustrative
Amenity Concepts; Sheets 29 and 30, lllustrative Layout Plan; Sheet 31, Illustrative
Land Use Map; Sheets 32 and 33, Civic Space Exhibit; and Sheets 34 and 35,
Open Space Plan; Exhibit G of the Proffers).

17. Sheets 32 and 33.
a. Revise to accurately only show civic space consistent with the Revised
General Plan (should not include parking lot islands and the area north of

Road 10 labeled as surface parking on the Concept Plan).

PROFFER STATEMENT (January 13, 2010)
Staff suggests the following revisions to the Proffer Statement prior to Board action:

»

Proffer 1LA. Last Paragraph. Omit last paragraph as it appears to be in conflict
with the preceding paragraph. As substantial conformance is defined in the Zoning
Ordinance and the Concept Plan only depicts land bays and roadways with
specific commitments to the uses within each land bay, omit, "the Owner shall
have reasonable flexibility to modify the location of uses and layout shown on the
ConceptPlan . .. ."

1
w |
1



April 12, 2010
KINCORA
ZMAP 2008-0021

o

Proffer I.B.1. The 40% is required, why restate?

~

Proffer I.B.2. Is it necessary to state 5% minimum as it is required by the Zoning
Ordinance?

b. Proffer that hotel uses will not be located adjacent to Pacific Boulevard.

b. Stipulate what section of the community development authority agreement
requires payment for conversion of rental units to for-sale units.

o

4. Proffer 1.B.5. Why is 5% included in Proffers as it is a requirement of the Zoning
Ordinance? Why are examples listed? A reference could be made to the Zoning
Ordinance uses. If listed, use uses permitted in the Zoning Ordinance.

-

5. Proffers I1.B.5. and I.H. Proffer to minimum types of amenities to be provided in
the three 10,000 square-foot plazas.

|
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21. Proffer I.D. Please reword for easier understandability. What are
"ADU-Equivalent Units"? This term is not in the Zoning Ordinance.

22. Proffer I1.D. Second Sentence. It is recommended that the newly added first part
of the second sentence "Notwithstanding" through "Ordinance" be deleted.

Revise
to state that the affordable dwelling units shall be administered consistent with

Article 7 of the Zoning Ordinance and Chapter 1450 of the Loudoun Coun
Codified Orinance. EERNRAN NP A e P R

28. Proffer I.LF.1. Last Line. Delete "Employment Supportive Uses" and replace with
"Commercial Uses."

w
=

Proffer 1.G.1. Does the Proffer just go away if another performing arts center is
built within five miles of the property? Specify in Proffers what happens if the
center does not come to fruition or is relocated within the northern portion of the
site. Specify where this center site would be located and how the relocation or
elimination of the two-acre site would impact the land bay square footages on
Sheet 13.

34. Proffer 1.G.2. and Sheet 13. Specify what happens if a performing arts center
does not come to fruition or if it is relocated to a two-acre site within the northern
portion of the property. How would it impact the land bay square footages
provided on Sheet 13.
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38. Proffer 1.J. The requirement for vertical mix of uses is in the Ordinance. It is not
necessary to repeat in Proffer.

N

0. Proffer IILA. Revise to state construction activities that will result in excessive
disturbance (e.g., clearing, grading, external construction) will not occur within the
1,400 foot rookery radius during the heron nesting season from February 15th to
June 30th each year.

IS

1. Proffer Il.C. It appears as though the limits of clearing and grading just need to be
expanded as there are too many encroachments listed.

c. State that the Applicant shall preserve a minimum of 80% of the existing
tree canopy within areas labeled as Tree Preservation Outside Riparian
Forest Preservation on Sheets 22 and 23 so as not to confuse with areas
labeled as Riparian Forest Preservation which should be preserved in its
entirety.
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57. Proffer V.F. As the Applicant is requesting an FAR incentive for the structured
parking, a trigger other than full build-out is necessary.

60. Proffer V.J.1. The Applicant is proffering to a design to which no waiver can be
given.

b. Regardless of the outcome of the PPEA process, staff requests that the
Applicant proffer a five-acre Public Use Site in Land Bay N to the County to
offset the capital facility cost to the County of developing 1,400 multi-family
units in the County.

c. Please revise the Proffer Statement that within 60 days of approval of
ZMAP-2008-0021, the Applicant shall submit a subdivision application to
create a Public Use Site consisting of a minimum of five buildable acres
(i.e., non-floodplain, non-wetland, non-very steep slopes, etc.) in Land Bay
N, as depicted on Sheets 9 and 10 of the Concept Development Plan. The
Applicant shall dedicate and convey to the County the five-acre Public Use
Site within 180 days of the approval of ZMAP-2008-0021.

d. Please change the heading of Proffer VI.LA. from "Fire & Rescue Site" to
"Public Use Site." Please change all other references to the proffered "Fire
& Rescue Site" to "Public Use Site." In the event the site is not developed
as a Fire & Rescue Station, the County reserves the right to develop the

-8-
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Public Use Site for any use allowed within the zoning district regulations on
the parcel.

e. The County requests that the Applicant revise the Proffer Statement to
provide all utilities to the Public Use Site, including broadband, prior to
dedication of the Public Use Site to the County. The Applicant shall also
construct a temporary access road across Land Bay N to the Public Use
Site prior to conveyance of the site to the County. The temporary access
road will be required by the County to access the Public Use Site until such
time as access to the site from Pacific Boulevard is provided by the
Applicant.

f. Inthe event there are not five buildable acres within Land Bay N to proffer to
the County for a Public Use Site, the County requests that the Applicant
proffer to provide an "alternate" location for a five-acre Public Use Site
within Land Bay Q.

