
FAIRFAX APPLICATION FILED : November 13, 2001
PLANNING COMMISSION : October 10, 2002

COUNTY BOARD OF SUPERVISORS : October 28 , 2002 © 3 :30 p. m.

V I, R G I N I A

September 26, 2002

STAFF REPORT

APPLICATIONS PCA 84 -D-049-5 & FDPA 84-D-049-6

PROVIDENCE DISTRICT

APPLICANT: Tysons II Land Company, LLC

PRESENT ZONING: PDC, HC, SC

PARCEL(S): 29-4 (( 10)) B, 2A1 , 2A2, 2C , 2D, 3A , 3B, 3C , 3D, 4A, 4B,
5A, 5B, 5C, 6

ACREAGE: 57.44 acres

FLOOR AREA RATIO (FAR): 1 .99 (based on the application property)
1.4 (based on 106.84 acres in original rezoning)

OPEN SPACE : 19.17 acres (35% of application property)

PLAN MAP: Mixed Use

PROPOSAL : Increase the Approved Gross Floor Area for Tysons II by
1,873,611 Square Feet Consisting of Office and
Residential Use (300,000 Sq. Ft.) and Modify the Site
Layout

WAIVERS/MODIFICATIONS : Transitional Screening and Barriers in Northwest Corner
of the Site Adjacent to Lillian Court, a Multi-family
development

STAFF RECOMMENDATIONS:

Staff recommends that PCA 84-D-049 -5 and FDPA 84-D-049-6 be denied.

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

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.

V

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 7 days advance notice. For
additional information on ADA call (703) 324-1334.



Proffered Condition Amendment
PCA 84-D -049-05

Final Development Plan Amendment
FDPA 84-D -049-06

Applicant TYSONS II LAND COMPANY, L.LC. Applicant
Filed: 11/13/2001 Filed:

Area: 57.44 AC OF LAND; DISTRICT - PROVIDENCE Area :

Proposed:Proposed : MIXED-USE DEVELOPMENT
Located:Located : NORTH EAST QUARANT AT THE INTERSECTION

OF CHAIN BRIDGE ROAD AND INTERNATIONAL
DRIVE

Zoning: PDC Zoning:
Overlay Dist: HC SC Overlay Dist:

Map Ref Num : 029-4- 110// B /10//0002A1 /10/ /0002A2 / Map Ref Num :
10//0002C /101/00020 /10//0003A /10/100038
/10/ /00030 /10//0003D 11D//0004A_/10//0004
B /10//0005A /10//00058 /10//0005C /10//00
06

TYSONS II LAND COMPANY, L.LC.
11 /13/2001

57.44 AC OF LAND; DISTRICT - PROVIDENCE

MIXED-USE DEVELOPMENT

NORTH EAST QUADRANT OF THE
INTERSECTION AT CHAIN BRIDGE
ROAD AND INTERNATIONAL
DRIVE

PDC
HC SC

029-4- /10// B /10110002A1 /10//0002A2 /
10/10002C /10//00020 /10//0003A /10//0003B
/101/0003C /101/00030 /10//0004A /10//0004
B /10//0005A /10//00058 /10//OOO5C /10//00
06
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Proffered Condition Amendment
PCA 84-D -049-05

Final Development Plan Amendment
FDPA 84-D -049-06

Applicant TYSONS II LAND COMPANY, L.L.C. Applicant TYSONS II LAND COMPANY, L.L.C.

Filed: 11 /13/2001 Filed: 11/13/2001

Area : 57.44 AC OF LAND; DISTRICT - PROVIDENCE Area : 57.44 AC OF LAND; DISTRICT - PROVIDENCE

Proposed : MIXED-USE DEVELOPMENT
Proposed : MIXED-USE DEVELOPMENT

Located : NORTH EAST QUADRANT OF THE
Located : NORTH EAST QUARANT AT THE INTERSECTION INTERSECTION AT CHAIN BRIDGE

OF CHAIN BRIDGE ROAD AND INTERNATIONAL ROAD AND INTERNATIONAL
DRIVE DRIVE

Zoning: , PDC Zoning: PDC

Overlay Dist: HC SC Overlay Dist: HC SC

Map Ref Nurn : 029-4- /10// B /10/ /0002A1 /10//0002A2 / Map RefNurn : 029-4- /10// B /10//0002A1 /10//0002A2 /
10//0002C /10//0002D /10//0003A /10//0003B
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06
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TYSONS II
PROVIDENCE DISTRICT

FAIRFAX COUNTY, VIRGINIA

CONCEPTUAL/FINAL DEVELOPMENT PLAN AMENDMENT
CDPA 84-D-049-5
FDPA 84-D-049-6

SHEET INDEX:
1. COVER SHEET
2. TYSONS 11 --OVERALL CDPA / FDPA
0. TYSONS I1 -- NOTES AM TABULATION -
4. TYSONS 11 OVERALL. PLAN - PLAZA/LODBY LEVEL
0. TYSONS 11 - OVERALL PLAN - TOWER LEVEL
A. TYSONS II - OVERALL PLAN - PEDESTRIAN CIRCULATION
7. TYSONS II - PERSPECTIVE - TYSONS BOULEVARD
6. TYSONS II - PARK PLAN
B. TYRONE 11 - PARK DETAIL AND PERSPECTIVE

10. TYSONS II SECTOR II 460' PLAN

II. TYSONS 11 - SECTOR IL 450'. 4611 '. 470'. 510' PLAN
12. TYSONS II - SECTOR II N-S BUILDING ELEVATIONS
13. TYSONS 11 - SECTOR II E-W BUILDING ELEVATIONS
14. TYSONS II - SECTOR II PERSPECTIVES
I6. TYSONS 11 - SECTOR 11 LANDSCAPE PLAN
I0. TYSONS B - SECTOR II LANDSCAPE DETAIL

IT. TYSONS II - SECTOR 111 440' PUN
16. TYSONS U - SECTOR III 450'. 460'. 400' PLAN
10. TYSONS B - SECTOR III E-W BUILDING ELEVATIONS
20. TYSONS 11 - SECTOR III S BUILDING ELEVATION
21. TYSONS II - SECTOR III PERSPECTIVE
22. TYSONS II - SECTOR III LANDSCAPE PLAN
23. TYSONS 11 - SECTOR 111 LANDSCAPE DETAIL.
24. TYSONS 11 - SECTOR IV 440' PLAN
25. TYSONS 11 - SECTOR IV 400'. 490' PLAN
26. TYSONS D - SECTOR IV BUILDING ELEVATIONS
27. TYSONS 11 - SECTOR IV LANDSCAPE PLAN
25. TYSONS 11 - SECTOR IV LANDSCAPE DETAIL
29. TYSONS n - PLAT OP EXISTING BASEMENTS

APPLICANT:

TYSONS II LAND COMPANY, LLC

NORTH

3D. TYSONS 11 - TRANSIT ALIGNMENT AND INTERSECTION IMPROVEMENT EXNIDIT

11501 HUFF COURT
BETHESDA, MARYLAND

SEPTEMBER 19, 2001
NOVEMBER 8, 2001
JANUARY 28, 2002

APRIL 9, 2002
AUGUST 9, 2002

20895

TYSONS it
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LONCP.ITUAL/fNAL OEYEIUPMENT PLAN AMENOMIUIT
CODA M-0-MR-5 FOPS EA-O-MR-O
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JANUARY N. 2002

APRIL O. 2002
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LANDSCAPE LEGEND KEY PLAN
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A GLOSSARY OF TERMS FREQUENTLY
USED IN STAFF REPORTS WILL BE

FOUND AT THE BACK OF THIS REPORT

EXECUTIVE SUMMARY

Tysons II Land Company, LLC has submitted a proffered condition amendment/final
development plan amendment application for a portion of the Tysons II development. The
application property is a portion of a 106 acre tract that was rezoned to the PDC District in
1985 to permit the development of a regional shopping center and eleven office and hotel
buildings comprising approximately 4.65 million square feet of gross floor area (1.0 FAR).
Approximately 2,698,000 square feet of the originally approved development has been
constructed or is under site plan review, consisting of the regional mall (the Galleria at
Tysons Corner), a hotel (the Ritz-Carlton), three existing office buildings and one office
building under site review. The abutting road network and the curb cuts associated with the
original approval have been built. The applications have been filed on the original
application property, minus the existing regional mall and hotel sites.

With these applications, the applicant is seeking to add approximately 1.9 million square feet
of development to the original approval. This request is being made pursuant to an optional
level of development recommended by the adopted Comprehensive Plan that is predicated
upon the extension of Metrorail from the vicinity of the West Falls Church and East Falls
Church Metro Stations to and through Tysons Corner. The Plan option allows densities up
to 1.6 Floor Area Ratio (FAR) within 1000 feet of a future station and 1.4 FAR within 2,000
feet of the future station. Absent rail, the Plan recommendation for the site is 1.0 FAR.

With the planned advent of heavy rail transit service to Tysons Corner and beyond to Dulles
Airport, a transit station is likely to be located adjacent to Tysons II, bordering its
undeveloped portions along Rt. 123. If that occurs and because much of the site is currently
undeveloped, the site provides the best opportunity within the Tysons Corner Urban Center
to create a mixed-use, transit oriented development.

The applicant has submitted a Conceptual/Final Development Plan (CPD/FDP) as well as a
Design Concepts Booklet to illustrate the proposed buildout of Tysons II. Major components
of the proposal include office buildings of various heights; various plazas containing seating
areas, quiet spaces for gathering, water features and public art; a park with an amphitheater;
and, a pedestrian network consisting of the sidewalks along the streets, pathways through
the interior of the site and a covered, "conditioned" network of walkways connecting various
portions of the development. Three of the proposed buildings are identified as possible
hotel sites; one building contains 300,265 square feet of residential use (250 units); and the
draft proffers state that a total of 33,600 square feet of retail and support service uses would
be provided. The project includes the design for, but does not commit to, additional retail
uses, restaurants, galleries and support service uses on the lower levels of the buildings,
along the streets and plaza areas. It should be noted that, by letter dated September 6,
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2002, the applicant indicated an intent to delete the residential use from the proposal and to
replace it with approximately 100,000 square feet of office use. If that occurs, the proposed
development would consist of approximately 33,600 square feet of retail and support uses
and 4.7 million square feet of office space, with the option for the developer to convert some
of the office space to hotels or other non-office commercial uses.

Evaluation of the application by staff concludes that the proposal results in significant
unresolved issues. The following is a summary of the major issues associated with this
development proposal. The staff report that follows this Executive Summary should be
referenced for a more detailed discussion of these major issues, as well as for the other
outstanding unresolved issues associated with the application.

Issues

1. Phasing to Rail

Under the rail option of the Comprehensive Plan, increased intensity is predicated upon rail
actually coming to Tysons Corner. At this time, there is only a draft Environmental Impact
Statement (EIS) for the extension of rail. This EIS contains various modal and phasing
alternatives, as well as four alignments within the Tysons Corner. To date, no alignment
has been selected. The applicant has predicated the entire proposal on the presumption
that rail will in fact come to Tysons, and that it will follow a certain alignment that benefits
the property, thus permitting this site to achieve an increase in density. The applicant's
proffers include a commitment to phasing the development to the construction of rail;
however, the proffers also state that the full extent of the proposed development could
occur as of January, 1, 2017, whether or not rail has been extended to Tysons Corner.
This is contrary to the Comprehensive Plan which ties the increase in development to rail.

2. Integration of Project with Rail

This issue pertains to the physical integration of the Tysons II development with the rail
station. As stated, the applicant's program is dependent on the adoption of one of the
currently proposed rail alignments. However, a specific alignment has not been formally
adopted as the Locally Preferred Option; other options could change the presumed
elevation of the platform.

The CDPA/FDPA depicts specific locations for pedestrian connections to the rail station
and states that the rights-of-way and easements for the Metrorail extension would be
dedicated, conditioned upon the applicant's review and comment on the plans for the
Metrorail extension. The draft proffers state that the applicant will cooperate with regard to
"reasonable" adjustments to the pedestrian connections, including minor modification to
streetscape and building footprints. However, given that the Locally Preferred Option for
the rail extension has not been selected, coordination of the Metrorail extension and the
proposed development is problematic at this time. Additional planning for the Metrorail
extension and the design of the station is needed to determine the exact extent of
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dedication and what additional easements are needed , as well as how proposed
connections between a station and Tysons II would work . In addition , the proposed
development does not address the issues associated with inter-modal transit access.

3. Road Network Issues

The Comprehensive Plan states that new development should not degrade the level-of-
service ( LOS) at existing intersections that do not meet LOS E and that a LOS E should be
maintained at other intersections. It also recommends that a 20 percent mode split be
achieved , particularly when rail is in place.

To address this issue, a traffic study was submitted by the applicant late in the evaluation
process, but is inadequate to evaluate the application . That study was submitted absent
final agreement between staff and the applicant 's traffic consultant on scope and
assumptions . The applicant' s traffic consultant is supposed to submit a revised traffic
study; however , the revised study has not been received to date. Agreement on the
assumptions used in the study and on the results of the traffic study is required before a
final determination as to what road improvements and Transportation Demand
Management (TDM) measures are necessary to accommodate impacts to roads resulting
from the proposal.

The construction of a Metrorail extension to Tysons Corner will provide an opportunity to
reduce significantly the current heavy reliance on single occupancy vehicles (SOV) for trips
to and within the Tysons core area , maximizing the use of transit as an alternative to
SOVs, and will be enhanced with strong inter -modal links at the stations . However,
Metrorail will not offset all additional trips generated by the additional office development
proposed by these applications . Vehicular traffic impacts will need to be addressed,
including commitments to improve capacity on the access points to the development;
implementation of tangible efforts to reduce the number of single occupant vehicles; a
reduction in the number of readily available parking spaces and/or parking fees that
sufficiently discourage commuting by SOVs; construction of a significant amount of
residential development which would more equitably balance the peak hour flow of traffic to
and from the site and which would provide opportunities for people who work in Tysons to
live in Tysons; and/or a combination of these and other potential measures to offset the
impacts on street traffic. The draft proffers include inadequate TDM proffers that are
limited to: incentives for ridesharing , encouraging employers in Tysons II to allow flex-time,
and providing literature regarding transit and ridesharing.

The Comprehensive Plan makes several recommendations with regard to road
improvements in the vicinity . Additional improvements could be necessitated in
conjunction with future improvements to the Beltway. These are discussed briefly below:

• The intersection of International Drive and Rt . 123 is identified on the
Comprehensive Plan to be improved as an interchange. Dedication of some right-
of-way for the interchange has been proffered by the applicant . However, the
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design on which the dedication is based does did not address the additional trips
associated with the rail-related development in Tysons Corner. The applicant needs
to ensure that this design for the interchange will be able to accommodate the
projected traffic resulting from increased intensity.

• The Beltway study requires that the Westpark bridge to Tysons I be shifted; right-of-
way dedication and other commitments are likely to be required, but have not been
committed to.

• While the applicant has proffered to construct one additional travel lane along
Rt. 123, the applicant should commit to dedicate sufficient right-of-way and to
provide funding for the improvement in lieu of construction, so as not to provide an
improvement that will have to be reconstructed at a later date.

Pursuant to the Comprehensive Plan, a contribution to the Tysons Road Fund is applicable
to the additional rail increment . The draft proffers provide for payment to the fund, but
state that credit will be taken for what are considered by the applicant to be "off-site
improvements", which are identified as Rt . 123, the pedestrian bridges and signals. Staff
has concluded , based on the types of improvements for which credit has been granted in
other instances , that these improvements should not be credited against the road fund
contribution.

4. Land Use Mix

The Comprehensive Plan recommends under the rail option that the subject property,
which comprises Sub-unit N-3 of the Tysons Corner Urban Core , be developed as a
mixed -use development . While the applicant's submitted development plan shows a small
residential component , he has indicated an intent to modify the proposal to delete that use.
In addition , while the applicant retains the option to develop non -office commercial uses on
the property , such as hotels , retail, restaurants , etc., there is only an extremely minimal
commitment to any non -office use . Thus, the applicant is proposing an essentially all-
office development , which is contrary to the recommendation of the Comprehensive Plan
and contrary to good planning around a metro station where a mixed - use development,
particularly one that includes a significant residential component , is highly desirable.

5. Urban Design/Architecture

The use of strong urban design and architectural elements is a critical component of
creating the dynamic mixed -use development envisioned by the Plan for Sub -unit N-3 and
described in the Urban Design sections of the Plan text related to the Tysons Corner Urban
Center. While the CDPA/FDPA and the Design Concepts Booklet submitted by the
applicant illustrate and describe the urban design features of the proposal , the draft
proffers provide for only a limited , qualified commitment to those design elements. There is
no commitment to common design elements in building architecture to provide a sense of
continuity . In addition , the CDPA/FDPA does not address how a streetscape would be



PCA 84-D-049-5 & FDPA 84-D-049-6 Page 5

provided where there are known line-of-sight and utility easement conflicts.

CONCLUSION

As evidenced by the above discussion and detailed more fully in the following staff report,
there are a number of significant issues that have yet to be resolved with the applicant. The
staff report also addresses other unresolved issues not discussed in this Executive
Summary . As such , staff recommends denial of these applications.
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STAFF REPORT

DESCRIPTION OF THE APPLICATION

The applicant , Tysons II Land Company , LLC, is requesting to increase the gross
floor area (GFA) and modify the layout within a 57.44 acre portion of the Tysons II
development . The applicant is seeking the increase based on the additional increment of
development recommended in the Comprehensive Plan with the extension of Metrorail to
Tysons Corner . The application requests approval to increase the gross floor area (GFA)
within the original application property for Tysons 11 ( 106.84 acres ) from 4,653,741 square
feet to 6,527,352 square feet, an increase of 1,873 ,611 square feet. This approval would
result in an increase of the overall Floor Area Ratio (FAR) within the original application
property from 1.0, as approved in 1985 , to 1.4. Within the area of this application, the
proposed FAR is 1.99.

The originally approved and currently governing Conceptual/Final Development Plan
for Tysons II divided the property into four sectors. Sector I includes the existing regional
mall (998,555 sq. ft.), known as the Galleria at Tysons II, which is identified as Building A;
the existing hotel (350,390 sq. ft.), the Ritz-Carlton, which is identified as Building B; and
four office buildings, Buildings C, D, E and F, of which, Buildings C, D and E and the
associated parking garages have been constructed . Building A , the regional mall, and
Building B , the hotel , are not included in the application ; these areas are in different
ownership and are not proposed to be changed by this application . The remainder of
Sector I is included; however, no additional GFA is proposed in the portion of Sector I
included in the application. The other three sectors are included in the application and are
to be the location of the proposed increase in GFA. Sector II would increase from 755,474
square feet to 1,605,450 square feet; Sector III would increase from 840,000 square feet to
1,424,220 square feet; and Sector IV would increase from 368,000 square feet to 807,415
square feet, including 300 ,265 square feet of multi-family dwelling units . While the
CDPA/FDPA and the draft proffers retain flexibility to establish other uses, the only uses
committed to in the application to date are offices; the 300,265 square feet of residential
uses noted above; and a proffered commitment to provide 33,600 square feet of retail type
uses, as defined in the proffer. It should be noted that the applicant informed staff by letter
dated September 6, 2002, that it no longer intended to provide the 300,265 square feet of
residential development. However, a revised CDPA/FDPA reflecting that option has not
been submitted in time for consideration in this report. This report is written based on the
CDPA/FDPA dated August 9, 2002, which includes the 300,265 square feet of residential
uses . The tabulations include an option to develop up to four of the buildings with a hotel
use. The applicant has also prepared a booklet describing the urban design guidelines
used in the preparation of the CDPA/FDPA entitled Tysons l/ Master Plan, Design
Concepts, August, 2002.

