Illustrative Very Rough Draft of How Reston's Zoning Ordinance

Might Be Modified to Improve It from a Community Perspective

(The illustrative modifications are shown in Bold RED Italics)
PART 3
6-300
 PRC  PLANNED RESIDENTIAL COMMUNITY DISTRICT

6-301 Purpose and Intent



The PRC District is established to permit the development of planned communities on a minimum of 750 contiguous acres of land under one ownership or control.  Such planned communities shall be permitted only in accordance with a comprehensive plan, which plan, when approved, shall constitute a part of the adopted comprehensive plan of the County and shall be subject to review and revision from time to time.


The PRC District regulations are designed to permit a greater amount of flexibility to a developer of a planned community by removing many of the restrictions of conventional zoning.  This flexibility is intended to provide an opportunity and incentive to the developer to achieve excellence in physical, social and economic planning.  To be granted this zoning district, the developer must demonstrate the achievement of the following specific objectives throughout all of his planning, design and development.

1. 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.

2. An orderly and creative arrangement of all land uses with respect to each other and to the entire community.

3. 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.

4. The provision of cultural, educational, medical, and recreational facilities for all segments of the community.

5. The location of structures to take maximum advantage of the natural and manmade environment.

6. The provision of adequate and well-designed open space for the use of all residents.

7. The staging of development in a manner which can be accommodated by the timely provision of public utilities, facilities and services.

To these ends, rezoning to and redevelopment under this district will be permitted only in accordance with a comprehensive plan and development plan prepared and approved in accordance with the provisions of Article 16.




Development Plans should be reviewed and evaluated with respect to this 

Purpose and Intent and as further defined in the Incentives section below.

6-308 Maximum Density

1. The overall density for a PRC District shall not exceed thirteen (13) persons per acre of gross residential and associated commercial areas.

2. In computing density, a factor of 3.5 persons shall be used per single family detached dwelling; 3.0 persons per single family attached dwelling; 2.5 persons per garden apartment multiple family dwelling; and 2.0 persons per elevator apartment multiple family dwelling.  Such factors shall be reviewed at least once every three (3) years.  Within three (3) years following the commencement of residential construction within a PRC community, such factors shall be reviewed and, for that community, shall become fixed for the purpose of calculating the permitted number of dwelling units.

3. Residential densities in a PRC District shall be designated low, medium and high on the approved development plan.

A. Low:  The overall density within the entire area of a PRC District that is designated for low density shall not exceed 3.8 persons per acre of gross residential area.  Further, the density in any one low density area shall not exceed five (5) dwelling units per acre.

B. Medium:  The overall density within the entire area of a PRC District that is designated for medium density shall not exceed 14 persons per acre of gross residential area.  Further, the density in any one medium density area shall not exceed twenty (20) dwelling units per acre.

C. High:  The overall density within the entire area of a PRC District that is designated for high density shall not exceed 60 persons per acre of gross residential area.  Further, the density in any one high density area shall not exceed fifty (50) dwelling units per acre.
Exceptions to this density constraint may be made in designated Transit Station Areas, Revitalization Areas, and in other special areas as approved by the Board of Supervisors.  Exceptions are also provided for below in the Incentives section.

6-309 Incentives

This section defines mechanisms that may be approved by the Planning Commission or the Board of Supervisors as part of the approval of Development Plans, Concept Plans, or other approvals provided for under the zoning ordinance.


Density bonuses may be approved under the following conditions:


Affordable Housing  An increase in density over what is otherwise allowed in the Comprehensive Plan, previously approved Development Plans, or provisions of the PRC ordinance.  A bonus of five (5) dwelling units may be granted for every unit of affordable housing, provided that such units are made available to buyers or renters having low income, moderate income, and those qualifying for workforce housing, with each of these three income ranges being defined as a percentage of the metropolitan area medium household income.


Environmental Objectives  An increase in density over what is otherwise allowed in the Comprehensive Plan, previously approved Development Plans, or provisions of the PRC ordinance.  A bonus of one (1) dwelling unit may be granted for every 100 yards of approved streambed protection using rock.  An additional density bonus of five (5) dwelling units may be granted for every acre of pervious permanent open space that is added to the minimum open space requirements of this ordinance as part of an approved plan.  A further additional bonus of five (5) percent over the otherwise allowable density may be granted for a highest quality landscape plan meeting the recommendations of [a selected source like RA's Design Guidelines or a selected recognized professional source] as part of an approved plan.


Land Use  An increase in density over what is otherwise allowed in the Comprehensive Plan, previously approved Development Plans, or provisions of the PRC ordinance.  A density bonus of ten (10) percent over the otherwise allowable density may be granted for an approved mixed-use development plan having a desirably balanced mix of residential, retail, services, and office uses appropriate to the location and surrounding land uses, provided that all of these mixed uses are within about a block or so of each other.

Public Spaces and Recreational Amenities  An increase in density over what is otherwise allowed in the Comprehensive Plan, previously approved Development Plans, or provisions of the PRC ordinance.  A density bonus of one (1) dwelling unit over the otherwise allowable density may be granted for every $3,000 contribution to public amenities beyond minimum requirements of the ordinance, for such amenities as public plazas, fountains, attractive street furniture, and recreational facilities, as part of an approved plan.


Transportation  An increase in density over what is otherwise allowed in the Comprehensive Plan, previously approved Development Plans, or provisions of the PRC ordinance.  A density bonus of one (1) dwelling unit over the otherwise allowable density may be granted for every required parking space below County requirements, as part of an approved transportation management program that is made part of the approved plan for the development.


Other Incentives  In addition to the above density bonuses, the County may provide additional incentives such as (a) fast-tracking of the plan approval process, (b) waiver of any County requirements that may be desirable, or (c) financial assistance, funding of public facilities desired by the County, reduction or waiver of required fees, or tax relief.

� For a copy of the complete PRC section of the Zoning Ordinance see:  www.fairfaxcounty.gov/dpz/zoningordinance;  Article 6, Part 3.