\'

2. Parking Location. Proffer to locate parking to the rear of the buildings they serve,
within the interior of blocks, with access from alleys or streets which do not conflict
with pedestrian access. The only exception will be for Pacific Boulevard and Route

28.

73. Active Open Space. Proffers should include timing commitments for active open
space.

74. Curb Cuts. Curb cuts break up the sidewalk, reduce pedestrian safety, and

detract from pedestrian-oriented uses. For these reasons, staff continues to
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recommend committing to no curb cuts along Roads 2, 6, 8, and 9, except for the
provision of hotel entrances, if applicable.

DESIGN GUIDELINES

In order for the Applicant's Design Guidelines to be enforceable and consistent with the
Revised General Plan, the following revisions need to be made:

=

no

w

»

Architectural Massing Standard #7. Amend to state "Buildings in Land Bays B,
F, J, and Q, with no intervening buildings between such buildings and Pacific
Boulevard or Route 28 shall be constructed to a minimum of four stories or 50 feet
in height.”

Typical Roadway Sections, pg. 10. Page 10 of the Design Guidelines shows
Typical Sections for Route 28 and Pacific Boulevard for Land Bays N and Q with
more than one row of parking and more than one travel lane adjacent to Route 28
and Pacific Boulevard inconsistent with Proffer V.L.1.

Streets and Block Standards, pg. 5. "For blocks greater than 400' in length a
mid-block feature for the purposes of dividing the length of the block sheuld will be
provided."

IVC. On-Street Parking, pg. 6. Remove the second sentence as it would require
an FSM waiver.

IVD. Shared Parking Facilities, pg. 6, #3. "should" be feasible.

Streetscape Standards, pg. 11, #1. Revise to state that all streetscapes "will
provide.
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Streetscape Standards, pg. 13: #7d and #7f. Delete as these refer to
streetscape elements (street furniture zone and passenger transition zone) that
have been removed from the Design Guidelines.

Streetscape Standards, pg. 14: #8. Change "should" to "will" and remove
"typically."
Streetscape Standards, pg. 14: #I0 and #I2. Change "should" to "shall."

Streetscape Standards, pg. 14: #13. Add "such as at parks and plazas" at the
end of this standard.

Pedestrian Ways Standards, pg. 16: #3. Change "should" to "shall.”

Pedestrian Ways Standards, pg. 16: #4. Add "Except for trails located within
the River and Stream Corridor Resource which shall consist of a permeable
material only."

Pedestrian Ways Standards, pg. 16: #5. Change the last sentence to read
"Pedestrian scale lighting will be provided sufficient to illuminate the walkway and
seating areas."

Outdoor Plazas Standards, pg. 18: #4. Currently there is not a plaza located
within Land Bay D.

Outdoor Lighting Standards, pg. 20. Add #8 "Light intensity will only be for its
intended purpose.”

Outdoor Furniture Standards, pg. 23: #4. Change "should" to "shall* for
"Seating areas should shall not obstruct building entrances nor restrict clear
movement zones."

Outdoor Furniture Standards, pg. 23: #6. Change "should" to "shall" for
"Bicycle racks sheuld shall not obstruct building entrances nor restrict clear
movement zones."

Outdoor Dining and Sidewalk Cafes Standards, pg. 26: #6. Add "are" to the
last sentence to read "Paint, grass, artificial turf, carpet, platforms, and any interior
finish materials or treatments are not allowed."

Utility Service Standards, pg. 27. Remove #4 telecommunication facilities are
permitted in the PD-MUB Zoning District by SPEX.

Facade Treatment Standards, pg. 35: #7. Change "should be" to "are" to read
“"Long, flat facades should-be are discouraged.”

Storefronts and Grade Level Spaces Standards, pg. 39: #6. Change "should"
to "will."

Residential Buildings and Frontages Statement of Intent, pg. 39: #1. Change
to read "Residential uses are encouraged in Kincora Land Bays A, C, D, E, and

portions of F."
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Fencing and Railings (And Temporary Barricades) Standards, pg. 45: #3. In
the last sentence change "color of colors" to "color or colors."

Loading and Trash Collection Areas Statement of Intent, pg. 45: #2. Change
"should" to "shall" in the last sentence to read "At a minimum, landscape shielding
shoeuld shall conceal service areas from roadways and residential uses . . . ."

Loading and Trash Collection Areas Standards, pg. 46: #1b. Change the last
sentence to read "Service area frontage along Roads 2, 6, 8, and 9 should be is
prohibited, unless appropriately shielded."

Tree and Planting Recommendations Standards, pg. 49: #8. In the second
sentence, change 'trees" to "tree pits."

Park Landscaping, pg. 5. Staff notes that the Narrative discusses more than just
landscaping of parks, plazas, and squares. Staff also notes that there are no
standards associated with park landscaping.

Planters Standards, pg. 52: #1. Change "should" to "shall."

Planters Standards, pg. 53: #2. Please delete as this standard refers to the
street furniture zone, which is no longer included in the Design Guidelines.

Planters Standards, pg. 53: #5. Add "Planters shall complement the building
facade they adjoin in both color and finish materials."

Signage Design Standards. Remove as signage must comply with the Zoning
Ordinance.

ADDITIONAL INFORMATION NEEDED
Additional information is needed in order for staff to evaluate the following:

1.

Very Steep Slopes. Provide more detailed information to evaluate compliance
with Section 5-1508 of the Revised 1993 Zoning Ordinance.

Modification of Section 4-1358(C). Tree Spacing. Provide additional information
illustrating the Applicant's referenced constraints (utility corridors, sight distance
and clear zone requirements, signage, lighting, and streetscape amenities) as well
as relationships with proposed improvements (including building heights), Proffer
Statement Exhibit B does not provide sufficient information.

-12-

67442.000008 EMF_US 30449278v1