Reduced copies of the sheets of the proposed combined Conceptual/Final
Development Plan that depict the whole site are included in the front of this report. The
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applicant's draft proffers are included as Appendix 1. The applicant's affidavit is Appendix
2 and the applicant's statements regarding the application are included as Appendix 3.
Appendix 4 is a copy of the design concepts booklet.

An application in the Planned Development Commercial District is subject to the
General Standards and the Design Standards found in Part 1 of Article 16, Development
Plans. The relevant standards are contained in the Excerpts from the Zoning Ordinance
found in Appendix 18.

LOCATION AND CHARACTER

Tysons II is located within the Tysons Corner Urban Center. It is located north of
Chain Bridge Road (Rt. 123), east of International Drive, and south and west of West*Park.
Access to Tysons II is from International Drive and along Galleria Drive and Tysons
Boulevard, both of which run through Tysons II.

The following surrounding area description is for the original application property for
Tysons It.

SURROUNDING AREA DESCRIPTION
Direction Use Zoning Plan Map
North Multi-family (Lillian Court) R-30 20+ du/ac
South Regional Shopping Center

(Tysons Corner Center)
C-8 Mixed Use

East Office Buildings

(Office)
C-3 Office

West Office Buildings and Hotel C-4 Office

BACKGROUND

Tysons II Zoning History

RZ 84-D-049: This case, filed by H-L Land Improvement Venture, established the
PDC District on 106.84 acres of land with an overall FAR of 1.0, permitting development of
approximately 4,650,000 square feet of commercial development. The pending application
is on a 57.44 acre portion of that site. The other portions of the original application
property which are not included in the current application consist of areas dedicated as
public roads, the regional mall, and the existing hotel. The Board of Supervisors approved
the original rezoning application on October 15, 1985, subject to proffers, with the Planning
Commission having previously approved the final development plan. RZ 84-D-049
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established the basic development pattern for Tysons II by setting the location of the four
sectors and establishing the road network that would provide access to the office buildings,
hotels , and regional shopping mall shown on the combined CDP/FDP. Approval of the
parking reduction sought by the applicant , as outlined in Proffer Number 13 , was also
granted . Proffer Number 13 set a parking ratio of 2.89 spaces per 1000 square feet of
gross floor area within Sector I for development of a combination of uses including retail,
office , and hotel , which is how Sector I has been developed . Proffer Number 13 also
applied in Sector II and addressed the two different development options for that Sector by
requiring 2.24 spaces per 1000 square feet of gross floor area if the sector were developed
with office and one hotel and 1.60 spaces if the Sector included offices and two hotels.
The approval of the parking reduction was modified as follows:

It is understood that the parking reduction approved in Paragraph 13 of the proffers
are (sic) for only those office uses which require 4.5 parking spaces per 1,000 net square feet.
No non-residential use permits shall be approved for those office uses which require 4.5
parking spaces per 1,000 net square feet, unless specifically approved by the Board of
Supervisors.

A copy of the Clerk to the Board's letter regarding the approval of RZ 84-D-049 and
the accepted proffers are contained in Appendix 5. A reduction of the proffered CDP/FDP
is contained in Appendix 6.

PCA 84-D-049 & FDPA 84-D-049:

These applications were filed by the Tysons 11 Land Company and covered the
41.09 acres that comprise Sectors II, III, IV and the open space parcels B and 6 which are
located in the northeastern corner of Tysons II. These applications provided flexibility with
regard to uses by allowing, but not requiring , retail and secondary uses on the lower two
floors of the buildings and by setting a maximum building height of 270 feet. Further, the
approval of these applications changed the use for Building L in Sector II from hotel only to
office or hotel use at the option of the applicant. Sectors II, III, IV and the open space
parcels B and 6 are included in the current application. A copy of the Clerk to the Board's
letter regarding the approval of PCA 84-D-049 on October 16, 1995, and the accepted
proffers are contained in Appendix 7.

FDPA 84-D-049-2:

This application, filed by the Tysons II Hotel, L. P., affected the 0.91 acres within
Sector I that is the area of the existing hotel , the Ritz -Carlton to permit a health club/spa
within the hotel. The Planning Commission approved this application on May 24, 1996.
The Ritz-Carlton is not part of the pending applications. The records regarding this
approval are on file in the Zoning Evaluation Division.
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PCA 84-D-049-2 & FDPA 84-D-049-3:

These applications , filed by the Tysons II Land Company, L. L. C., affected the four
office buildings within Sector I, Buildings C , D, E and F , while excluding the regional mall
(Building A) and the hotel ( Building B ). It permitted those buildings to have the same are
use flexibility granted within Sectors II, III and IV pursuant to PCA 84-D-049 and
FDPA 84-D-049. The Board of Supervisors approved the proffered condition amendment
application on May 18, 1998 . The portion of Sector I that was addressed by this
application is included in the pending applications . A copy of the Clerk to the Board's letter
regarding the approval of PCA 84-D-049-2 and the accepted proffers are contained in
Appendix 8.

PCA 84-D-049-3 & FDPA 84-D-049-4:

This application , filed by Glenwood Aviation, proposed to locate a helistop in Sector
IV on an interim basis until that sector was developed. The applicant withdrew this
application . The records regarding this case are on file with the Zoning Evaluation
Division.

PCA 84-D-049-4 & FDPA 84-D-049-5:

These applications were filed by Tysons II Land Company L. L. C. to request a
change the layout and increase the height of Building G within Sector Ill . The proposed
changes reflect the layout shown on the pending CDPA/FDPA . These applications have
been deferred indefinitely by the applicant . The land area for PCA 84 -D-049-4 and
FDPA 84-D-049-5 is included in the pending application. When the applicant was
requested to withdraw this application in favor of the larger application addressed in this
report , the request was declined . The records regarding this application are on file with the
Zoning Evaluation Division.

FDPA 84-D-049-7.-

This application was filed . by the Tysons II Land Company , L. L. C. and was limited
to Building F to change the layout of Building F and its associated parking garage. The
approval included development conditions with a requirement that a minimum of 4800
square feet of retail or accessory service uses be established within the building. The
Planning Commission approved the FDPA subject to development conditions on
May 2 , 2002. This approval is reflected in the layout associated with the pending
CDPA/FDPA, including the pedestrian connections that cross through the area to be
developed with Building F . The site plan for Building F has been submitted to the County
for review . Building F is included in the pending applications ; however, not all of the sheets
of the approved FDPA have been submitted with the current applications. A copy of the
letter from the Planning Commission regarding the approval of the final development plan
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amendment and a reduction of the approved final development plan amendment are
contained in Appendix 9.

Comprehensive Sign Plans

On March 31, 1988, a Comprehensive Sign Plan (CSP 84-D-049) was approved for
Tysons II pursuant to the provisions of Sect. 12-210 of the Zoning Ordinance, which
permits the Planning Commission to approve a signage plan within P-Districts in keeping
with the intent to allow flexibility in the design of planned developments, including signs
that exceed the requirements of Article 12, Signs. The approved sign plan included
monument signage identifying the overall project as Tysons II, monument signage for the
office buildings, and building-mounted signs on each building. The CSP has been
amended twice; in both instances the amendment affected the regional mall, Building A,
only, to allow additional sign area for individual stores within the mall. The records for the
Comprehensive Sign Plan (CSP 84-D-049) and the two amendments are on file in the
Zoning Evaluation Division.

It should be noted that the proposed redesign of the area at the intersection of Galleria
Drive and Tysons Boulevard will result in the removal of the monument signs Tysons II,
erected pursuant to the approval of the Comprehensive Sign Plan. If the applicant
proposes to install other monument signs that exceed the allowable sign area or to locate
signs in different locations, approval of an amendment of the Comprehensive Sign Plan will
be required.

Transportation Improvement Studies In the Vicinity

This application is affected by two major transportation improvements now under
study: the extension of Metrorail to Dulles Airport and points west and the Capital Beltway
Study; both are described briefly below.

Dulles Corridor Rapid Transit Project:

The draft Environmental Impact Statement (EIS) for the extension of transit west
from the vicinity of the West Falls Church and East Falls Church Metro Stations to Dulles
Airport and points west has been published and has been the subject of public hearings by
various bodies, including the Board of Supervisors, during this past summer. The draft EIS
includes four options for rail alignments though Tysons Corner, as well as options
concerning the development of bus rapid transit in the corridor as a substitute for or as an
interim measure until rail is completed. The Comprehensive Plan text provides for
additional development intensity near the future locations of rapid rail transit stations in
Tysons Corner, if a station site is selected and "programmed for design and construction".
The Plan defines programmed and designed for construction as "...the rail line and its
stations have been placed in the region's Long-Range Transportation Plan and design and
construction of the rail improvements have been scheduled for implementation by being
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placed in the Transportation Improvement Program (TIP)." The following is an estimated
schedule for future events leading to the inclusion of the project in the TIP.

Public Hearings on Draft EIS Summer 2002
Final EIS to Federal Transit Administration April 2003
Record of Decision Setting Route June 2003
Full Funding Grant Agreement Fall 2002 - Spring 2004 (or later)
TIP Amended for Rail Extension Fall 2002 - Spring 2004 (or later)

Beltway Study

Several of the options for the widening of the Capital Beltway include interchange
improvements at the Beltway and Rt. 123 that could require that the existing bridge over
Rt. 123 connecting the two regional malls be shifted further west into Sector IV of
Tysons II. The current designs would change the access to the site such that the access
from southbound Rt. 123 would be via International Drive.

COMPREHENSIVE PLAN PROVISIONS (Appendix 10)

Plan Area:
Planning District:
Land Unit:
Sub-Unit

11
Tysons Corner Urban Center
Tysons II Activity Center, Land Unit N
N-2

On page 126 in the Area II text, the Tysons Corner Urban Center , LAND UNIT
RECOMMENDATIONS, Land Unit N , the 2000 Comprehensive Plan states:

"Land Unit N is comprised of about 95 acres, bounded by West*Park Office Park
(Land Unit L) on the north and east, Route 123 on the south, and International Drive
on the west. This land unit contains the Tysons II mixed-use development. Existing
development includes a regional shopping mall, an office building, and a hotel. Over
50 percent of the land unit's acreage is vacant (as of 1993) but has been approved for
additional office and hotel development.

"Land Unit N is in the Tysons II Activity Center of the Core. The vision for this activity
center is to develop as a large mixed-use area that integrates three major
components: office, regional retail, and hotel, and allows for a fourth component of
high density housing. Of the three Activity Centers in the core, the Tysons II area
represents the greatest opportunity for additional mixed-use development with day
and evening activity because of the relatively large portion of vacant land. The
Tysons II Activity Center also provides the greatest opportunity for creating
pedestrian- and transit-oriented development, again due to its undeveloped nature in
conjunction with planned intensities. In the event that rail is extended through Tysons
Corner, a rail station might be planned in proximity to this land unit. Future buildings
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can be sited closer to the road and to each other than currently, providing a more
urban environment that people can walk through easily or that can be efficiently
served by transit.

"This land unit has several areas which offer significant opportunities to provide urban
design amenities including pedestrian facilities. Several focal points should be
created in this land unit and one could be a major open space amenity in the form of a
park. Such a park could be created by clustering the approved square footage of
development on the site and providing for more open space adjacent to an existing
private park. Innovative solutions should be explored, such as coordination of
adjacent developments "pooling" land to form a major open space amenity for this
portion of Tysons Corner.

"A major plaza should be provided within this land unit that is large enough for open-air
activities such as musical performances by small groups before a lunchtime audience.
A variety of benches, low walls and/or steps would provide abundant seating. Public
art is encouraged to make the space appealing and attractive. Landscaping should be
provided that is attractive in all seasons and shades the seating in the summer. Water
features such as fountains and pools are encouraged because of their cooling effect in
hot weather. When new development or redevelopment is considered in a development
proposal within this land unit, the appropriateness of providing a major plaza should be
evaluated as part of the development proposal's urban design analysis.

"Guidance for evaluating development proposals for this land unit is contained in the
Area-wide Recommendations, the Land Unit Recommendations and the Development
Review Guidelines Sections of the Plan. Specific guidance for uses and intensities as
envisioned in the Plan are provided in the sub-unit text below. Achieving planned
intensity is predicated upon successfully incorporating these recommendations and
guidelines into development proposals. In addition, urban design and transportation
guidelines are set forth in the Development Review Guidelines Section."

On pages 128 and 129 in the Area II text, the Tysons Corner Urban Center, LAND
UNIT RECOMMENDATIONS, the 2000 Comprehensive Plan states:

"SUB-UNIT N-3

"Sub-unit N-3 is part of the Tysons II development (i.e., Sub-units N-2 and N-3) which
is approved up to 1.0 FAR. Sub-unit N-3 is planned for mixed-use development with
office, hotel, support retail, and other support service uses (such as day care); total
development in the sub-unit is planned for 3,650,000 nonresidential square feet. This
area offers significant opportunities to provide urban design amenities and better
integrate development in this land unit.
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"Option with Rail

"If a rapid rail station site is selected and programmed for design and construction in
proximity to this sub-unit, mixed-use development with an intensity (for all
nonresidential uses ) up to 2 .0 FAR is appropriate for the area within 1,000 feet of the
station platform . Sites between 1,000 and 1 , 600 feet of the station platform are
appropriate for mixed-use development with intensities (for all nonresidential uses)
between 1 . 2 and 1 . 65 FAR . Compatible transitions of height, bulk and intensity to
adjacent development should be considered within the 1,600 feet area. In any
development proposal submitted under this option , planned nonresidential intensity
can be replaced by residential use as provided under the Alternative Land Use
Guidelines in the Area-wide Recommendations section.

"Development proposals should show how new development will integrate the parcels
of the sub-unit with Sub -units L-3 and N -2 in terms of pedestrian and vehicular
linkages , as well-as urban design amenities ._ Of particular importance is a mid-block
connection that enables pedestrians to traverse Sub-unit N -3 to reach Sub-units N-2
and L-3; without a mid -block connection , Sub-unit N-3 has the potential of becoming a
barrier between Land Units L and N . Innovative means should be explored to allow
pedestrians to reach Sub-unit L-3 in spite of the change in grade , by providing access
in Sub -unit N -3 between buildings, and employee access from the buildings to these
pedestrian connections.

"Height Limit : Up to 270 feet. Building heights should vary within the sub-unit between
150 and 270 feet . Building heights at or near the top of the limit can be achieved if the
result is more usable open space and improved pedestrian circulation . A variety of
building heights should be provided in the overall sub-unit , with buildings adjacent to
the rail station at or near the height limit (see the Building Heights Map, Figure 10, and
Building Heights Guidelines ). If a rapid rail station site is located in proximity to this
Sub-unit , maximum building heights within 1,600 feet of the station platform may
increase up to 30% ._All transit related height increases should be consistent with the
Building Height Guidelines and the resultant height should not adversely impact the
character and development of adjacent and nearby lands or neighborhoods."
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Map of Land Unit N (The application is a portion of Sub-unit N-3 )

Description of Land Unit N
Sub-Unit Current Use Zoning Planned Use Zoning Case

N-1 Multi-Family
(Lillian Court)

R-30 Multi-Family RZ 74-3-056

N-2 Regional Mall
Tysons Galleria

PDC Mixed Use RZ 84-D-0491

N-3 Tysons II PDC Mixed Use RZ 84-D-049
et. seq.'

t. The Galleria was included in the original application property that rezoned Tysons II to the PDC District. It is not included in
the application property for this amendment.

2. The application property for this application is located within Sub-Unit N-3; all of this sub-unit is included in the pending
applications except Building B.

On pages 19 and 20 in the Area II text, the Tysons Corner Urban Center, the
DEVELOPMENT REVIEW GUIDELINES section, the 2000 Comprehensive Plan states:

"LAND USE

The area-wide recommendations for land use, urban design, transportation, open
space/parks/recreation and public facilities are contained in the section titled
Area-wide Recommendations. Site specific recommendations are contained in the
Land Unit section of the Plan. Within each land unit, the Plan reiterates the overall
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vision for the area . Within each sub-unit, the Plan provides site specific
recommendations that establish a planned use and intensity and often provides
options for development which may be for residential uses or for higher intensities
based upon compliance with specified conditions.

The Plan also provides for optional uses with higher intensity development in transit
station areas . After a transit station has been programmed for design and
construction and prior to the availability of rail service in a transit station area,
development intensity above that planned without rail could be considered if it can be
demonstrated that providing transportation improvements and TDMs will substantially
progress toward achieving the goal of a 20% HOV mode split for Tysons Corner.
Within transit station areas the opportunity for achieving a high HOV mode split is at a
maximum , and so development proposals in these areas should commit to specific
transit mode splits substantially in excess of 20 percent. In addition , clustering of
buildings in a transit-friendly design is encouraged , whereby development that is built
prior to rail service can be clustered on a portion of a site so as not to preclude
additional buildings and intensity in the future when rail service arrives.

In addition to the planned and optional land uses that are described in the land unit
section , the Plan provides additional flexibility for alternatives to these site specific
recommendations . Alternative uses should have equal or less peak -hour traffic
impacts than the planned or optional use, whichever is applicable (see Alternative
Land Uses in the Area-wide Recommendations Section for more information and
limitations for alternative uses ). Approval of all planned, optional , and alternative land
uses and/or intensities is predicated upon the fulfillment of recommendations outlined
under the Area-wide Recommendations , the Implementation section and the Land
Unit Recommendations.

On pages 26 , 28 and 29 in the Area II text, the Tysons Corner Urban Center, the
LAND USE PATTERN section, the 2000 Comprehensive Plan states:

"Tysons II Activity Center (Land Unit N and Sub-units L3 and L4)

"The Tysons II Activity Center includes about 120 acres of land between Route 123,
International Drive and Westpark Drive. The area contains the Galleria at Tysons II
Shopping Mall and several low-rise office buildings on its eastern periphery within the
West Park development, and a single high-rise office building and a hotel adjacent to
the mall . About one-half of the land in the activity center was vacant although this
land was zoned for nine additional high-rise office buildings and an additional hotel (in
1993).

"The Plan recommends that this activity center develop as a large multiple use area
that integrates three major components : office , regional retail and hotel and allows for
a fourth component of high density housing. Of the three activity centers, the Tysons
II area represents the greatest opportunity for mixed -use development with day and
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evening activity because of the relatively large portion of vacant land. The office and
the shopping mall already draw workers and shoppers to the area from morning
through the evening. Business persons are drawn to the hotel and meeting facilities.
Housing would provide for a resident population as well.

"The Tysons II Activity Center also provides the greatest opportunity for creating a
pedestrian and transit-oriented environment, again due to its currently undeveloped
nature. Future buildings can be sited closer to roads and to each other to provide for
a more concentrated built environment that people can walk through easily or that can
be efficiently served by transit. This area will also contain some of the tallest buildings
in Tysons Corner, up to 270 feet, to create visual focal points."

On pages 34 and 35 in the Area 11 text , the Tysons Corner Urban Center, the
LAND USE GUIDELINES, the 2000 Comprehensive Plan states:

"Alternative Land Uses

"When an alternative land use can be demonstrated to be compatible with the
surrounding development and when the Plan's transportation needs, pedestrian
orientation, and other aspects are adequately addressed, such uses can be
considered. The following land uses are those alternatives which may be considered
in addition to those specifically identified in the Land Unit Recommendations.

