










March 5, 2010

PACIFIC BOULEVARD ALIGNMENT PROFFER

III. B. Pacific Boulevard Alignment.

The final alignment of Pacific Boulevard as it crosses the northeast corner of the site and 
Broad Run and connects to Russell Branch Parkway shall be determined inlocated within an 
area withinidentified on Sheet 11 of the Concept Plan as the Pacific Boulevard construction 
envelope (the "Pacific Boulevard Envelope") shown on the Concept Plan.  The final alignment 
shall be determined at the time VDOT right-of-way plans and/or Owner-initiated construction 
plans and profiles are approved, and such.  The alignment shown on the Concept Plan may be 
shifted from the alignment shown onwithin the Pacific Boulevard Envelope without requiring a 
zoning concept plan amendment or proffer amendment.  If the Board of Supervisors approves the 
creation of a CDA to finance construction of Pacific Boulevard, and VDOT and/or the County 
have not approved the final alignment of the off-site portion of Pacific Boulevard in connection 
with the review and approval of the requisite plans for Pacific Boulevard right-of-way or 
construction plans, the CDA shall, at the time required by the terms of these Proffers, deposit 
with the County the necessary funds for the construction of that segment of Pacific Boulevard, 
within the Pacific Boulevard Envelope, in the alignment shown on the Concept Plan, with 
such funds to be held by the County and used only for the future construction of that segment of 
Pacific Boulevard once the final alignment is determined.  Any interest that accrues on such 
funds shall likewise be held and used only for the construction of that segment of Pacific 
Boulevard.  Any portion of such funds or accrued interest that is not used for the construction of 
Pacific Boulevard, if any, shall be returned to the CDA.

PROCESS FOR EXTENDING PACIFIC BOULEVARD

1. Rezoning approval
2. Determine final Pacific Boulevard alignment based on:

a. Acquisition of right-of-way by Kincora (impacted by availability, environmental 
impacts, cultural resources, costs)

b. Federal, state and local plan approvals and permits

3. Construction plan approval
4. Mitigation of all impacts
5. Construction

67442.000008 EMF_US 30086505v3



KINCORA VILLAGE CENTER – ZMAP 2008-0021
KINCORA – TRANSPORTATION PLAN

• CDA (Road Improvements Upfront)

- Pacific Boulevard – On Site 

– Direct Access to Route 28

- Pacific Boulevard – Broad Run Crossing

– Connection to Russell Branch Parkway

- Gloucester Parkway – Broad Run Crossing

– Connection to Loudoun County Parkway

• PHASING PLAN OBJECTIVES:
- Provide Adequate Road Access

- Minimize Impacts To Existing Regional Roads

- Create Capacity On Regional Roads Equal To/Greater Than 
Site Traffic Added With Each Phase

- Contribute Adequate Regional Roadway Improvements In Lieu 
of Cash Contribution



ADEQUATE ROAD ACCESS

PHASE I
- UTILIZATION OF ON-SITE NOKES 

BLVD./ROUTE 28 INTERCHANGE

- CONSTRUCTION OF PACIFIC BOULEVARD -
ON SITE

PHASE II
- CONSTRUCT PACIFIC BOULEVARD ON SITE 

TO RUSSELL BRANCH PARKWAY OFF SITE 
THAT INCLUDES A CROSSING OF BROAD 
RUN 

PHASE III
- CONSTRUCT GLOUCESTER PARKWAY ON 

SITE TO LOUDOUN COUNTY PARKWAY 
OFF SITE THAT INCLUDES A CROSSING OF 
BROAD RUN 



MINIMIZE IMPACTS TO EXISTING REGIONAL ROADS

PHASE I PHASE II PHASE III

80% 57%

37%13%12%

XX % = SITE TRAFFIC/TOTAL TRAFFIC

11%



ADEQUATE ROADWAY CAPACITY – PHASE I & II
Proposed Network

Notes:

1. Roadway capacity was based on Federal Highway Administration, Informational Guide, Chapter 7 – Operational Analysis Methods considering 1,400 
vehicles per hour per lane divided by 11% (k-factor) to determine the daily capacity for critical lanes at a signalized intersection.

2. Daily volume was based on volume crossing property boundaries.

Roadway capacity was measured at these locations.

Phase I

Phase II



ADEQUATE ROADWAY CAPACITY – FULL BUILD OUT

Proposed Network

Notes:

1. Roadway capacity was based on Federal Highway Administration, Informational Guide, Chapter 7 – Operational Analysis Methods considering 1,400 
vehicles per hour per lane divided by 11% (k-factor) to determine the daily capacity for critical lanes at a signalized intersection.

2. Daily volume was based on volume crossing property boundaries.

Roadway capacity was measured at these locations.

Construct Gloucester Pkwy. and 
Pacific Blvd. as 4-lane roads.



$8.0/SF

$3.7/SF

$4.0/SF

$3.0/SF

ONE LOUDOUN:

•5,479,200 SF

•$3.7/SF – Roadway Contribution

•AVB/Route 7 Interchange

ARCOLA:

•4,564,000 SF

•$4.0/SF – Roadway Contribution

•Route 50 Improvements

•Arcola Blvd. Construction

•Dulles South Pk. Construction

•Interchange Contribution

PARAGON PARK:

•1,958,217 SF

•$3.0/SF – Roadway Contribution

•Pacific Blvd. Construction

KINCORA:

•5,517,025 SF

•$8/SF – Roadway Contribution

•Pacific Blvd.Connection & Bridge

•Gloucester Connection & Bridge



SUMMARY

CDA – ALL IMPROVEMENTS UPFRONT

- PROVIDES SIGNIFICANT REGIONAL BENEFIT THAT PRECEDES 
KINCORA DEVELOPMENT

PHASING PLAN

- PROVIDES ADEQUATE SITE ACCESS FOR ALL PHASES

- MINIMIZES IMPACTS TO REGIONAL ROAD NETWORK

- CREATES ROADWAY CAPACITY IN EXCESS OF SITE GENERATED TRIPS

- CONTRIBUTES SIGNIFICANT REGIONAL ROADWAY IMPROVEMENTS