In areas where the Land Unit Recommendations identify housing as a
desirable option, additional housing should be encouraged by converting
planned nonresidential use to housing: when a viable, quality living
environment can be created which provides recreational facilities and other
amenities for the residents; where the development is compatible with
surrounding uses; where it generates less peak-hour traffic impacts than
the specific land unit or sub-unit recommendation; and where its scale is
similar to the planned nonresidential use. Logical and substantial parcel
consolidation should be encouraged that results in well-designed projects
which function efficiently and do not preclude other properties from
developing in accord with the Plan. The ratio for converting planned
nonresidential intensity to residential use should be 1:3 (one nonresidential
square foot for three residential square feet); to ensure a compatible scale,
the maximum intensity increase under the replacement ratio should not be
greater than 50% above the planned nonresidential intensity. The
application of this conversion ratio is illustrated in Figure 8. In transit
station areas, the 1:3 conversion ratio should only apply when its
application would result in a development that is at least 1/3 housing.
Where the development in a transit area would not be at least 1/3 housing,
the conversion ratio should be 1:1 non-residential to residential.
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"Alternative types of housing should be encouraged to integrate into
prc dominantly nonresidential developments, in order to provide a variety of
hc,:sing, including affordable housing, within this employment center. Since the
planned nonresidential intensities are relatively high throughout most of Tysons
Corner, the housing type (when the above conversion is used) should be limited
to multi-family development. Multi-family development has the design flexibility
that is necessary to integrate within nonresidential areas, and provide a
comparable and compatible scale."

The property is shown on the Comprehensive Plan map as mixed use.

ANALYSIS

Conceptual/Final Development Plan Amendment (Reduction at front of staff
report)

Title of Combined CDPA/FDPA:
Prepared By:
Original and Revision Dates:

Tysons II
Dewberry & Davis LLC
September 19, 2001 as revised
through August 9, 2002

Conceptual/Final Development Plan Amendment (Tysons II)
Sheet # Description of Sheet
1 of 30 Cover Sheet
2 of 30 Overall CDPA/FDPA

3 of 30 Notes and Tabulations
4 of 30 Overall Plan - Plaza/Lobby Level
5 of 30 Overall Plan - Plaza Level
6 of 30 Overall Plan - Pedestrian Circulation
7 of 30 Perspective - Tysons Boulevard

8 of 30 Park Plan
9 of 30 Park Detail and Perspective

10 of 30 Sector 11 480' Plan

11 of 30 Sector 11 450', 460', 470', 510 Plan
12 of 30 Sector II N - S Building Elevations
13 of 30 Sector II E - W Building Elevations

14 of 30 Sector 11 Perspectives

15 of 30 Sector II Landscape Plan
16 of 30 Sector II Landscaping Detail

17 of 30 Sector 111 440' Plan
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18 of 30 Sector 111 450', 460' , 480' Plans
19 of 30 Sector III E - W Building Elevations
20 of 30 Sector II S Building Elevation
21 of 30 Sector III Perspective
22 of 30 Sector III Landscape Plan
23 of 30 Sector II Landscape Detail
24 of 30 Sector IV 440' Plan

25 of 30 Sector IV 460', 490' Plans
26 of 30 Sector IV Building Elevation
27 of 30 Sector IV Landscape Plan
28 of 30 Sector IV Landscape Detail
29 of 30 Plat of Existing Easements
30 of 30 Transit Alignment and Intersection Improvement Exhibit

The applicant has also provided a booklet entitled , Tysons I/ Master Plan,
Design Concepts , August, 2002 , which is contained in Appendix 4. This
booklet contains descriptions and illustrations of the design concepts on
which the urban design for Tysons II is based . It also provides photographs
of a model of the project.

Overall Layout of Tysons Il/Sectors:

Tysons II is located north of Chain Bridge Road (Rt. 123) and east of International
Drive . The original 106.84 acres that were included in the PDC District for Tysons II
abut West'Park on the north and east . Access to Tysons 11 is from International
Drive ; Tysons Boulevard , which connects Chain Bridge Road to International Drive;
and, Galleria Drive, which runs east - west between International Drive and
Westpark Drive. Tysons II is divided into four sectors, which converge at the
intersection of Galleria Drive and Tysons Boulevard . These roadways are the major
public roadways serving Tysons 11 and provide access to each sector . None of the
sectors currently access Chain Bridge Road directly. The access points shown on
the pending CDPA/FDPA are in the same locations as shown on the approved 1985
CDP/FDP . The curb cuts for these entrances were constructed as part of the
surrounding roadways , which were built or improved as part of the existing Tysons 11
development.

Sector I, the largest sector and the only one that has been developed to date, is
located immediately east of International Drive and north of Galleria Drive. The
northern and eastern boundaries of Sector I are formed by Tysons Boulevard.
Sector I contains the existing regional mall, the Galleria at Tysons II (Building A); the
Ritz-Carlton Hotel (Building B); and three office buildings , which are identified as
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Buildings C, D and E; and the associated parking structures. Building F, the subject
of a recently approved FDPA (FDPA 84-D-049-6), located at the northwest corner of
Galleria Drive and Tysons Boulevard, has not been constructed.

The remaining sectors are largely undeveloped , cleared land.

Sector II is located to the east of and across Tysons Boulevard from Sector I and
north of Galleria Drive. Sector II extends northward to the edge of the proposed
park on either side of Westbranch Drive , which runs east from Tysons Boulevard,
winding down a steep slope to intersect with Westpark Drive in West `Park . Access
to Sector II is from Tysons Boulevard on the west and Galleria Drive on the south.

Sector III is located to the south of Sector I, between Galleria Drive and Chain
Bridge Road . It is rectangular in shape and extends between Tysons Boulevard on
the east and International Drive on the west . This sector is accessed primarily from
Galleria Drive; however, the CDP/FDP approved in 1985 included a one-way slip
ramp into the sector from Chain Bridge Road . Sector II has been the location for
temporary uses , such as a circus . It is also the site of several trailers used as
temporary offices by the developer to manage the property.

Sector IV is the smallest sector . It is bounded by Chain Bridge Road on the south,
Galleria Drive on the north, and Tysons Boulevard on the west. The eastern
boundary is Westpark Drive, which connects to the vehicular bridge between Tysons
II and the mall in Tysons I, located across Chain Bridge Road. Sector IV contains
two existing stormwater management ponds serving the development . Access to
this sector is from Galleria Drive and Westpark Drive.

The four Metrorail alignments addressed in the Draft EIS run along the southern
boundary of Tysons II, on the northern edge of the right-of-way for Chain Bridge
Road . The application presumes that the alignment ultimately selected for
construction will locate the station platform in the vicinity of the intersection of
Tysons Boulevard and Chain Bridge Road and that it will extend across the
intersection and connect to the sectors abutting Chain Bridge Road , Sectors II and
IV. The CDPA/FDPA anticipates that platform access will be available from both of
these sectors.

Organization of the CDPA/FDPA Plans/Sheets:

The development plan submitted with these pending applications is complex. This
complexity is not only the result of the large amount of development proposed and
the fact that the site is divided into four sectors, but also due to the fact that the
pending CDPA/FDPA proposes pedestrian connections and activity centers at
several different elevations throughout the proposed development . These changes
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in elevation are not solely due to topography ; the development plans propose an
elevated and enclosed system of walkways connecting the four sectors and the
future rail station . The proposed CDPA/FDPA was designed based on an assumed
Metrorail Lobby Platform elevation of approximately 480'. (All elevations are in feet
above sea level). For example , in Sector II, there are two plazas shown: a lower
one at elevation 460' and an upper plaza at elevation 480'. The lower plaza is
located ten feet above Galleria Drive, where an entrance to Sector II is proposed,
which is another ten feet above the elevation of the intersection of Galleria Drive
and Tysons Boulevard constructed at elevation 440'.

Further, the basic program proposed for the buildings consists of having the lower
levels potentially available for retail and other uses , such as lobby functions, which
benefit from pedestrian access. In some instances, the floorplate of the retail level
is smaller than that of the upper levels; these lower levels are shown as recessed
under the other floors of the buildings above. The CDPA/FDPA contrasts these
areas though the use of dotted lines to show differences between the floorplates.

To illustrate the various features, the CDPA/FDPA includes several sheets that
address each individual sector. Several plan views of each sector are provided,
intended to illustrate a different elevation or level of the sector. The plans generally
include a view at a lower elevation of an abutting street, usually corresponding with
the elevation of a vehicular entrance into the sector: one at the level of the major
plaza of the sector that typically corresponds to the lobby level of the surrounding
buildings (which is usually the full sheet version); one at the level of the elevated
pedestrian bridges to an adjacent sector; and one illustrating the full extent of the
buildings above the recessed level or levels. The building features located above
the depicted level are shaded . If a feature is open to the air, that feature is shown
on all plans depicting levels that are at a higher elevation , and includes a notation as
to its elevation above sea level.

In addition, for each sector, building elevations or massing diagrams are provided
from several directions. Also included is one sheet per sector containing
perspective illustrations that generally focus on the main plaza area , along with a
landscaping plan illustrating the landscaping proposed in plan view.

To provide a connection between the detailed plans and to provide an overall
perspective on the project, two overall plan views are provided, one at the lobby
level and one at the building level.

The detailed plan views at each elevation are required to understand how a
pedestrian would move through the various components of Tysons II, including the
future Metrorail station and the existing regional mall. To provide an overall
perspective, the pedestrian network for Tysons II as a whole is shown on Sheet 6.
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That sheet identifies exterior walks, including the sidewalks along the streets;
interior walks, or covered pathways between buildings; and the proposed pedestrian
bridges, two across Galleria Drive and one across Tysons Boulevard. This plan
does not indicate vertical elevations; vertical connectors, i.e. stairs and elevators,
are identified by a circle with a dot in the middle. Vehicle entry points into garages
are illustrated with an asterisk. These same symbols are used on the sheets for
plan views of each sector.

The other sheets include the cover sheet and a sheet with notes and tabulations. A
plan showing the location of existing easements on the property is included as
Sheet 29. Sheet 30 is a detail depicting the intersection of International Drive and
Chain Bridge Road, prepared based on information provided in the Tysons Corner
Collocation Study, which is a joint WMATANDOT study which looked at the impact
of Metrorail on roads in Tysons. This sheet is based on the applicant's
presumptions regarding the rights-of-way needed to accommodate the extension of
Metrorail to Tysons, a modified at-grade intersection for International Drive and
Chain Bridge Road, a construction easement for the intersection, and the utility
easements for the construction of the Metrorail extension.

Design Concepts for Tysons 11 Master Plan:

In addition to showing how the proposed additional gross floor area would be
accommodated within Tysons II, the pending applications propose a change in
character of the urban design of Tysons II. The draft proffers include a commitment
to develop in substantial conformance with the CDPA/FDPA.

The previous layout included the typical features of a high -density (1.0 FAR)
suburban office park, which consists of buildings with their associated above ground
parking garages situated nearby . While the buildings were shown to be grouped
around a common central courtyard , the predominate function of the courtyard was
to provide vehicular access to the building lobbies . The pedestrian network
consisted primarily of the sidewalks along the street and a covered walkway network
along the parking garages.

The pending CDPA/FDPA attempts to respond to the advent of heavy rail mass
transit by introducing design elements that are more pedestrian oriented. While
drop off courts for vehicular access are still provided, an interconnected series of
outdoor spaces and plazas are proposed. These spaces, while accommodating
vehicular traffic, are also designed to be pedestrian-friendly and to include amenities
that enhance the attractiveness of those spaces. These amenities include
fountains, public art, seating areas, landscaping, storefronts around the larger
spaces, and spaces for cafes and restaurants with outdoor seating. These outdoor
spaces are defined and enclosed by the surrounding buildings. Some spaces are
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large , such as those in Sectors II and III. These larger outdoor spaces are relatively
isolated from the noise and traffic that emanates from the roadway network. In
addition , as discussed elsewhere , the proposed CDPA/FDPA includes a pedestrian
network made up of three separate systems that provide multiple pathways to reach
destinations in Tysons II and to connect to the future Metrorail station.

The applicant 's design concept contained in Appendix 4 describes the features that
the applicant proposes to utilize to convert the current layout for the undeveloped
portions of Tysons II to a transit-oriented urban design environment : the features
that provide project identity; an identity for each of the sectors; and, connections
with the existing development in Tysons II and the proposed Metrorail station. The
draft proffers state that the design concepts are proffered "... to illustrate how the
Property will satisfy the principles of good urban design, i. e. function, order, identity
and appeal , provided that the specific elevations and streetscapes set forth therein
are illustrative only." The following is a short summary of those concepts described
in the booklet in Appendix 4.

The design concepts utilize the proposed buildings to provide a project identity and
visibility from the surrounding area by signaling the corners of the project with the
taller structures . The buildings also define the variety of outdoor spaces , such as
plazas , streetscapes , the proposed park and pathways described in detail in the
latter pages of the design concepts booklet . As described in the latter pages of the
design concepts booklet , each of the buildings is described as having a specific role
to play in the overall project identity , orientation and definition of the adjacent
outdoor spaces. The taller buildings are described as providing a sense of location
and orientation within the project. For example , the major plazas in Sectors II and III
have taller structures at each narrow end of the central plaza , with the longer sides
framed by lower buildings or a parking garage . The different heights of the buildings
creates a varied skyline.

The lower levels of the buildings are designed , but not proffered , to accommodate
pedestrian -related uses such as hotel and residential lobbies , retail shops,
restaurants , cafes, health club facilities , banks, galleries and exhibition spaces and
offices . These uses are optional uses ; the proffers do not commit to provide these
uses in lieu of offices . The lower levels are described as glass clad and are to be
located along the major pedestrian pathways through the project and on the plazas.

Each of the sectors includes one or more plazas . The plazas are typically located in
the center of the sector . The major plazas in Sectors II and III will include pavilions
such as the one illustrated on Page 10 of the booklet, which could be linked to
potential cafes , restaurants , art galleries , etc, and other gathering places. The
plazas would be connected to pedestrian pathways around and through the plazas.
The plazas would include seating areas , fountains and public art. Through the use
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of landscaping, the pavilions, and different topographic levels, the larger plazas are
intended to provide spaces of differing characteristics varying from small, quiet and
shaded spaces that may include a fountain to more active areas where pedestrian
pathways and pavilions intersect. The plazas vary greatly in size. For example, the
upper plaza in Sector II is approximately 1 acre in size excluding any vehicular travel
lanes. On the other hand, the largest plaza within Sector IV, where only one
building, Building J, is proposed, is approximately 800 square feet in size. In
addition to the major pedestrian-oriented plazas, each of the sectors includes one or
more plazas intended to provide access for vehicles wishing to drop off passengers.
These areas would be similar in character to the existing plaza in front of the
existing hotel, and Buildings C and E, two office buildings. The drop-off areas are
characterized by vehicle travel ways that provide access to the front entrance to the
buildings around the drop-off plaza. In the center of the plaza are a fountain,
seating and trees. Additional landscaping is provided adjacent to each building.

Description of Each Sector

The following charts outline the features of each sector, including the number of
buildings, the height and number of stories in each building, the amount of gross
floor area , and uses. In addition to the primary uses listed below for each building,
the approved and pending CDPA/FDPA allow other uses to occupy the lower two
floors of each building. For example, the hotel includes a health club; Building D
has an eating establishment; and, the development conditions adopted pursuant to
the recent approval of Building F, FDPA 84-D-049-6, require that 4800 square feet
be devoted to retail or support uses . This 'requirement' has been included in the
draft proffers, so that retail and support services would be provided in each sector
resulting in a total retail component of 33,600 square feet within the application
property. (These charts were prepared based on the CDPA/FDPA dated August 9,
2002; it does not reflect the stated desire contained in the letter dated September 6,
2002, to remove the residential uses from the pending applications).

Sector I
Building Gross Floor

Area
Number of

Stories
Building
Height

Use

A 998,555 3 63 feet Regional Mall
B 350,390 25 277 feet Hotel
C 291,667 20 214 feet Office
D 364, 698 20 267 feet Office
E 388,238 20 267 feet Office
F 296,719 13 200 feet Office

Sector II
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Building Gross Floor
Area

Number of
Stories

Building
Height

Use

K 383, 775 17 221 feet Office or Hotel
L1 232,050 13 169 feet Office or Hotel
L2 389,025 13 169 feet Office or Hotel
M 600,600 26 338 feet Office or Hotel

Sector III
Building Gross Floor

Area
Number of

Stories
Building
Height

Use

G 607,500 23 299 feet Office
H 402,000 15 195 feet Office

1 414,720 18 234 feet Office

Sector IV
Building Gross Floor

Area
Number of

Stories
Building
Height

Use

J 807,415 35 434 feet Office or Hotel
Residential
(250 units)

Park:

A proposed park area is illustrated on Sheets 8 and 9 of the CDPA/FDPA and on
page 9 of the design concepts booklet. As currently proffered, the park would
remain in private ownership.

The park is to be created on both sides of Westbranch Drive between its intersection
with Tysons Boulevard, which is opposite the entrance to the drive/court serving
existing buildings B, D and E, and the eastern boundary of Tysons II. In the
previously approved development plans , this area was identified as undeveloped
open space. It is currently an un -landscaped area that includes some trees. The
topography is steep in this area ; the elevation drops approximately 40 feet from
Tysons Boulevard to the property boundary, which is a distance of approximately
200 feet. Due to the topography, Westbranch Drive has two sharp bends in it.

In plan view, the park consists of a series of triangles. Located on either side of
Westbranch Drive, near the intersection with Tysons Boulevard, are two square
groves of trees or bosquets that will include seating and be accented by paving and
lighting. These will form the 'gateway' to the park. The area along the eastern
boundary of the application property is currently wooded and will be retained as
such.
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The portion of the park located between Westbranch Drive and Tysons Boulevard,
where Westbranch Drive is parallel to Tysons Boulevard, will include triangular
gardens terraced down the slope and located along and on either side of an existing
staircase. The upper portion will include an overlook, with a possible location for
public art.

The southernmost portion of the park is located between Westbranch Drive and
Building G in Sector Ill. The intersection of Westbranch Drive and Tysons
Boulevard is located at elevation 440 feet, which is the level of the terrace on the
Tysons Boulevard side of the park. A walkway is located along the northern side of
Building G, leading to another terrace 'behind' Building G (as seen in relation to
Tysons Boulevard). The lowest portion of the park is located at the northeastern
corner of the parking garage for Sector III, which is at elevation 400 feet. The two
terraces and walkway at elevation 440 will overlook this part of the park, which
contains an amphitheater. The seating area for the amphitheater is located on the
south side of Westbranch Drive, going down the slope toward the stage, which is
located near the northeastern corner of the garage under Building G. The stage and
the seating area are both shown to be triangular in shape. A grove of trees is
shown between the wall of the garage and the stage and seating area.

Parking:

The pattern of development approved with the original 1985 rezoning was one of
office or hotel buildings with the associated parking structures built adjacent to the
buildings. The regional mall has a two level parking structure located on three of its
four sides. The rest of Sector I consists of five buildings. Buildings B, D and E are
served by parking structures located behind and to either side of the cluster. The
parking garage located to the north of this central cluster extends to Building C.
Similarly, when Building F is constructed south of the central cluster, the parking
garage will interconnect with the existing garage south and west of Building E.

The parking provided in Sector I is based on the parking ratio established by Proffer
Number 13 and accepted by the Board in conjunction with the approval of
RZ 84-D-049 and the associated parking reduction. This established a parking
requirement of 2.89 spaces per 1000 square feet of gross floor area for any use
within Sector I (see Appendix 5).

The design of the un-built sectors, Sectors II, II and IV, will establish a different
relationship between the parking structures and the buildings. While each sector will
also have interconnected parking garages, the new design will include both above
ground parking decks and below grade (in relation to the lobby levels of the new
buildings) parking. In Sector II, the parking garage includes several levels
(approximately 4) above the main plaza, forming the southern edge of that plaza.
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The buildings will be located on top of the below grade parking levels. Further, the
areas between the buildings and on top of the lower levels of the garages will be
utilized as plazas, as described elsewhere in this report.

Pedestrian Network:

The pedestrian network consists of three different interconnected types of
pedestrian systems providing multiple routes to a given destination . The pedestrian
network is included as a feature on each of the plan view sheets. An overall
diagram of the pedestrian network is included as Sheet 6 of the CDPA/FDPA. The
same symbols are used on each sheet to describe the pedestrian network, one
used for exterior pathways and one used for the enclosed network . Vertical
connection points , stairs and/or elevators are also identified. When the network is
illustrated on the plan views provided at different elevations for each sector , where a
pathway changes from one elevation to another , the depiction of the pathway on the
elevation plan is discontinued and then picked up on the elevation plan for the
appropriate level. An overall description of the network is provided as part of the
circulation system description in the design concepts booklet , with a separate
description of the enclosed system with an illustrative drawing.

The first system is the sidewalks and crosswalks that are typically located along
streets. This network is largely in place and was constructed with the existing
roadways, within the rights-of-way.

The second system has been partially constructed within Sector I, as part of the
development of the existing buildings. This is a system of enclosed walkways that
interconnect the buildings. The existing network in Sector I consists of bridges that
connect Buildings D and E to the lobby of the existing hotel, which is then connected
to the regional mall. A second component of the covered walkway system includes
passages along the sides of the parking garages . These features are to be included
in the proposed redesign for Sectors II, III and IV. The covered walkways are
proposed to be connected via pedestrian bridges across Galleria Drive and Tysons
Boulevard. One bridge will cross Galleria Drive to connect Sectors I and II; a
second will connect Sectors III and IV across Galleria Drive; and, the third
pedestrian bridge will connect Sectors I and III across Tysons Boulevard.

The third system is the pathways established within each sector and the park.
These include the walkways and public spaces within and around the plazas in each
sector , the outdoor areas along the lobby level of each of the new buildings that will
be covered by the upper stories of the building, the sidewalks and paths through the
park, internal sidewalks and paths that provide connections between the plazas and
buildings, and a proposed trail paralleling the eastern boundary within Sector III.
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The draft proffers state that this trail will connect to West`Park; however, this
connection is not included on the CDPA/FDPA.

Streetscape:

The CDPA/FDPA does not include any illustrations or cross sections of a typical
streetscape treatment. The streetscapes included in the CDPA/FDPA are shown on
the landscape plans and plan views provided for each sector . In addition, the
streetscape is described in the design concepts booklet . As described therein, the
streetscape includes locating the buildings close to for the roadway so that the glass
storefronts can activate the street , including the potential for individual store
entrances that are identifiable by different paving treatments along the sidewalks. In
addition, the streetscapes will include numerous connections to the pathway
network within each sector . Landscaping will be provided along the streets , similar
to that already provided in Tysons II. However, it must be noted that the existing
easements illustrated on Sheet 29 of the CDPA/FDPA may preclude much of the
landscaping along the streets.

Comparison of the 1985 CDP/FDP with the Pending CDPA/FDPA:

The following charts illustrate the proposed changes to gross floor area proposed
with these applications. There is an overall chart and one for each of the four
sectors. (These charts were prepared using the CDPA/FDPA dated August 9, 2002
and do not reflect the letter dated September 6, 2002, stating that the residential
element would not be included in the applications). An asterisk indicates where a
number has been rounded.

Tysons 11 as a Whole (1985 Application Property)

1985 Proposed Change Status
4,650,000 sq. ft. 6,530,000* sq. ft 1,680,000* sq. ft. 2,700,000* sq. ft.

Non-Residential built
360,000 Res.: (Includes F)

1,880,000* sq. ft
Total

Note: 1.95 million sq. ft. un-built from 1984 approval (1.66 million sq. ft. Office; 360,000 sq. ft. Hotel
Number Rounded
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Building 1985
Sector I

ApprovedlExisting Change Status
A (Galleria) 945,741 998,555 None Built

B (Hotel) 360,000 350,390 None Built
C (Office) 280,000 291,667 None Built
D (Office) 400,000 364,698 None Built
E (Office) 400,000 388,238 None Built
F (Office) 280,000 296,719 None FDPA approved;

Total for Sector I 2,700,000* 2,700,000* None

Site Plan pending

*Number Rounded

Building 1985
Sector II

Proposed Change Status
L 360,000 (Hotel 621,075 (Office or 261,075 Unbuilt

M (Office)

or Office in One
Building)
280,000

Hotel in Two
Buildings)

600,600 (Office or 320,600 Unbuilt

K 240,000
Hotel)

383,775 (Office or 143,775 Unbuilt

Total for Sector

(Hotel or
Office)

880,000

Hotel)

1,600,000* 720,000* Sector Unbuilt

*Number Rounded

Building 1985
Sector III

Proposed Delta Status

G (Office) 280,000 607,500 327,500 Unbuilt
H (Office) 280,000 402,000 122,000 Unbuilt
I (Office) 280,000 414,720 134,720 Unbuilt

Total for Sector 840,000 1,424,000* 584,000* Sector Unbuilt

*Number Rounded
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Sector IV
Building 1985 Proposed Delta Status

J 368,000 507,150 (Office or 139,150 (Office) Unbuilt
(Office) Hotel)

300,265 (250 MFU) 300,265
(Residential)

Total for Sector 368,000 807,415 439,000* Sector Unbuilt
'Number Rounded

Conformance with the Comprehensive Plan (Appendix 10)

The following is a discussion of the conformance of the pending applications with
the land use guidance contained in the Comprehensive Plan. A separate section
will address conformance with the Urban Design guidance contained in the Plan text
related to Tysons Corner.

Land Use (Appendix 10a)

The application property is located in Sub-unit N-3 of Land Unit N in the Tysons
Urban Center and is one of two Activity Centers in the Core. The application
includes all of the sub-unit, except the land area that contains the existing hotel,
Building B on the CDPA/FDPA.

The Comprehensive Plan envisions the Tysons II development as a large, mixed-
use area that integrates office, retail and hotel uses and provides an option for high-
density residential development. To provide an incentive for housing, the Plan
allows the conversion of one square foot of commercial use to three square feet of
residential use but only when, in transit station areas such as the application
property, one-third of the development is to be developed in housing.

Most of the portion of Tysons II included in the application is vacant, not having
developed pursuant to the 1985 approval. As stated previously, most of Sector I
has been developed with the exception of one office building, Building F, which is
currently in site plan review. Sectors 11, III, and IV have not been developed.
Therefore, Sub-unit N-3 provides a significant potential for achieving the Plan vision
through a pedestrian and transit-oriented mixed-use development that provides both
day and evening activity cycles.

The Plan recommendation for Sub-Unit N-3 is for mixed use development with
office, support retail, and other support services up to a 1.0 FAR and a maximum of
3,650,000 non-residential square feet. The Plan also allows an increase beyond
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that intensity under the recommendation "Option with Rail," specifically conditioned
on:

1) The provision of phasing of the mixed use development to the site selection
and programming for design and construction of a rapid rail station;

2) The provision of a mixed use development; and,
3) The appropriate application of housing development intensity bonus.

The application proposes to avail itself of this rail option.

Issue : Phasing of Development with Future Rail

Planning for the station location and rail alignments for the extension of Metrorail to
Tysons Corner and beyond is currently underway in draft stages. The applicant has
opted to predicate his proposed rail design and layout of buildings on a specific rail
design option that has not been confirmed or approved and is only one of several
options included in the Draft EIS. The locally preferred alternative has not yet been
selected; one of the options not yet rejected is Bus Rapid Transit in lieu of rail.
Absent more definitive planning and decisions on the rail station site selections and
alignments, the proposed application's request for rail-related intensity is premature,
particularly with regard to whether the site even qualifies for the increased intensity
based upon the location of the station and the need for coordinated engineering to
ensure that the proposed development provides adequate rights-of-way and
easements and that the proposed pedestrian connections and other components of
the development are compatible with rail. In addition, the level of design for the
Metrorail extension at this stage is not sufficiently detailed to address the issues
associated with integration of the rail with other forms of transit, such as buses,
adequately. The draft proffers state that the applicant will cooperate with WMATA in
"reasonably adjusting" the area to be dedicated or to adjust the pedestrian
connections to the transit facility. This qualifier in the proffers does not assure that
the applicant will in fact, interface with the rail station in a way that is acceptable to
WMATA and the County. Further the applicant's request for density that is to be
rail-related to be effective by a date certain is not acceptable in the event for one
reason or another rail does not reach the site.

As discussed more fully in the Transportation Analysis, to be in conformance with
the Comprehensive Plan, the future construction of additional gross floor area
beyond the approximately 1.95 million square feet of the current approval that has
not been constructed must be phased to, and coordinated with, the construction of
the Metrorail extension to Tysons Corner and westward. The adopted Plan
predicates the additional gross floor area on the construction and availability of
Metrorail to accommodate some of the additional trips in and out of Tysons Corner.
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Resolution:

The draft proffers state that construction of the additional gross floor area allowed
under the rail option may be built either in phases related to the rail project or,
alternatively, all of the additional gross floor area may be built after the year 2017,
whether or not rail has been extended to Tysons Corner. This proffer would allow
construction of the additional intensity without any rail being provided in Tysons,
which is wholly inconsistent with the recommendations of the adopted
Comprehensive Plan. The Plan text specifically ties the optional increase in
development intensity to the extension of rail to Tysons Corner and does not include
an option to allow such density within a specific time frame, such as 15 years, if rail
is not extended to Tysons Corner.

Further, as stated previously, a determination with regard to the alignment of the rail
line, the location of the station and the design of the station has yet to be made.
Those decisions could affect the potential intensity achievable on the property under
the Plan and could result in major changes being required to the design of the
Metrorail system or to the two Sectors of Tysons II that may be adjacent to the
proposed rail extension.

Therefore, staff has concluded that this application should not be approved until the
public processes determining the alignment and the station location and design of
the rail extension have concluded or unless reasonable safeguards are incorporated
into the application that protect the public interest with respect to the presence and
interface with the rail station. Currently the application does not contain such
protection. These major issues remain outstanding.

Issue : Mix of Uses

The application proposes development of approximately 5,528,797 sq. ft., which is
an increase of 1,853,611 sq. feet over the currently approved floor area for the
application property. The overwhelming majority of the proposed development is
identified for office uses, with options, but not commitments, to provide other uses.
The only other uses that are committed to by the applicant on the CDPA/FDPA and
in the proffers are approximately 300,000 square feet (250 units) of residential and
approximately 33,600 square feet of support retail uses within the undeveloped
sectors of Tysons II. As stated previously, the applicant has indicated an intent to
delete the commitment to the 300,000 square feet of residential uses. The
CDPA/FDPA identifies 3 of the 8 proposed buildings as possible hotel structures;
however, the applicant retains the option to develop those three buildings as offices.
In staffs evaluation, the provision of only 250 multi-family dwelling units and
approximately 33,600 square feet of support retail use in a development of over 5.5
million square feet does not constitute mixed use as recommended within Sub-unit



PCA 84-D-049-5 & FDPA 84-D-049-6 Page 33

N-3 for the rail option and is therefore not in conformance with the Comprehensive
Plan.

The following table provides a comparison of the currently approved uses within
Sub-unit N -3, including the existing hotel ( Building B ) with the pending application.
When looking solely at the development within the Sub -unit, office comprises 90% of
the approved land use . Under the proposed application , the provision of 300,000
square feet of housing and 33,600 square feet of retail uses does not materially alter
the current mix, in that it changes .the proportion of office use from approximately 90
percent to 88 percent within Sub-unit N -3. The resulting environment will be one
dominated by office uses , not the mixed -use environment envisioned by the adopted
Comprehensive Plan, unless the applicant , at his sole option , decides to include
uses other than offices to create the mixed-use environment envisioned by the
adopted Plan.

will̂ 11-10MSWQJOW
Current Approval

I

Pending PCA/FDPA with
Building B (Ritz)

Use Square Feet Percentage Square Feet Percentage

Housing 0 0% 300,000 5.6%
(uses 1:1 ratio)

Existing Hotel 350,000 9.6% 350,000 6.6%
(Ritz)

Future Hotel 0 0% 0 0%
Retail & Support 0 0% 02 0%

Services2
Office 3,300,000 90.4% 4,680,000 87.8%

Total Dev. 3,650,000 100% 5,330,000 100%

1. Numbers are rounded to nearest 10 ,000 sq. ft.

2. The application provides a commitment for 33,600 sq. ft. of support retail use ; however, approximately 15,000 sq. ft. of this retail is
within the existing hotel or existing office buildings.

Even though the adopted Plan text clearly recommends that Sub-unit N-3 be
mixed-use (Sub-unit N-3 is the portion of Land Unit N that is closest to the proposed
rail alignments and the portion that contains the most vacant land), the applicant
contends that the mixed-use recommendation should be viewed in the context of the
larger area of Land Unit N (approximately 95 acres). Further, the applicant
contends that, when the uses within the proposed application are combined with the
existing uses in Land Unit N, an appropriate mixed-use development will result. In
addition to the 57.44 acre application property and the hotel site (which comprise
Sub-unit N-3), Land Unit N includes the existing residential development zoned R-30
in Sub-unit N-1 (Lillian Court), and Sub-unit N-2 that is the location of the existing
regional mall. The map in the Comprehensive Plan section of this report shows
Land Unit N and its associated sub-units. The table below compares the mix of uses
currently approved in Land Unit N with the mix of uses in Land Unit N proposed with
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the current applications. While the CDPA/FDPA and proffers include the option for
hotels and retail and other support uses the only use the application, as currently
proffered, commits to develop is offices, 300,000 square feet of residential, and a
very limited amount of retail. The applicant has declined to make any commitments
to uses other than offices, even though some of the spaces are to be built to meet
typical retail specifications. As illustrated by the following table and contrary to the
applicant's contention, the current mix of uses in Land Unit N (67% office use and
33% retail, hotel and residential uses) becomes more dominated by offices without a
stronger commitment by the applicant to develop a larger proportion of uses other
than offices. The following table illustrates that the commitments in this application
would increase the overall proportion of offices use in Land Unit N to approximately
seventy-one percent.

Land Unit N
Current Approval' Revised PCA /FDPA (8/02)

w/Ritz, Mall and Lillian
Court

Use Square Feet Percentage Square Feet Percentage
Existing 278,000 5.6% 278,000 4.2%
Housing
Future 0 0% 300,000 4.5%

Housing ( uses 1 :1 ratio)
Existing 350,000 7.1% 350,000 5.3%

Hotel (Ritz)
Future 0 0% 0 0%
Hotels'
Existing 999,000 20.3% 999,000 15.1%

Regional Mall
Retail & 15,000 0% 33,600 0%
Support

Services'
Office 3,300,000 67.0% 4,680,000 70.8%

Total Dev . 4,928,000 100% 6,607,000 100%

1. Numbers are rounded to nearest 10 , 000 sq. ft.

2. The pending application contains only an option for hotels ; none of the buildings are identified as including hotel uses to the
exclusion of office uses.

3. The application provides a commitment for 33,600 sq . ft. of retail and support use; approximately 15,000 sq . ft. of this retail is within
the existing hotel or existing office buildings.

Even if one were to accept the applicant's incorrect interpretation that the adopted
Comprehensive Plan does not specifically recommend that Sub-unit N-3 be
mixed-use and, therefore, accept that the determination as to whether the pending
application is in conformance with the use recommendation of the Plan when based
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on all 95 acres within Land Unit N, the above chart illustrates that the pending
application reduces the mixed-use nature of the Land Unit.

To evaluate how the mix of uses proposed in this application compares with other
mixed-use transit station areas, staff examined the ratio of office, other non-
residential uses and residential use to total development in other prominent regional
mixed-use developments in Ballston, Rosslyn, Bethesda and Shirlington. In each of
these mixed-use developments, the percentage of office use ranged from 38% to
53%; all included a residential component ranging from 32% to 44% of the total floor
area; and, all included a non-office, non-residential component ranging from 9% to
as much as 22%. These mixed-use centers were developed at intensities ranging
from 1.0 up to 2.3 FAR, which is similar to the development potential envisioned for
Tysons II as a mixed-use development.

Resolution:

Based on the evaluation of existing and proposed use within Land Unit N in general
and within Sub-unit N-3 specifically, staff concludes that the application does not
provide a sufficient commitment to develop an appropriate mix of uses as
envisioned by the Plan. Currently, the entire Land Unit, including the undeveloped
portions of Tysons II as currently approved, is about two-thirds office and one-third
non-office uses, i.e., the Galleria mall, the Ritz Carlton Hotel and the residences at
Lillian Court. The application, even with the addition of 300,000 square feet of
housing, decreases the current percentage of non-office uses in Land Unit N rather
than providing for an increase as recommended by the Plan. As noted earlier, the
adopted Comprehensive Plan clearly calls for mixed-use development for
Sub-unit N-3. Without any proffered commitments to incorporate additional uses
within the proposed development, the applicant's proposal for Sub-unit N-3 is
overwhelmingly comprised of office uses.

To conform to the Plan, the application needs to make a binding commitment to
provide a greater mix of uses, which could be a substantial increase in the
commitment of housing, and/or a commitment to hotel, retail and/or support service
uses or other non-office uses. This major Plan conformance issue remains
outstanding.

The previous discussion was based on the CDPA/FDPA submitted on
August 9, 2002, which included a residential component in the proposed
development. The applicant's stated desire to remove the residential component as
contained in the September 6, 2002, letter would further exacerbate the lack of a
mix of uses required for conformance with the recommendations of the adopted
Comprehensive Plan.
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Issue : Intensity of Development (Gross Floor Area)

The proposed development exceeds the Plan recommended density for
development under the option with rail by approximately 200,000 square feet since it
erroneously applies the housing bonus conversion ratio. The Plan clearly stipulates
the circumstances under which the application of bonus intensity is applicable: "In
transit station areas, the 1:3 conversion ratio should only apply when its application
would result in a development that is at least 1/3 housing. Where the development
in a transit area would not be at least 1/3 housing, the conversion ratio should be
1:1 non-residential to residential."

The application does not meet the test contained in the Plan text to qualify for the
conversion ratio of 1:3. The CDPA/FDPA attempt to convert 100,000 square feet of
commercial development to 300,000 square feet of residential development.
However, the residential component does not constitute one-third (1/3) of the
proposed development; and, therefore, the 1:3 conversion ratio is not applicable.
Accordingly, 200,000 square feet of the project exceeds the level recommended by
the Plan.

Resolution:

This issue has not been resolved. The applicant should either use the 1:1
conversion ratio or increase the amount of housing to meet the requirement that
one-third of a project in a transit station area be housing and thus qualify to utilize
the 1:3 conversion ratio. (This discussion is based on the CDPA/FDPA submitted
August 9, 2002, and does not reflect the applicant's stated desire to remove the
residential component from the applications as contained in the letter dated
September 6, 2002).

Issue : Building Height

The site-specific Plan text for Sub-unit N-3 provides guidance on building heights.
The Plan states, "Building height should vary within the sub-unit between 150 and
270 feet". A maximum height of 270 feet is not recommended unless a rapid rail
station site is located in proximity to the proposed development. In that case,
maximum building heights within 1,600 feet of the station platform may increase up
to 30% or, in this case, up to 351 feet. Presuming the rail station is located as
shown by the applicant, the heights for all but one of the 8 proposed new buildings
are within the recommended limitations and provide for a variety of heights. The
exception, Building J in Sector IV, is proposed to have a maximum height of 434
feet, which would exceed the Plan recommendation, even with the 30% increase in
height allowed by the Plan for structures adjacent to a rail station.
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Resolution:

The proposal as filed is not in conformance with the adopted Comprehensive Plan.
This major issue remains outstanding.

Urban Design (Appendix 10b)

The Tysons Corner design guidelines provide recommendations that are intended to
be applied and interpreted at both macro and micro planning levels . The general
Plan guidance speaks to four general principles that underlie good design : function,
order , identity , and appeal . The Plan also speaks to specific details such as
streetscape treatments that include width of sidewalks , density of plantings , building
setbacks , heights and site specific recommendations for urban parks , fountains, and
public space for art . All the recommendations collectively result in the creation of a
unique and inviting urban development that is designed at a human scale though a
variety of design techniques.

The pending application must successfully implement these principles to create the
quality environment recommended by the Plan. Simultaneously, the design must
overcome the physical and practical constraints related to the proposed
development that include the integration of eight buildings (approximately 6 million
square feet of existing and proposed development); multiple road frontages;
significant grade changes throughout the site; and, coordination with the as yet
undetermined site and alignment of a Metrorail station and tracks.

As illustrated on the CDPA/FDPA and described in the Design Concepts booklet,
the overall design concept is characterized by the following:

• Structured parking with underground and aboveground decks form the base for
the buildings and serve as the platform for upper level public plazas. The parking
decks also define the edges of the development.

• The three tallest buildings are strategically placed along the outer edges of the
development and form a triangular framework within which the shorter buildings
are placed. This helps pedestrian orientation within the development, takes
advantage of viewsheds along the curvature of Tysons Boulevard, and creates a
sense of place that is anchored by the tallest building placed adjacent to the
anticipated future rail station.

• Glass storefronts for potential non-office uses, such as retail and other support
spaces, distinguish the lower building floors; building overhangs serve to create
a more sheltered pedestrian environment along the glass facades.

• Public plazas throughout the development are designed to serve several
different functions: the through movement of pedestrians from the future
Metrorail station into the site; the office population with sheltered, quiet open
space away from the street; and, the wider community with space for public art,
performances, and passive recreation.
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• Multiple walkways, including street level sidewalks , two pedestrian bridges, and
enclosed walkways at upper levels in what the applicant terms "conditioned"
space facilitate pedestrian circulation.

• Buildings are shown on the CDPA/FDPA to be placed close to the street with
street plantings along the sidewalks and building edges ; the streetscape is
designed as a visual transition into plaza areas , major entrances and activity
areas.

These design features and characteristics are described in greater detail in the
Design Concepts booklet submitted with the application (see Appendix 4).
Although, the overall design proposal has many positive elements, staff has
identified several concerns that must be resolved to address and to comply fully with
the specific Tysons Corner design recommendations set forth in the Comprehensive
Plan.

Issue : Design Interface with Rail

The proposed layout and design of buildings along the site's Rt. 123 frontage is
predicated upon a specific, but as yet unsanctioned, option for the design and
alignment of Metrorail to and through Tysons Corner. As indicated previously,
planning for the station location and rail alignment is in the draft stages. Absent
more definitive planning and decisions on the rail station site selection and
alignment, approval of a specific building layout and design and approval of
increased intensity allowed under the rail option is premature. The location and
design of transit oriented plaza areas and pedestrian movements into and out of a
future Metrorail station and platform should provide for a seamless, coordinated,
safe and convenient access which accommodates station locations, above or below
ground rail options, bus rapid transit (pull off lanes, bus shelters, etc.) and final
alignment decisions. Once a design option has been selected and decisions made
related to both interim and long term rapid transit, the adequacy of a proposed
layout and design of buildings can be appropriately evaluated. Additional discussion
and design considerations are addressed in the Transportation Analysis.

Resolution:

Staff has concluded that the pending application should not be approved absent the
selection of a route alignment and station location or satisfactory safeguards are
included in the application with respect to assuring the interface occurs in a way
acceptable to both WMATA and the County. This major issue remains outstanding.

Issue : Commitment to the Design Elements

Although there are many elements that define the design and style of a
development, the architecture of buildings (construction materials, colors, shapes,
sizes, heights, and relationships to one another, etc), landscape architecture, and
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the creation of public spaces are among the most identifiable and defining design
factors. The applicant has provided a design booklet that sets forth building heights
and massing, location of plazas and pedestrian space, and landscaping, among
other elements, that generally show how the design principles of order, function,
identity, and appeal could be addressed. However, staff finds that the applicant's
commitment to the illustrated design is indefinite and insufficient, as it is overly
broad and flexible. The proffers stipulate that "specific elevations and streetscapes
set forth therein are illustrative only". A limited amount of flexibility may be
desirable, particularly given the long-term nature of the development proposal;
however, a stronger commitment to common design elements throughout the
development is needed to provide continuity.

Resolution:

To address this concern, at a minimum staff recommends that, prior to site plan
approval, the project, including architectural elevations, be returned to the Planning
Commission and/or Board of Supervisors for review and approval for compliance
with the Tysons II Master Plan - Design Concepts, August 2002. This
recommendation is consistent with architectural commitments in other design
sensitive planning areas in the County, such as commercial revitalization districts,
the Fairfax Center Area, other transit station areas, and other areas where the Plan
includes urban design recommendations. This major issue remains outstanding.

Issue : Streetscape/Landscaping

A strong commitment to provide streetscape and building foundation landscaping,
as well as other landscaped focal areas, is central to the Tysons Corner Design
Concept, as set forth in the Comprehensive Plan. The landscaping and overall
design amenities for the public plazas as shown on the CDPA/FDPA and in the
Design Concepts booklet create a variety of interesting and appealing outdoor
spaces. However, it is not clear that the applicant can, in fact, provide the depicted
streetscapes based on the significant number of existing public utility easements
throughout the site (see Sheet 29 of the CDPA/FDPA). The applicant proffers to
provide streetscaping along all frontages of the application property in substantial
accordance with the guidelines set forth in the Comprehensive Plan for the 'core'
area of the Tysons Corner Urban Center except where sight distances and utilities
preclude the provisions of landscaping. In that event, the applicant proffers "an
alternative planting program"; however, the alternative planting program has not
been specified. The Design Concepts booklet provides a highly conceptual graphic
to illustrate streetscaping. Staff recommends that detailed streetscape design
commitments that take the existing easements into consideration should be included
as part of the CDPA/FDPA. The streetscape design should address specifically
details such as edges of buildings, widths of sidewalks and planting strips and
accompanying street furnishings along the major street frontages for the
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development. Important focal areas, such as entrances to plazas, buildings, and
transit areas (bus pull-offs, bus stops, information kiosks, etc) should be highlighted.
Those areas where utility easements or sight distances are likely to preclude the
implementation of the planned streetscape should be identified and alternative
planting plans should be provided.

Resolution:

Since the areas of conflict between the proffered streetscape shown on the
CDPA/FDPA and described in the design concepts booklet and the existing utility
easements can be identified at this time, the applicant should examine these areas
and propose alternative treatments that address the conflicts. This issue remains
outstanding.

Issue : Pedestrian Circulation and Connectivity

The CDPA/FDPA defines pedestrian movement though the development as being
either an outdoor "exterior" walkway or an enclosed " interior" walkway . An enclosed
pedestrian bridge is proposed over Tysons Boulevard between proposed Building H
and the existing parking garage for Building E. A second enclosed pedestrian
bridge is proposed over Galleria Drive between proposed Buildings I and J. The
pedestrian circulation plans for each of the sectors also depict locations where
vertical pedestrian movement will occur , either with stairs or elevators. The
pedestrian network will provide multiple routes through each sector and between the
future Metrorail station and each sector. Overall, the proposed system provides
good connections and choices for the pedestrian . However, the following concerns
have been identified by staff:

• The multiple levels for interconnecting the pedestrian circulation are depicted in a
two dimensional graphic on the CDPA/FDPA and in the design booklet. To
ensure that the system functions as intended, more detail should be provided
about the vertical pedestrian connections and the "interior" or "conditioned"
pedestrian spaces, as well as about the quality of design, lighting, signage and
other amenities, safety, and full public accessibility 24 hours per day.

• The pedestrian circulation plan provides for direct and convenient movement
through the upper plaza level between proposed Building L1 and L2 terminating
with a wide staircase leading out to a sidewalk area along the buildings' Galleria
Drive frontage; parking garage entrances flank either side of this pedestrian
landing. However, safe and convenient pedestrian access across Galleria Drive
from this location to the existing travel aisle and sidewalks leading to the
shopping mall has not been provided. The design for this location has focused
on aligning the proposed garage entrances on the south side of Galleria Drive
with existing curb cuts to access parking on the north side of Galleria Drive. The
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proposed design disrupts pedestrian traffic to the regional mall in Sub-unit N-2.
The circulation system should be revised to depict how pedestrians will move
across Galleria Drive (Buildings L1 and L2) to the existing walkways leading to
the mall.

• Pedestrian movement from the application property (Sub-unit N-1) to adjacent
Sub-Unit L-2 is specifically recommended in the Plan text. The applicant proffers
to "reasonably cooperate" to allow construction by others of a "mid-block
pedestrian connection between the existing/proposed development on the
West*Park parcel and the pedestrian network for Sector III as depicted on the
CDPA/FDPA". At a minimum, the potential locations for future interparcel
pedestrian connections should be shown on the CDPA/FDPA and any building
design and/or topographical constraints to providing that pedestrian connections
addressed. This is a significant design issue since the Comprehensive Plan
notes that the development in Sub-unit N-3 "...has the potential of becoming a
barrier between Land units L and N". It should be noted that the CDPA/FDPA
depicts a four-story parking garage along this boundary.

• The pedestrian circulation plan does not appear to provide a complete and
connected loop in the vicinity of the stormwater management ponds to the east
and along the eastern edge of the development that includes Buildings G and I.
This concern is most graphically illustrated on Page 6 of the Design Concepts
booklet that shows internal pedestrian connections only along the outer, eastern
edge of the development. Sheet 22 and 27 of the CDPA/FDPA depict
landscaping details for the stormwater management ponds and open space
areas north and south of Galleria Drive but do not provide any extension of trails
or walkways from the existing trail system along the a portion of the boundary
between Sub-units N-3 and L-3.

Resolution:

The above noted concerns with regard to the pedestrian circulation plan remain
unresolved.

Issue : Development Edges

In two instances, the proposed CDPA/FDPA shows multi-level parking structures
along the edges of the application property. One is along Rt. 123, where the
proposed Metrorail line is presumed by the applicant to be constructed. The specific
number of levels and/or height of this structure is not included in the CDPA/FDPA;
however, the elevations show this structure rising approximately four stories above
the central plaza in Sector II, which is located at elevation 480, approximately 50
feet above the intersection of Tysons Boulevard and Rt. 123 but below the level of
International Drive. The second parking structure, is located along the boundary
with West*Park, where a four level, parking garage fagade is shown along the
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eastern edge of Sector Ill. Due to the mass and bulk of several of the parking
structures, especially along the site's Rt. 123 frontage and along the eastern edges,
staff is concerned that the garage would create a "barrier wall". The applicant
contends that this concern will be adequately mitigated though architectural design
treatments of the building facades and building foundation landscape; however, the
application includes no commitments to specific building facades, nor does it include
a commitment for review of the facades treatments by either the Board of
Supervisors or the Planning Commission. It would be highly desirable to provide
elevations that illustrate how this concern may be addressed.

Resolution:

Staff recommends commitments to building architecture and articulation and to
landscaped edges to break up the mass of the garages. A similar commitment was
included in the 1985 approval. This issue has not been adequately addressed.

Issue : Major Park/Public Plazas

The CDPA/FDPA depicts the design details of a major public park and plaza area
situated in the northern portion of the site, adjacent to Proposed Building G and an
existing park and trail. The design includes a stage and amphitheater, landscaped
entrances, special paving and lighting treatments, which provide a framework and
context for an open space designated for display of public art, and a planted hillside
designed for seasonal landscaping. The design of this area is consistent with the
Plan recommendation to provide additional open space adjacent to an existing
private park that is "large enough to provide for open-air activities such as musical
performances by small groups before a lunchtime audience" as well as providing for
benches and steps to provide for seating areas.

Resolution:

It would be desirable for the applicant to provide a stronger commitment to the level
of landscaping shown, including density, variety and textures of planting materials,
as generally shown on the CDPA/FDPA and in the Design Concepts booklet for this
major park and plaza area. The applicant has also been requested to identify when
the plazas would be built. The extent to which the park will be open and available
for public use also needs clarification. This issue is unresolved.

Transportation Analysis (Appendix 11)

The transportation issues, while interrelated, fall into two major categories: the
phasing of the additional increment of gross floor area recommended by the Plan
with the actual construction and opening of Metrorail service to Tysons Corner and
beyond; and, the functioning of the roadway network when the additional gross floor
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area is added to Tysons Corner. Accordingly, the Transportation Analysis has been
divided into two sections.

Phasing of Rail and the Additional Gross Floor Area (Appendix 11 a)

As stated previously, the applicant is requesting that the County approve an
increase in the developable square footage of the site by approximately 1.7 million
square feet of office uses based on the Plan text that permits additional gross floor
area with the extension of Metrorail to serve the site. A Draft EIS has been
developed for several potential rail alignments, as well as a Bus Rapid Transit
alternative located at the periphery of Tysons. The Draft EIS is under review by
various state and local transportation agencies. A preferred alternative has not
been selected. In addition, a means of financing and a schedule for the extension of
rail to Tysons and beyond have not been determined. Thus, it may be premature to
consider a proposal for increasing the currently approved development based on the
extension of Metrorail to and beyond Tysons Corner prior to selection of an
alignment that permits the proposed additional intensity. Further, construction of
any of the additional intensity should not occur prior to securing funding for the
selected alignment. There are several aspects to this issue as set forth below.

Timing of Metrorail Extension to Construction of the Additional Proposed GFA: The
smooth integration of a rail line with a site such as Tysons II, including the design of
an interface between the rail line, the site development , and transit vehicle and
pedestrian access , is complicated , particularly without the existence of Metrorail, or,
at a minimum, a detailed engineering design of the proposed rail system.
Historically, in the Washington area , specific planning for rail-related development
has occurred after the construction of the Metrorail system . With the established
parameter of a completed rail system , designers can work from the baseline
established by the public's investment in Metrorail to design and construct a
development that is appropriately integrated with the rail station and line. In this
instance, there is an opportunity to have these events occur almost simultaneously;
however , it is premature for a zoning decision to be made without some of the basic
decisions being made with regard to the extension of Metrorail , such as alignment
and station location . The applicant has chosen to pursue this application at this
time, and has based its design decisions on an as yet to be determinal decision that
a particular alignment will occur. Nevertheless , once the alignment and station
location are determined , coordination of design efforts between the private sector, in
this case the applicant , and the public sector , the design team for the Metrorail
extension , can occur.

Should the applicant's proposal be approved at this time, it could affect the
parameters for the design of the extension of Metrorail to Tysons Corner. For
example, while some alignments proposed in the Draft EIS are near this site, the
pending CDPA/FDPA proposes to shift the future Metrorail line toward Route 123
away from the site when compared to some of the proposed alignments. The



PCA 84-D-049-5 & FDPA 84-D-049-6 Page 44

design team for the Metrorail extension has not evaluated the impact of such a
shift. If the proposed application and its design are approved, the alignment of
Metrorail and the design and location of the station could be affected by having to
accommodate the features of the proposed development of Tysons It. The draft
proffers state that the applicant would make "reasonable" adjustments to the area
dedicated for the rail extension and that pedestrian linkages would be redesigned
to accommodate the chosen alignment. However, it is not clear that "reasonable
adjustments" would, among other things, accommodate a shift in the parking
garages shown adjacent to Rt. 123 in Sectors II and IV, if such is required.

At the very least, development of Sectors II and IV, which are immediately adjacent
to the rail project, should be delayed until more complete design plans for this rail
extension have been completed and the design of the application and the Metrorail
station and lines can be fully coordinated. If the applicant's proposal proceeds
through the public hearing process, at a minimum, some level of phasing should be
committed to by the applicant to ensure the proper coordination of the two design
processes and to ensure that the applicant is not granted an increase in intensity if
the chosen alternative is one where the applicant does not actually qualify for
increased intensity under the Plan. In addition, the following issues are outstanding:

• A commitment has been made by the applicant to provide necessary
construction and utility easements. However, easement limits defined by the
limited details available at the current planning level for the Metrorail project are
located within the applicant's proposed building and structure footprints. If the
construction of these buildings precedes construction of Metrorail, among other
potential impacts, the alignment of the rail line and/or placement of ancillary
facilities may need to be shifted or adjusted at additional public expense.

• The Draft EIS includes a permanent easement near Tysons Boulevard and a
traction power substation that may be in conflict with proposed Building K. The
conflicts have not been depicted on nor accounted for in the plans and proffers
submitted by the applicant.

• The draft proffer regarding the dedication of right-of-way for the extension of rail
to Tysons states that the dedication will be made provided that air rights
development above the station by other parties is precluded. The dedication
should be made free and clear of any conditions. Further, it should be noted that
the proposed dedication of the right-of-way is being made with the proviso that
any density attributable to the land be transferred to the remainder of the
property. This is the manner in which such dedications are addressed by Sect.
2-308 of the Zoning Ordinance. Therefore, the density associated with
dedicated with right-of-way has been transferred to the remainder of the
property. It should also be noted that "air-rights" development at this station is
not included in the Draft EIS.
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• The draft proffers state that the right-of-way will be dedicated on the condition
that the applicant can review and comment on platform design and elevation and
pedestrian connections to Tysons II. Staff does not object to this request.

Rail/Ground Transit Interface : Facilitating bus to rail interface is at the heart of
WMATA's mission. The project team assembled by the Virginia Department of Rail
and Public Transportation (VDRPT) and WMATA has identified the potential station
at Tysons II as the location of an inter-modal facility to serve this area of high
density development.

The rail project Draft EIS includes the evaluation of the impact of the rail extension to
properties adjoining the rail alignments . Stakeholders have had opportunities during
the Draft EIS process to raise questions and objections to the impact to their facilities;
this could result in re-design of elements of the project. As a result , certain
assumptions made during the design phase of the rail project may need to be
radically re -evaluated, shifting impacts in previously unforeseen directions.

Regarding the Tysons II station, among other things , definitive information is not yet
available on the needs for bus passenger facilities at the station . It is not known if all
bus activity will be handled on the existing street network or addressed in part or full
by a separate off-street facility . In either event , additional commitments by Tysons II
may be sought to facilitate surface transportation trips ; this could include additional
area set aside to facilitate bus interface . Because this level of planning has not been
reached yet , the applicant 's plan and proffers for Tysons II do not , and may not be
able to, adequately address this issue.

Development Phasing with the Extension of Metrorail to Dulles Airport and Points
West: The timing of the construction of the proposed additional gross floor area at
Tysons II is a significant concern . Pursuant to the Comprehensive Plan, the
additional gross floor area proposed by the applicant needs to be phased with the
construction of the Metrorail extension to Tysons Corner and beyond to ensure that
transportation facilities needed to accommodate that growth are in place and
operating when that development is in place . The Comprehensive Plan for
Sub-unit N -3 in the Area II Plan (p . 128), requires that for the Option with Rail
additional density, a rapid rail transit station site be programmed for design and
construction . ' Programmed for design and construction' is defined (p. 79) to mean
that, at a minimum , the rail line and its stations have been placed in the region's
Long -Range Transportation Plan and design and construction of the rail
improvements have been scheduled for implementation by being placed in the
Transportation Improvement Program (TIP).

The TIP is a program that establishes eligibility for federal funding and is prepared
each year by the National Capital Region Transportation Planning Board (TPB),
which is the federally designated Metropolitan Planning Organization (MPO) for the
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Washington metropolitan region . The TIP includes estimated dates of construction
of project elements , based on a financial plan.

At a minimum , if a Metrorail alignment similar to that envisioned on the submitted
CDPA/FDPA is selected , in order to conform with the Comprehensive Plan, any
development beyond that approved in 1985 should not be constructed until the
adoption by the TPB of this Metrorail project into the TIP. This should, at a
minimum , include the funding necessary to complete the segment of the Dulles rail
extension to Tysons Corner with at least three stations included in an alignment in
the urban center extending to the vicinity of Route 7 and the Dulles Toll Road
(Tysons West). Upon adoption of a Metrorail extension project fitting these
parameters , staff recommends allowing additional rail-related development in the
vicinity of the station under the following conditions to ensure appropriate phasing of
the development to rail:

• Up to one-fourth of the proposed additional non-residential square footage may be
constructed prior to completion of a rail extension to the vicinity of Route 7 and the
Dulles Toll Road (Tysons West station).

• Up to an additional one-half of the proposed additional non-residential square
footage may be constructed upon completion of a rail extension to the vicinity of
Route 7 and the Dulles Toll Road (Tysons West station).

• The remaining one-fourth of the proposed additional non-residential square
footage may be constructed after a rail extension is completed to Dulles Airport.

The draft proffers include a general commitment by the applicant to a similar
schedule. However, there are important modifications proposed by the applicant to
the phasing schedule. The applicant is proposing that the development of the last
one-fourth of the square footage be allowed upon the extension of rail or bus rapid
transit to Reston Parkway. Keying development of Tysons II to the implementation of
a bus rapid transit system is not in keeping with Plan objectives that predicate
development on the availability of rail. This proposal, in staffs view, is not
acceptable.

Further, and more importantly, the proffer as drafted would allow the completion of
any or all of the proposed additional development in January 2017 regardless of
inclusion of rail in the TIP. This proffer is contrary to the guidelines set forth in the
Comprehensive Plan predicating additional development on the availability of rail.
This major issue remains unresolved. It should be noted that the phasing schedule
proposed by staff was offered in the spirit of encouraging the applicant to provide a
mixed-use development. The proposed phasing would allow the construction of up to
one-fourth of the additional density requested by these applications when the rail
station is "programmed and designed for development". An alternative view of the
Plan is that none of the increased intensity beyond the currently approved 1.0 FAR
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should be allowed absent assurance that rail will in fact be at the site when this space
is occupied.

Impacts on the Surrounding Road Network (Appendix 11b)

The construction of a Metrorail extension to Dulles Airport via Tysons Corner will
provide an opportunity to significantly reduce the current heavy reliance on single
occupancy vehicles (SOV) for trips to and within the Tysons core area. Metrorail is
designed to provide greater capacity and convenience through direct, fast transit
service to the Tysons Corner area, maximizing transit as an alternative to SOVs.
This effect will be enhanced with strong inter-modal links at the stations. Although
Metrorail service will contribute to a reduction of vehicular trips, it will not offset all
additional trips generated by an additional 1.7 million square feet of office
development proposed by these applications. Vehicular traffic impacts will need to
be addressed. Several options exist to address these impacts, as discussed later in
more detail, include:

• Commitments to improve capacity on the access points to the development;

• Implementation of tangible efforts to reduce the number of single occupancy
vehicles , such as corporate subsidization of the cost of transit usage by
employees , strongly proactive efforts to encourage car/vanpool usage, and
commitments to an ongoing interface with the County transportation staff to
develop and modify incentives that increase the effectiveness of SOV reduction
programs;

• A reduction in the number of readily available parking spaces and lot parking
fees that sufficiently discourage commuting by SOVs;

• Construction of a significant amount of residential development to more equitably
balance the peak hour flow of traffic to and from the site and which provides
opportunities for people who work in Tysons to live in Tysons; and

• A combination of these and other potential measures to offset street traffic
impact.

Traffic study: Data provided in a traffic study is a key element to determining the
impact the additional square footage proposed by an applicant will have on the
adjoining road network. A traffic study is necessary to evaluate the traffic impacts of
the proposed development. The analysis may show that transportation
improvements necessitated to conform with Plan recommendations to maintain a
level of service (LOS) E or to meet the 'non-degradation' policy may be necessary.
Roadway improvements beyond those recommended by the Comprehensive Plan
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may need to be constructed or other measures to offset the impact to the
surrounding road network may need to be implemented by the applicant. Without
this information , staff is unable to properly assess the impacts and determine where
and if specific measures to address traffic impact will be required. The
improvements could include the items noted in the section above regarding the
Comprehensive Plan and other improvements that might be identified by the review
of the study.

Conversations regarding the need for evaluation of the traffic impact of the
additional development proposed in this application occurred between staff and the
applicant coincident with the submission of the application . Evaluating the impact of
rail and any associated reductions in vehicular traffic generated by the site and other
development in the Tysons area is a complicated matter since rail is not in place at
this time. Extended discussions between County staff, VDOT staff , the applicant,
and the applicant 's traffic consultant regarding the scope of the study took place
from January to April 2002, without reaching a formal agreement on the parameters
of the study . Even without a final agreement , a traffic study was submitted to staff
by the applicant in June for evaluation.

During review of the traffic study, staff identified significant concerns and questions
pertaining to the methodology and many of the assumptions in the traffic study.
Based on its review , staff noted that the study did not adequately address the impact
of the proposed development on the roadway network and guidance was provided to
the traffic consultant with regard to assumptions to be utilized and information staff is
needed to derive from the analysis . An extensive re-creation of traffic data is
necessary to provide an adequate traffic study for staff review . To date , a revised
traffic study has not been submitted for staff review . Upon receipt of the revised
study, staff will initiate an immediate review of the data and coordination with VDOT
regarding their analysis . Typically, a review of this nature takes approximately 4 to 6
weeks . Therefore, staff cannot fully evaluate this aspect of the proposed increased
intensity at Tysons II.

Comprehensive Plan Recommendations: According to the Comprehensive Plan,
"Development proposals which will generate significant amounts of peak hour traffic
will be required to provide a higher level of commitments than those which generate
relatively fewer peak hour trips." Further , the Plan " ... establishes a Level of Service
(LOS) E standard to assess transportation system adequacy ." To maintain this
standard , applicants should provide commitments in compliance with two policies
established in the Plan: a "non-degradation " policy and/or an "offsetting impact"
policy. For "non-degradation ", development proposals need to demonstrate that
their impact will not worsen intersections that perform at LOS E or below. For
"offsetting impact", if the applicant cannot maintain performance of the localized
transportation system , monetary contributions proportional to the traffic generated
by the development should be provided.
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In the vicinity of the Tysons II development , the Comprehensive Plan recommends
that the following roadway improvements be constructed . These improvements and
how they are addressed by the applications are as follows:

• Interchange at International Drive/Route 123. A design of an urban diamond
interchange was completed in conjunction with the Embassy Suites development
(RZ 1997-PR-058) in the northwest quadrant of the intersection . The applicant
has proffered to dedicate right-of-way in conformance with the current urban
diamond design . Although the design of the interchange has been factored into
corridor analyses , neither the County nor the State has formally endorsed the
design . The current design does not account for any increases in development
density for rail , including the Tysons II site. The applicant needs to ensure that
this design will be able to accommodate the traffic associated with the proposed
increase in gross floor area in Tysons II based on the submission of a revised
traffic study. A new design for the interchange may be required to accommodate
future traffic flows . The applicant should commit to work with staff and VDOT to
secure approval of any new design of the interchange . If the interchange is
redesigned , right-of-way consistent with the new design should be provided. In
addition , the applicant should commit to funding of a portion of the future
interchange. This issue has not been adequately addressed.

• Widening of Route 123 along the frontage of the site . The applicant has
proffered to construct an additional lane; however , there are timing issues to be
considered . The applicant should not construct a short -term improvement that
will need to be removed with the construction of Metrorail or the planned Beltway
improvements . Staff believes the applicant should proffer to escrow the funding
for this improvement in lieu of constructing it, so there would be no conflict with
the future widening of the road . This issue has not been adequately addressed
by the draft proffers.

• Modifications to the Westpark Drive bridge crossing of Route 123. Proposed
designs for the Beltway improvement project depict a shift of the Westpark Drive
bridge westward to accommodate the reconstruction of the ramps from the
Beltway . The applicant has made no commitments to these improvements,
including potential right-of-way dedication needed to reconstruct the bridge.

Trip Reductions and Phasing: The Comprehensive Plan states that individual
projects should achieve a mode split for HOV trips that supports an overall 20%
mode split in Tysons Corner. An additional 3% of trips should be by foot.
According to the Plan, on individual sites, property owners should be allowed to
achieve maximum planned development on their sites when appropriate
transportation improvements are provided in accordance with the Plan.

The traffic consultant 's initial analysis indicated that a 32 . 5% mode split between
auto trips and non-auto trips can be achieved with future construction of the
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approved un-built square footage and the proposed additional square footage.
Staff feels that the consultant has proposed an overly ambitious and unrealistic
rate of mode split-one which, to the best of Staffs knowledge, has not been
achieved by any other proposal even closely approximating it in the County.

Significantly, despite a purported ability to reduce vehicular trips by 32.5%, and not
withstanding the draft proffer that includes a parking reduction, the CDPA/FDPA
shows 10,320 parking spaces for the proposed/un-built Buildings G through M.
This represents 7% more than the 9600 spaces required by the County Code.
While a strong case may be made for significant parking reductions from Code
requirements to discourage people from driving to an assured parking space, given
the excess parking proposed , it is not certain that this strategy will be utilized by
the applicant. The possible proximity of a future rail line would provide further
justification for a reduction.

The applicant has proposed very weak commitments to Transportation Demand
Management (TDM) measures , by only proffering to minimal commitments utilizing
the language regarding participation in County ridesharing programs and
encouraging flextime . These minimal programs will not achieve significant trip
reductions, certainly not the 32.5% reduction on which the original traffic study was
based . The applicant cannot rely on rail alone to offset all trips generated by the
additional development . Staff is seeking strong, enforceable , easily monitored
obligations for long-term trip reductions . In order to ensure that the trip generation
reductions are met and maintained, the applicant ' s commitments should include
specific steps that will achieve the proffered trip reduction rates at each phase of
future development . Once a trip reduction rate for each phase of future
development is determined, the applicant should propose detailed measures
utilizing examples provided in the Comprehensive Plan to develop a TDM program
that will realistically achieve the proposed reductions . The TDM program should
also include commitments with parameters to complete follow up studies to verify
compliance with proffered trip reductions . Delaying the construction and/or
occupancy of additional square footage until the proffered rates are achieved
should also be considered as part of enforcing a TDM program.

Tysons Road Fund: The applicant has proffered to contribute to the Tysons Road
Fund "the fund " under the accepted criteria for fund contributions but he also has
requested credits for certain proffered improvements on the adjacent roadways.
The requested credits are not projects for which credit is typically granted. Specific
comments on the requested credits follow.

• Additional lane on the Route 123 frontage. The applicant is requesting that the
funds spent to complete this improvement be credited to the fund contribution
amount. The widening of Route 123 is recommended in the Comprehensive
Plan; thus improvements to the frontage are a requirement of the approval of any
site plan. Staff has concluded that construction or funding of this lane should not



PCA 84-D-049-5 & FDPA 84-D-049-6 Page 51

be considered a special circumstance for which credits against the Tysons Road
Fund should be granted.

An internal pedestrian bridge network. This is a desirable element of the project,
reducing the number of pedestrian traffic crossings of a heavily traveled
vehicular network. However, the above- grade crossings are designed as an
enhancement to the applicant's development, serving primarily pedestrian trips
internal to the site. This requested credit is not recommended.

• Signals at Tysons Boulevard/Westbranch Drive; Tysons Boulevard/Park Run
Drive; and Galleria Drive/Westpark Drive. Under previously approved proffers,
the applicant made commitments to signal installations on Tysons Boulevard at
Westbranch Drive and Park Run Drive, without reimbursement for their
installation. These signals function primarily to enhance ingress/egress to and
from Tysons II; thus their installation is likely to be necessitated solely by
additional impacts created by the applicant's development. Providing a credit for
enhancing access to the applicant's own development is not recommended and
would be unprecedented.

• Assuming any of the credits in the proffers are ultimately accepted, the applicant
also requests that the value of any credits to the total Tysons Road Fund
contribution be increased according to criteria used to factor annual revisions to
the Tysons Fund rate. It appears the applicant is suggesting that if a creditable
improvement is constructed in 2010 and the credit is withheld by the applicant
until 2015, the amount of credit should be increased based on a rate of inflation.
Typically, developers who are constructing projects that will be credited against
a fund contribution submit their credit requests immediately upon completion of
the creditable construction project. If the applicant secures approval of
conditions allowing creditable improvements and these improvements are
completed in 2005, the applicant would have his future contribution reduced
solely by the cost of the completed improvements.

Other Transportation Issues:

• The slip ramp connection from 123 to the parking garage for buildings K, L, and
M should be deleted from the plan. Although the connection was approved
under the existing zoning, it directly conflicts with the underground portal
proposed with one of the potential rail alignments. The rail issue
notwithstanding , access to a parking garage from an arterial roadway is not
appropriate. Weave movements accessing the entrance and conflicts entering
the garage that can spill out into the roadway will create additional points of
potential confusion, congesting an already saturated roadway. There are
already a high concentration of weave movements along this segment of Rt. 123
between Tysons Boulevard and International Drive.
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An important item identified in the initial draft of the traffic study is a significant
deterioration in the level of service (LOS) of the intersection of Route 123 and
Tysons Boulevard with the proposed future development. Current PM LOS is
rated 'E'. Future service levels are anticipated by the applicant's study to be at
'F', even with assumptions of construction of rail improvements and widening of
Route 123 to 8 lanes. Left turn volumes into Tysons II contribute significantly to
the failure of the intersection. The applicant has not identified any improvements
to address this capacity issue.

As discussed elsewhere in this report, pedestrian circulation should be provided
from the proposed park extending to Galleria Drive and the public should have
24-hour access to the above-grade pedestrian linkages proposed by the
applicant.

Environmental Analysis (Appendix 12)

Issue : Water Quality Best Management Practices

Element V. of the draft proffer statement dated August 8, 2002, addresses the issue
of stormwater management best management practices in only a cursory manner.
The draft proffers and Note 5 on the CDPA/FDPA reference the Overall Stormwater
Management Plan #6028-D5-01-3, which was originally approved for the Tysons II
development twelve years ago. The applicant indicates that any new stormwater
best management practice requirements for this amendment request will be
addressed at the time of site plan review. In addition, the draft proffers assert that
no new impervious surface will be created as a result of this request, even though
the applicant is proposing to increase the total overall square footage significantly.

In addition, the existing stormwater facilities in Sector IV may be encroached upon
by the proposed changes in the development program, as well as by future
improvements to the Beltway. The existing configuration of the Westpark Drive
bridge may be moved and may further encroach on the existing ponds.

The applicant should adequately demonstrate that the Overall Stormwater
Management Plan #6028-D5-01-3 (approved on September 20, 1990) does not
need to be updated as asserted in the notes on the plan. In the alternative, it is
recommended that an updated plan be submitted to the Department of Public Works
and Environmental Services. The revised plan should identify where the lost
stormwater capacity in Sector IV would be recovered. Any revised stormwater
management plan will also be required to address the specific requirements of the
County's Chesapeake Bay Preservation Ordinance (Chapter 118 of the County
Code) for the proposal. (The approval of the previous plan predated the
requirements of Chapter 118.)
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Resolution:

The applicant has not adequately addressed this issue.

Issue : Transportation Generated Noise

One of the optional uses in Building J is a hotel in lieu of or in addition to office
space. In addition, this building is to include a residential component. Thus, the
impact of highway noise and future transit noise should be mitigated for this
building.

A highway noise analysis was performed for Chain Bridge Road (Route 123). The
analysis produced the following noise contour projections (note DNL dBA is
equivalent to dBA Ldfl):

65 dBA Ldn 329' feet from centerline
70 dBA Lm, 153' feet from centerline

The southern facade of Building J adjacent to Chain Bridge Road falls within the 65-
70 dBA Ldn impact area. This calculation only considers highway noise. If a
Metrorail station is located along the north side of Chain Bridge Road, it will have an
adverse affect on the residences and the proposed hotel.

In order to reduce noise in interior areas to 45 dBA Ldn or less, the hotel and
residences should be constructed with building materials that are sufficient to
provide this level of acoustical mitigation. The applicant should mitigate
transportation-generated noise through the use of appropriate building materials,
which provide the proscribed level of acoustical mitigation. The applicant may
choose to submit an independent noise study for review and approval by the
Department of Public Works and Environmental Services (DPWES) which provides
more specificity regarding the noise impacts. Although, as noted earlier in this
report, the applicant has indicated his intent to withdraw the residential component,
noise issues still remain for the proposed hotel use.

Resolution:

The applicant has not addressed this issue in the draft proffers.

Issue : Light Pollution

No detailed specifications regarding proposed lighting have been made available by
the applicant. Staff recommends that the applicant offer detailed lighting
specifications that incorporate the concept of fully shielded (cutoff) lights to avoid
excessive illumination, as well as light trespass on adjacent properties. A "shoe
box" design luminaire exemplifies a full cutoff fixture.
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n addition , a^ s ignage which is proposed as part of this current application, should be
internally illuminated . It is recommended that the applicant consult the Illuminating
Engineers Society of North America for lighting guidelines.

Resolution:

The applicant has not addressed this issue.

Issue : Trails Plan

The Trails Plan Map depicts a bicycle trail along the north side of Chain Bridge Road,
a bicycle trail on the southeast side of Westpark Drive, and a bicycle trail adjacent to
International Drive. The Director, Department of Public Works and Environmental
Services (DPWES), will determine what trail requirements may apply to the subject
property at the time of site plan review.

Public Facilities Analysis (Appendices 13 - 17)

Park Authority Analysis (Appendix 14)

Pursuant to the provisions of Sect. 6-209, when a PDC District includes residential
dwellings, recreational facilities are required to be provided such that those facilities
are the equivalent of an expenditure of $955 per dwelling unit. The draft proffer
statement does not address this issue. Qualifying recreational facilities may be
provided or a contribution made to the Park Authority to address this requirement.
The submitted CDPA/FDPA includes the development of a park area on either side
of Westbranch Drive and east of Tysons Boulevard; this park area is not proffered to
be dedicated to the Park Authority, nor has the applicant provided any proffers with
regard to public access to this site. In addition, the Park Authority requests that an
additional $119,515 for the development of recreational facilities at one or more park
sites within the vicinity of this development. The additional funds are requested
because the $955 per unit required by the Zoning Ordinance offsets only a portion
of the recreational facility demand created by new residents. This analysis may need
to be modified based upon the applicant's commitment to provide residential
development as an aspect of the application.

Sanitary Sewer Analysis (Appendix 14)

The property is located in the Scotts Run (El) watershed and would be sewered into
the Blue Plains Treatment Plant. The existing 8-inch line located in an easement on
the property is adequate for the proposed use at this time. There appears to be
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adequate capacity for the proposed development when existing uses and proposed
development recommended by the Comprehensive Plan are taken into account.

Fire and Rescue Department Analysis (Appendix 15)

This property is serviced by Station #29, Tysons Corner. This service currently
meets fire protection guidelines. The Fire Prevention Division notes that emergency
vehicle access for ladder trucks is required at the front and rear of any buildings
exceeding six (6) stories or 60 feet in height.

Water Service Analysis (Appendix 16)

The property is located in the respective service areas of the Fairfax County Water
Authority and the City of Falls Church. Offsite water main extensions are required
for domestic service and for fire protection. The nearest adequate water mains
available to provide service include 12- and 8-inch mains located at the property.
Depending on the configuration of the onsite water mains, additional water main
extensions may be necessary.

Schools Analysis (Appendix 17)

This 250 high-rise multi-family dwelling units included in the current CDPA/FDAP are
anticipated to generate: 16 additional elementary students who would attend
Westbriar Elementary School which is projected to exceed its capacity of 398
students through the school year 06-07; 3 additional intermediate students who
would attend Kilmer Intermediate School which is projected to exceed its capacity of
850 students through the school year 06-07; and 7 additional high school students
who would attend Marshall High School which is projected to operate within its
capacity of 1500 students through the school year 06-07. If a residential component
for this application is removed or increased this analysis will need to be modified
accordingly.

ZONING ORDINANCE PROVISIONS (Appendix 18)

Bulk . Standards (PDC District)
Standard Required Proposed

Min. Dist. Size Yield > 100,000 sq. ft GFA 6.33 million sq. ft. GFA
Lot Width No Requirement N/A

Building Height See Note' 75 feet
Front Yard See Note2
Side Yard See Note2 N/A
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Bulk Standards (PDC District)
Standard Required Proposed
Rear Yard See Note2

Floor Area Ratio (FAR) 2.0 1.43

Open Space 15 percent 30 percent

Parking Spaces 17,375 spaces" 18,330 spaces

1. Per Par. 1 of Sect. 6- 208, building height is controlled by the provisions of Part 1 of Article 16. See discussion below.
2. Per Par. 2 of Sect . 6-208 , yards are controlled by the provisions of Part 1 of Article 16. See discussion below.
3. This Floor Area Ratio (FAR) figure is for the whole of Tysons II, based on the original 106.84 rezoning application

property . Subsequently , rights -of-way have been dedicated for public use . Based on the application property , the FAR is
1.99.

Transitional Screening and Barriers

Note 20 on the CDPA/FDPA states that no transitional screening and barriers are
required. The majority of the abutting uses are offices, hotels or retail
establishments. However, in the northwestern corner, a portion of open space
parcel B abuts Lillian Court, a multi-family project in the R-30 District. While the
modification of screening along the boundary and a waiver of the barrier
requirement were not requested as part of the application, they are required and
staff would support these requests. Parcel B is open space located across a six-
lane road way with a median from the developed portions of Tysons II. Further, the
pending application does not propose changes area.

Other Zoning Ordinance Requirements:

Affordable Dwelling Units (Part 8 of Article 2)

The draft proffers do not include any contribution to the provision of affordable
housing in Fairfax County. Part 8 of Article 2 of the Zoning Ordinance does not
require that ADUs be provided because the units will be developed in a building that
is served by elevators and is in excess of four stories tall. The applicant has not
proffered any contributions to affordable housing.

Standards for all Planned Developments (Sect. 16-100)

Sect. 16-101 contains six general standards that must be met by a planned
development. Sect. 16-102 contains three design standards to which all Conceptual
and Final Development Plans are subject.
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Sect. 16-101, General Standards

The first general standard requires that the planned development conform to the
Comprehensive Plan (Par. 1). As discussed in the Land Use Analysis, staff has
determined that this standard has not been satisfied.

The second General Standard addresses whether or not the planned development
is of such a design that it achieves the purpose and intent of a planned development
more than would development under a conventional district (Par. 2). The purpose
and intent of the Planned Development Commercial District as contained in Sect.
16-201 is to encourage innovative and creative design of commercial development
and to accommodate preferred high density land uses . The CDPA/FDPA and the
design booklet demonstrate that this proposal conforms to the purpose and intent;
however, before it can be concluded that this standard has been met, staff
recommends that the applicant strengthen the proffered commitment to the
architecture and design features and provide for administrative review and approval
of the building architecture and urban design features as recommended in the
Urban Design Analysis above.

The third general standard addresses the efficient use of the available land and
protection of scenic assets and natural features such as trees, streams and
topographic features (Par. 3). The site has been previously cleared and does not
include natural features, except an area of tree preservation along the boundary
with West'Gate. Staff has determined that this standard has been satisfied.

The fourth general standard states that the planned development shall be designed
to prevent substantial injury to the use and value of existing surrounding
development and shall not hinder , deter or impede development of surrounding
undeveloped properties (Par. 4). Staff has determined that this standard has not
been satisfied for at least two reasons.

First, as discussed in the Land Use and Transportation Analyses, staff is concerned
that approval of this application prior to the selection of a locally preferred alternative
for the extension of Metrorail could set parameters that would unduly constrain the
options for the design of Metrorail to Tysons Corner. Second , while the application
may provide for the possibility of a mixed-use development in Sub-unit N-3, the
application does not commit to provide much of the proposed uses in uses other
than office . If a truly mixed -use development were proposed and committed to, the
adverse impacts on the surrounding road network would be reduced through an
increase in internal trips , the reduction in the number of SOV trips, and distribution
of more of the trips outside of the morning and evening peak hours.
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The fifth general standard addresses the adequacy of public facilities in the vicinity
(Par. 5). As noted in the Public Facilities A- alysis, the site is located in an area
where public facilities and public utilities are, or will be, adequate for the proposed
development. However, the applicant needs to address the requirements for
recreation for the residential element, if any, of a PDC District.

The sixth general standard addresses internal linkages between internal facilities
and external facilities at a scale appropriate to the development (Par. 6). The
roadway and pedestrian network adequately provides for these linkages. Although,
as discussed in the Land Use section of this report, several linkages are missing
and more additional details regarding the pedestrian network should be provided,
while the applicant has proffered to provide a pedestrian connection to Land Unit L
(West*Park), that commitment does not specify the manner in which the connection
would be provided and the timing for its construction. Staff recommends that the
connection be constructed immediately with the provision for modifications when
Sector III is developed.

Sect. 16-102, Design Standards

The first design standard specifies that, regarding compatibility with adjacent
development, the peripheral yards should generally conform with the setbacks for
the most similar conventional district. The most similar conventional district is the
C-4 District. The following are the yard requirements in the C-4 District: 25° angle
of bulk plane, but not less than 40 feet - front yard; 20° angle of bulk plane, but not
less than 25 feet - rear yard; and, no requirement - side yard. First, it should be
noted that the 'Design Concept for Tysons Corner Urban' Center encourages a
more urban setting where the buildings are located in close proximity to the street.
Along the eastern boundary of the application property, the nearest structure in
Sector II is set back approximately 23 feet at one corner of the structure, but for
most of the boundary the setback exceeds 100 feet. The eastern boundary of
Sector IV is formed by Westpark Drive; and the structures in Sector IV are setback
behind the existing stormwater management ponds in that sector. Along the
boundary of the application property within Sector I, the western boundary, the
pending application does not change the relationship to the adjoining buildings, the
hotel and the regional mall. Along the southern boundary, which is Rt. 123, the
CDPA/FDPA proposes to locate a parking garage and Building K along that edge of
the site . This area is in Sector II and is adjacent to the presumed Metrorail
extension. However, while this edge will likely be influenced by the Metrorail project,
the applicant has not provided a commitment with regard to the facade treatment of
the parking garage . This parking garage contains several stories ; however, the
height of the garage is not specified on the CDPA/FDPA. With regard to facade
treatment of the parking garages located near the periphery of the site, staff has
concluded that this standard has not been met.
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The second design standard states that other applicable provisions of the Ordinance
such as off-street parking , landscaping , signs , etc. are applicable to planned
developments ( Par. 2). All signage should conform to the requirements of Article 12
of the Zoning Ordinance . The pending CDPA/FDPA and the Design Concepts
booklet do not include specific information with regard to signs . The draft proffer
statement does note that all building mounted signs shall conform to the approved
Comprehensive Sign Plan . Further, the proffers state that the applicant will prepare
and submit an amendment to the CSP with regard to freestanding signage. This
proffer also states that the application will include a information /directional signage
program to facilitate the movement of pedestrian and vehicular traffic.

Design Standard Number 3 specifies that the street systems conform with the
applicable requirements and that a network of trails be provided to provide access to
recreational amenities open space, public amenities, vehicular access routes and
mass transit facilities (Par. 3). As noted in the Transportation Analysis, these issues
have not been adequately addressed.

Overlay District Requirements

The application property is located within the Highway Corridor Overlay District;
however, none of the proposed by the application are regulated by the Highway
Corridor Overlay District. The application property is also located in the Sign Control
Overlay District, which regulates the signage allowed on the site. However, as
noted above, this site is subject to a Comprehensive Sign Plan approved by the
Planning Commission, which the draft proffers state will be amended.

Parking

With the original approval of the PDC District for Tysons II, the Board of Supervisors
approved a parking reduction. As noted in accepted Proffer Number 13, this
reduction established a parking rate of 2.89 spaces per 1000 square feet of gross
floor area within Sector 1, which includes four office buildings, the hotel and the
regional mall. The draft proffers for this application continue to provide that proffered
rate within Sector I, which was based on the then approved parking reduction.
Since the original approval of Tysons II in 1985, the parking requirements have
been amended to reduce the parking requirement for office buildings with more than
125,000 square feet to 2.6 spaces per 1,000 square feet. The parking requirement
for shopping centers has been changed to 4.0 spaces per 1,000 square feet in a
regional center of 1,000,000 square feet or more. However, since the Galleria has
998,555 square feet GFA, the applicable parking rate is 4.8 spaces per 1,000
square feet. Even with the noted changes to the parking rate , by staffs calculations,
the parking that is to be provided within Sector I would not meet the current
requirements of Article 11, Parking and Loading. Sector I would be approximately
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550 spaces short if the 4.8 spaces rate is applied to the regional mall and
approximately 220 spaces short if the 4.0 spaces rate is applied . Given the degree
of flexibility the applicant is seeking with regard to uses for Sector I, staff
recommends that a new parking study be submitted for review and approval in
accordance with the provisions of Article 11.

The draft proffers also carry forward the previously proffered parking reduction for
Sector II that set a parking ratio of 2.24 spaces per thousand square feet of GFA if
two office buildings and one hotel were built and 1.60 spaces per thousand square
feet of GFA if two hotels and one office building are constructed. The submitted
CDPA/FDPA states that sufficient parking for an all office development at 2.6
spaces per 1000 square feet GFA is to be provided. Further, the notes on the
CDPA/FDPA would allow the number of spaces to be reduced with a change in uses
within the sector, so long as the requirements of the Zoning Ordinance are met.
While it may be appropriate to grant a parking reduction in Sector II based on its
potential proximity to the proposed Metrorail station, given the changes in intensity
within that Sector, the reduction should only be granted upon the review of a parking
study submitted in accordance with the current standards for such studies.

CONCLUSIONS AND RECOMMENDATIONS

Staff Conclusions

The CDPA/FDPA and proffers submitted with this application attempt to include the
basic framework for a development that might be consistent with the recommendations of
the adopted Comprehensive Plan in the event that Metrorail is extended westward to and
beyond the Tysons Corner Urban Center. However , there a number of significant
unresolved issues as discussed more fully in the staff report ; the most important of these
are synopsized below:

• The timing of the additional gross floor area allowed under the rail option, as
reflected in the draft proffers, is contrary to the recommendations of the
Comprehensive Plan. The draft proffers would allow the additional gross floor
area to be constructed by 2017, even if rail is not extended to Tysons Corner;

• The application has been filed and is being heard prior to the selection of a
Locally Preferred Alternative and completion of the final EIS for the extension of
rail to Tysons. This makes the evaluation of the interface of the proposed
development with the rail station and tracks problematic. Also problematic at
this time are the unknowns related to the need for intermodal connections,
particularly bus connections in this location;

• Staff has yet to receive an agreed upon traffic study upon which to base
recommendations for the reduction of single occupancy vehicles through
transportation demand measures (TDM) and for road improvements to
accommodate the addition of approximately 1.9 million square feet of gross floor
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area in a congested portion of Tysons Corner. Without an appropriate traffic
study , staff has been unable to: evaluate fully the impacts of the proposed
additional gross floor area on the surrounding road network; or to determine the
sufficiency of the proffered road commitments. Furthermore, the applicant has
committed only to establish minimal transportation demand management
measures that are insufficient to prevent further degradation of the level of
service around the application property.

• The draft proffers propose that several of the proffered transportation
improvements be credited against the applicant 's contribution to the Tysons
Road Fund; staff has concluded that the currently proffered improvements do
not justify such credits;

• The draft proffers do not include commitment to provide an actual mix of uses.
To the contrary, an almost all office development with only the possibility that a
mix of uses might evolve (as noted throughout the report , the applicant intends
to remove the residential component and replace it with 100 , 000 square feet of
office uses);

• The applicant is proposing a development that exceeds the recommended
development intensity for the application property by approximately 200,000
square feet by mis-applying the density bonus for conversion of commercial
square footage to residential square footage in a transit station area;

• Building J exceeds the building height recommendations contained in the Plan;
• There are only limited commitments to the urban design details outlined in the

submissions . In addition, there are evident problems with providing the
streetscape described in the submissions;

• Details are lacking with regard to the architectural treatment of the buildings and
the parking garages;

• The pedestrian connection to West'Park should be provided as recommended
by the Plan;

• While the CDPA/FDPA includes a comprehensive and flexible pedestrian
network throughout the project as a whole , some links appear to be missing and
additional details should be provided to ensure that the complete network is
available to the public at all hours , that it is safe and user friendly, and that
features such as signage and maps are incorporated to facilitate passage;

• The presumption that a parking reduction granted in 1985 related to a certain
development program can be carried forward to another more intensive
development program with an undetermined mix of uses is flawed ; the applicant
should submit an up -to-date request for a parking reduction; and

• Environmental impacts such as stormwater management , highway noise
impacts on the proposed residences , and lighting issues have not been
adequately addressed; and

Many , but not all, of these outstanding issues are related to the applicant 's desire to
proceed with a limited level of proffered commitments and a high degree of flexibility in
timing , architectural and urban design, and a mix of uses consistent with the original
approval of Tysons II in 1985 . However , this level of flexibility is not appropriate given the
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fact that the increased density is predicated upon phasing to rail and because changes
have occurred to the Comprehensive Plan since 1985 which place a greater emphasis on
a mix of uses and urban design elements in Tysons Corner. While the proffers dated
August 9, 2002, do include some additional commitments beyond those made in 1985 that
begin to address some of the issues identified in this report, those proffered commitments
are not comparable to those made with other similar projects within Tysons Corner or
elsewhere in the County and do not resolve the many issues identified with the application.
This site is strategically located within Tysons Corner, a highly prominent site adjacent to
the presumed location of a future Metrorail station, where the coordination of this
development proposal with the proposed Metrorail extension and the incorporation of
appropriate design details, mix of uses, and pedestrian circulation are critically important.

Recommendation

Staff recommends denial of PCA 84-D-049-5 and FDPA 84-D-049-6.

It should be noted that it is not the intent of staff to recommend that the Board, in
adopting any conditions proffered by the owner, 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
recommendations of staff; it does not reflect the position of the Board of Supervisors.
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APPENDIX 1

Tysons II Land Company, L.L.C.
PCA 84-D-049-3
Tax Map 29-4 ((10)) 2-Al, 2-A2, 2-C, 2-D,
3-A, 3-B, 3-C, 3-D, 4-A, 4-B, 5-A, 5-B,
5-C, 6 and Outlot B

PROFFER STATEMENT

March _, 2002
August 8,2002

Pursuant to Section 15.2-2303A of the Code of Virginia, 1950, as amended, and Section

18-204 of the Zoning Ordinance of the County of Fairfax (1978, as amended) ("Ordinance"),

subject to the Board of Supervisors' approval of the requested Proffer Condition Amendment

("PCA") and Conceptual Development Plan Amendment ("CDPA") and the Planning

Commission's approval of the Final Development Plan Amendment ("FDPA"), the applicant and

owners, for themselves and their successors and assigns ("Applicant") hereby proffer the

following conditions ("Proffers"). The Property that is the subject of these Proffers is identified

on the Fairfax County Tax Maps as 29-4 ((10)) Parcels 2-Al, 2-A2, 2-C, 2-D, 3-A, 3-B, 3-C, 3-

D, 4-A, 4-B, 5-A, 5-B, 5-C, 6 and Outlot B. If these applications are approved, the proffer

conditions described below supersede all previously approved proffered conditions applicable to

the Property; except as expressly set forth herein. Any future modifications to the Proffers,

CDPA and/or FDPA which affect only a specific parcel or parcels may be approved by the Board

of Supervisors (or in the case of an amendment to the FDPA, the Planning Commission) upon

application for a proffered conditioned amendment, conceptual development plan amendment or

final development plan amendment, as applicable by the individual owner of a specific parcel or

parcels without amending the entire proffer statement, the entire CDPA and/or FDPA [Peter, this

FRXUBd1591B3D3 -BflOMYK
August 1Z 2W2 9:13 AM



language !racks the language recently appr . ed in (i) PCA 92-P-001-2 and PCA 1998-PR-052

and (ii) P , A C-597-2, both in the Provider.: District.]

PREAMBLE/APPROVAL BACKGROUND:

On October 15, 1984, the Board of Supervisors of Fairfax County rezoned 106.84 acres

which was the subject of Rezoning Application RZ 84-D-049 to the Planned Development

Commercial (PDC) District and accepted proffers dated August 17, 1984, as revised through

October 15 , 1984 ("1984 Proffers"). The Board also approved the Conceptual Development Plan

for Tysons II which accompanied the rezoning application (" 1984 CDP"). On October 4, 1984,

the Planning Commission approved the Final Development Plan, as revised through October 4,

1984 ("1984 FDP").

On October 16, 1995, the Board of Supervisors approved Proffer Condition Amendment

PCA 84-D-049 and adopted proffers dated February 15, 1995 revised through September 14,

1995 (" 1995 Proffers "). The Board also approved Conceptual Development Plan Amendment

dated April 12, 1995, as revised through September 13, 1995, for Sectors 11, 111, and IV which

accompanied the Proffer Condition Amendment ("1995 CDPA"). On October 12, 1995, the

Planning Commission approved the Final Development Plan Amendment dated April 12, 1995,

as revised through September 13, 1995 (" 1995 FDPA"). The 1995 Proffers, 1995 CDPA and

1995 FDPA applied to Parcels 3-A, 3-B, 3-C, 3-D, 4-A, 4-B, 5-A , 5-B, 5-C, 6 and Outlot B,

which include the buildings designated as G, H , I, J1, J2, K, L, and M.

On May 18, 1998 , the Board of Supervisors approved Proffer Condition Amendment

PCA 84-D-049-2 and adopted proffers dated July 29, 1997, revised through May 18, 1998 ("1998

Proffers"). On April 2, 1998, the Planning Commission approved the Final Development Plan

Amendment dated July 29, 1997 as revised through March 9, 1998 ("1998 FDPA"). The 1998



Proffers and the 1998 FDPA applied to Parcels 2-Al, 2-A2, 2-C and 2-D, which included

Buildings C, D, E and F.

On May 2, 2002, the Planning Commission approved the Final Development Plan

Amendment dated August 20, 2001, last revised April 29, 2002 ("2002 FDPA"), which 2002

FDPA applied to Parcel 2-A2, which includes Building F.

As noted in the introductory paragraph, the proffer conditions described below supersede

all previously approved proffered conditions applicable to the Property; except as expressly set

forth herein, however, the parcels subject to the 1984 Proffers that are not part of the Property are

not part of these applications and nothing contained herein shall affect such parcels or the

proffers applicable thereto. Attached hereto as Exhibit A is a chart setting forth the building and

sector designation for each tax parcel that is part of the Property subject to these applications.

I CONCEPTUAL DEVELOPMENT PLAN/FINAL DEVELOPMENT PLAN

A. Development of the Property shall be in substantial conformance with the

Conceptual/Final Development Plan entitled " Conceptual/Final Development Plan

Amendment Tysons II" prepared by Dewberry & Davis dated September 19, 2001,

last revised August 9, 2002 ("CDPA/FDPA"), except as otherwise provided

herein . Minor modifications from the CDPA/FDPA may be permitted pursuant to

Paragraph 4 of Section 16-403 of the Zoning Ordinance.

B. The 1984 CDP and the 1995 CDPA are hereby deleted in their entirety and

replaced by the CDPA/FDPA as it relates to the Property , which Property includes

all of Sectors II, III and IV and a portion of Sector I as shown on the

CDPA/FDPA. The parcels subject to the 1984 CDP that are not a part of these



applications i.e., Parcels 1-A, 1-B-1, 1-C-1, 1-C-2 and 2-B are not subject to the

CDPA/FDPA

C. Notwithstanding the fact that the Conceptual Development Plan and Final

Development Plan are presented on the same plan, the elements of such common

plan that are components of the Conceptual Development Plan are as set forth in

the third paragraph of Note 1 on sheet 3 of the CDPA/FDPA and are limited to the

points of access, the general location of the buildings , major circulation and, open

space areas and only a future amendment to such elements shall require a

subsequent Conceptual Development Plan Amendment.

D. [Peter , this has now been addressed in the introductory paragraph ) The 1984 FDP,

1995 FDPA and 1998 FDPA are hereby deleted in their entirety and replaced by

the CDPA/FDPA as it relates to the Property , (except for Parcel 2-A2 ), which

Property includes Buildings C, D, E, G, H, I, J, K, L and M only . The 2002

FDPA and the Development Conditions approved with such FDPA shall continue

in full force and effect as to Parcel 2-A2, which includes Building F. [Peter, the

Building F FDPA has more detail relating to Building F than the CDPA/FDPA so

it seems appropriate for the Building FDPA not to be superseded ]. The parcels

subject to the 1984 FDP that are not a part of these applications i.e., Parcels 1-A,

1-B-1, 1-C-1 1-C-2 and 2-B are not subject to the CDPA/FDPA.

II PERMITTED USES

A. The principal and secondary uses which shall be permitted are identified in Note

27 on Sheet 3 of the CDPA/FDPA. Such principal and secondary uses shall not

result in any additional free-standing buildings beyond those represented on the



CDPA/FDPA. However, temporary free-standing structures may be permitted, as

required to operate any outdoor recreation uses that is a permitted use as described

in Note 27 on Sheet 3 of the CDPA/FDPA.

B. Retail sales establishments shall be limited to the cellar and basement levels and

the first three floors above grade of any buildings within the Property. All other

permitted uses may be located on any floor of the buildings.

III TRANSPORTATION

A. Tysons Comer Road Fund. At the time of issuance of the first Non Residential

Use Permit ("Non RUP") for a building within Sectors II, III and IV of the

Property, which result in the total non residential gross floor area within such

Sectors exceeding 1,963,474 square feet (being the presently permitted non

residential gross floor area for such Sectors prior to the approval of this PCA), the

Applicant shall contribute Three and 15/100 Dollars ($3.15) per square foot of

total gross non residential floor area of such building that, when combined with

the other non residential gross floor area constructed in such Sectors, exceeds the

presently permitted non residential square footage for such Sectors. Thereafter, a

like contribution per square foot shall be made for all additional non residential

gross floor area at the time of the issuance of the first Non RUP for the building

containing such gross floor area. At the time of issuance of the first Residential

Use Permit ("RUP") for any building within Section IV that contains residential

dwelling units the Applicant shall contribute $699.00 per residential dwelling unit

contained in such building. The contribution amount required hereunder shall be

reduced by the cost of any off site transportation (including vehicular, pedestrian



and transit) improvements made by the Applicant. The contribution amount

proffered in this paragraph shall be utilized as determined by the Board of

Supervisors for road improvements within the Tysons Comer area as defined in

the Tysons Corner Urban Center Plan . The contribution amount shall be adjusted

by changes to the Construction Cost index from the Engineering News Record

from the date of Board of Supervisors approval of this proffered condition

amendment application to the date such payment is made.

B. Transit Facilities . Applicant agrees to reserve for future dedication or conveyance

the land areas within the Property designated as "Future Transit Station" on the

CDPA/FDPA. Such dedication or conveyance shall (i) include necessary

construction easements and utility easements (to the extent not available in public

rights-of-way) and (ii) shall be subject to the reservation that such land area be

used solely for transit purposes and shall expressly exclude the right to develop

the air rights above the station for non-transit purposes . Such land areas shall be

conveyed in fee simple to the Washington Metropolitan Area Transit Authority

("WMATA") or other operator of such transit facilities at such time as requested

by WMATA or such other operator , provided the following have occurred (i)

adoption by the National Capital Region Transportation Planning Board or

successor organization ("TPB") of a project in the Transportation Improvement

Program ("TIP") which at a minimum includes the funding needed to complete

the segment of the Dulles rail extension to Tysons Comer ( including at least three

stations , and an alignment in the urban center extending to the vicinity of Route 7

and Spring Hill Road) and (ii) the design of such facilities have been submitted to



the Applicant for its review and comment with respect to platform design and

elevation and pedestrian connections to the adjacent property of Applicant.

Applicant shall make such dedication or conveyance without monetary

consideration provided Applicant receives density credit for the area dedicated or

conveyed, which density credit shall be based on the maximum permitted density

for the Property at any time. The Draft Environmental Impact Statement for the

Dulles Corridor Rapid Transit Project prepared by WMATA (the "Draft EIS") sets

forth four (4) possible "Tysons Comer Metrorail Alignments" designated as Tl,

T4, T6 and T9 and the area reserved for "Future Transit Station " is based on the

Ti Alignment. The Applicant agrees to cooperate with WMATA in reasonably

adjusting the area to be dedicated or conveyed to WMATA if one of the other

three (3) alignments are selected and such selection requires an adjustment in the

station location and design . Additionally, should the selection of one of the

alternative alignments require an adjustment to the pedestrian connections to the

transit facility, as such connections are shown on the CDPA/FDPA, the Applicant

agrees to reasonably cooperate with WMATA to make such adjustments with the

understanding that the adjustments contemplated above, including any minor

modifications to the adjacent streetscape and building footprints, shall not require

an amendment to the Proffers or the CDPA/FDPA.

C. Pedestrian Network. In addition to the on-site pedestrian network shown on the

Property as depicted in the CDPA/FDPA, the Applicant shall, subject to obtaining

any and all required approvals from the Virginia Department of Transportation,

construct the pedestrian connection bridges across the public rights-of way known



as Galleria Drive and Tysons Boulevard as depicted on the CDPA/FDPA. Each

such pedestrian bridge shall be constructed prior to the issuance of the non RUP

for the last of the building/structures to which such pedestrian bridge connects.

Applicant shall receive credit against its Tysons Comer Road Fund contribution

requirement for the cost of designing and constructing such pedestrian bridges

within the existing public rights of way. Minor modifications to the on-site

pedestrian network may be made by the Applicant at time of site plan consistent

with the provisions of Section 16-403 of the Ordinance.

D. Pedestrian Connection(s) to West*Park. In addition to the on-site pedestrian

network shown on the Property as depicted on the CDPA/FDPA, the Applicant

shall reasonably cooperate with the adjacent property owner of tax parcel 29-4-

((7))-3 ("West*Park") to permit West*Park to construct a mid-block pedestrian

connection between the existing/proposed development on the West*Park parcel

and the pedestrian network for Sector III as depicted on the CDPA/FDPA. The

Applicant shall reasonably cooperate with West*Park in establishing the design

and location of the pedestrian connection prior to the submission of site plan(s) to

the County for the proposed buildings and parking structure in Sector III. The

applicable site plan(s) for Sector III shall incorporate such pedestrian connection,

and the Applicant agrees to provide necessary construction and pedestrian access

easements to West*Park to accommodate the construction of the pedestrian

connection by West*Park. Additionally, the design of the proposed park depicted

on Sheet 8 Of the CDPA/FDPA shall not prevent future pedestrian access from tax

parcels 29-4-((7))-9 and 10 to such park.



E. The Applicant shall provide signalized intersections at the following intersections

as required and when warranted by the Virginia Department of Transportation

("VDOT"): ( 1) Tysons Boulevard and Westbranch Drive; (2) Galleria Drive and

Westpark Drive; and (3) Tysons Boulevard and Park Run Drive. Applicant shall

receive credit against its Tysons Comer Road Fund contribution for the cost of

designing and constructing such signals.

F. Route 123 Improvements. Applicant shall at the time of site plan of that portion of

the Sector II Property adjacent to Route 123 design and construct an additional

through lane on Route 123 within the existing right-of-way to VDOT

specifications . Applicant shall receive credit against its Tysons Comer Road

Fund contribution requirement for the cost of designing and constructing such

Route 123 improvements.

G. Tysons Road Fund Credits . In the event the Applicant 's credit(s) against its Road

Fund contributions arises prior to the triggering of Applicant's Road Fund

contribution , then the value of such credit shall be increased by the same factor

that the Applicant ' s Tysons Comer Road Fund contribution is increased i.e., the

Construction Cost Index from the Engineering News Record, until such credit is

fully utilized . [Peter: this is appropriate since the Applicant may incur creditable

expenses for items such as a traffic signal or the widening of Route 123 long

before its obligation to contribute to the road fund is triggered . Remember, the

road fund contributions are not triggered until after the already approved

1,963,474 non residential square feet is developed.]



H. Route 123 - International Drive Improvements . The Applicant agrees to dedicate

or convey to Fairfax County in fee simple at the time of site plan of the adjacent

property or when requested by VDOT the land areas within Sector II designated as

Proposed Right-of-Way and Planning Level Construction Easement on Sheet 30

of the CDPA/FDPA for the grade-separated improvement at Route 123 and

International Drive, provided Applicant receives density credit for the land area so

dedicated , which density credit shall be based on the maximum permitted density

for the Property at any time.

1. Transportation Demand Management . The Applicant shall develop and

implement a transportation demand management ("TDM") program consisting of

voluntary management measures , the goal of which is to reduce single occupant

vehicle trips . The TDM program shall include a reasonable and effective

combination of some or all of the following elements:

• Ridesharing incentive programs which may include activities to encourage

and assist in the formation of car , van and bus pools , such as preferential

parking charges and/or space location, and other analogous incentive

programs;

• Encourage tenants to provide variable work hours or flex -time programs

for employees; or

• Display of County RideSource literature and/or WMATA and Connector

schedules or literature.

1. Prior Transportation Improvements . It is hereby recognized and acknowledged

that the transportation improvements set forth in Paragraphs 1, 2 and 3 of the 1984



Proffers have been completed but continue as a proffered obligation of the

Property and the other property that is subject to the 1984 Proffers.

IV PHASING

The total amount of undeveloped gross floor area on Sectors II, III and IV of the Property

as depicted on the CDPA/FDPA consists of 3,837,085 square feet. The presently

permitted non residential floor area permitted in Sectors II, III and IV prior to the

approval of this PCA consists of 1,963,474 square feet. These applications propose an

additional 300,265 square feet of residential gross floor area and an additional 1,573,346

square feet of non residential gross floor area.

A. Within Sectors II, III and IV of the Property, 1,963,474 square feet of non

residential gross floor area (the presently permitted non residential gross floor area

for such Sectors prior to the approval of this PCA) may be developed at any time

and is not subject to any phasing requirement:

B. The 300,265 square feet of residential uses in Sector IV may be constructed at any

time and are not subject to any phasing requirement.

C. The additional 1, 573,356 of non residential gross floor area may be built on the

first to occur of (i) January 1, 2017 or (ii) upon adoption by the TPB of a project

in the TIP which includes the funding needed to complete the segment of the

Dulles rail extension to Tysons Comer (including at least three stations, and an

alignment in the urban center extending to the vicinity of Route 7 and Spring Hill

Road), the additional 1,573,356 of non-residential gross floor area (i.e., the non-

residential gross floor area above existing non-residential gross floor area) may be

built in the following phases:



Up to one-fourth of the additional non-residential square footage

(or 393,336 square feet) may be constructed prior to completion of

a rail extension to the vicinity of Route 7 and Spring Hill Road

(Tysons West station as shown in the Draft EIS).

Up to an additional one-half of the additional non-residential

square footage (or 786,673 square feet) may be constructed after a

rail extension is completed to the vicinity of Route 7 and Spring

Hill Road (Tyson West station as shown in the Draft EIS).

The remaining one-fourth of the additional non-residential square

footage (or 393,336 square feet) maybe constructed after a rail

extension or bus rapid transit is completed to the vicinity of Reston

Parkway.

V STORM WATER MANAGEMENT AND BEST MANAGEMENT PRACTICES

Storm Water Management ("SWM") and Best Management Practices ("BMP's") shall be

provided as set forth in the Overall Storm Water Management Plan No. 6028-D5-01-3

approved by Fairfax County on September 20, 1990. The CDPA/FDPA does not depict

any additional SWM or any BMP facilities on the Property as a preliminary engineering

evaluation by Dewberry & Davis suggests there will be no increase in impervious area(s)

beyond those contemplated on the currently approved development program. Given this

finding, at the time of site plan(s) submission, if needed, a request will be made for an

exception to the provisions of Chapter 118 of The Code of the County of Fairfax as is

provided for in Section 118-6-9 thereof.



If, at time of site plan(s) submission, it is concluded that BMP's are required, such BMP's

will be provided for any incremental increase in impervious areas that may be determined

in accordance with a plan approved by the Director of DPW&ES, and said plan may

require minor modifications to the SWM facilities represented on the CDPAJFDPA.

VI PARKING

A. In recognition that not all of Sector I is a part of these applications, the number of

parking spaces within Sector I shall be as set forth in Proffer 13 of the 1984

Proffers which "Proffer 13" remains applicable and is attached hereto as Exhibit

B.

B. Parking for Sector II shall likewise continue to have the benefit of the parking

reductions set forth for Sector II in Proffer 13 if, and when, both hotel and office

uses are established in such Sector , i.e. (i) if the three principal uses within such

sector are hotel/office/office, the ratio of parking spaces per 1000 square feet of

gross floor area shall be 2.24 and (ii) if the three principal uses within such sector

are hotel/hotel/office, the applicable ratio shall be 1.60. The parking reductions

for Sector II shall be subject to the recording among the land records of cross

parking easements between the affected parcels . [Peter, we recognize that the

density has increased in Sector II, but the relationships/land use mix that justified

the reduction has not changed.]

C. Sectors III and IV shall provide the number of parking spaces based on the ratios

set forth on Sheet 2 of the CDPA/FDPA as qualified by Note 6 of the

CDPA/FDPA.



D. The parking spaces shown as "Provided/Proposed " on Sheet 3 of the

CDPA/FDPA that are in excess of the number of spaces required by the

Ordinance as modified by Proffer 13 may be provided at the option of Applicant,

but shall not be required.

VII. LANDSCAPING/STREETSCAPES

Landscaping shall be provided in substantial accordance with the CDPA/FDPA.

Streetscapes along all frontages of the Property shall be provided in substantial

accordance with the guidelines set forth for the "Core" area of the Tysons Corner Urban

Center component of the Comprehensive Plan. All sidewalks along the dedicated public

streets shall be six (6) feet in width. Where utilities and sight distance requirements

inhibit the placement of trees in strict accordance with the guidelines , an alternative

planting program shall be provided and submitted to the Urban Forestry Division for

approval . Landscape treatments adjacent to all proposed buildings and parking structures

shall be of a comparable quality as the landscaping that presently exists adjacent to the

existing buildings and parking structures in Tysons II, i.e. buildings C, D and E.

VIII. SIGNAGE

The Property is presently subject to an approved "Comprehensive Sign Plan" (CSP -

J. The Applicant shall prepare and submit to the Planning Commission for

approval a revised Comprehensive Sign Plan to address any inconsistencies between the

improvements reflected on the CDPA /FDPA and the Comprehensive Sign Plan with

respect to the location of free standing (as opposed to building) signage . Such revised

sign plan will also provide for an informational/directional signage program designed to

facilitate the movement of both pedestrian and vehicular traffic within Tysons II ,



including the proposed transit station, and, with respect to such transit station, such

signage shall be coordinated with WMATA.

IX. URBAN DESIGN

The Tysons Comer Urban Center component of the Comprehensive Plan contemplates

the incorporation of urban design elements, particularly within the "Core" of which the

Property is a part. Such plan provides that the four principles that underlie good urban

design are function, order, identity and appeal. The urban design concepts for the

Property are set forth in the Tysons II Master Plan Design Concepts dated August 2002

prepared by Kohn Pedersen Fox and attached hereto as Exhibit C (the "Design

Concepts") and are proffered to illustrate how the Property will satisfy the principles of

good urban design, i.e., function, order, identity and appeal, provided the specific

elevations and streetscapes set forth therein are illustrative only.

X. SUPPORT RETAIL AND SERVICE USES

A minimum of 33,600 square feet of gross floor area within Sectors II, III and IV shall be

devoted to retail-type uses such as, but not limited to, support services such as concierge

services, financial institutions, eating establishments, fast food restaurants and quick-

service food stores, business service and supply establishments, personal service

establishments, health clubs, newsstands or other retail sales establishments as defined by

the Ordinance. Areas devoted to outdoor seating for newsstands or eating establishments

may be used to satisfy a portion of the required square footage. The minimum square

footage devoted to such uses at any given time shall be 4,800 square feet multiplied by

the number of buildings existing within Sectors II, III or IV, provided such minimum

square footage may be provided in any of the buildings then existing.
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EXHIBIT B

H-L Land Improvement Venture
RZ 84-D-049
Tax t;.p Parcel 29-4-((1))-pt. of 11

PROFFER
AugusE-IT,71984

Revised September 20, 1984
Revised October 4, 1984
Revised October 10, 1984
Revised October 15, 1984

In the event the Board of Supervisors of Fairfax County, at
the hearing scheduled for October 15, 1984 , ( 1) shall rezone the
106.83520 acres which are the subject of Rezoning Application
84-D-049 to the PDC District , ( 2) approve the accompanying Conceptual
Development Plan for Tysons II, and ( 3) the Planning Commission
shall approve the pending Final Development Plan for Tysons II,
as revised through October 4, 1984 , to permit 4,653 , 741 square
feet of commercial development ( i.e., office , retail, and hotel),
development of the referenced property shall be subject to the
following terms and conditions:

1. Applicant shall proceed forthwith to design and construct
the following road improvements generally as shown on the referenced
Final Development Plan and the Highway Design Plan dated September 20,
1984 , filed with and made a part of this application.

A. International Drive shall be constructed as a six
(6) lane road (with turning lanes ) between Chain Bridge Road
(Route 123) and Westpark Drive , subject to availability
without cost to Applicant of rights-of-way , grading , drainage,
and utility easements from adjacent property owners.
Contributions which may have been made, committed , or bonded,
to the county by adjacent owners /developers or others in
lieu of construction of portions of International Drive
shall either be transferred to, or if monies are paid to
Applicant for International Drive improvements pursuant to
said commitments , a like amount shall be paid to the County
by Applicant for other highway improvements in the immediate
vicinity of International Drive.

NOTE: Estimated value of right -of-way necessary for this
highway improvement at cost is $2,230,000.00 . Estimated
construction cost is $1,920,000 . 00. In the event the actual
cost of construction exceeds this estimate, the Applicant
shall fund all of the construction costs , including engineering
and design costs.

B. An eastbound lane and a westbound lane shall be
constructed on Route 123 between the western portion of the
interchange of I-495/Route 123 and the eastern portion of
the interchange of Route 7/Route 123, resulting in a six-
lane divided highway with turning lanes.



NOTE: Estimated construction cost is $2,605,000.00. In the
event the actual cost of construction exceeds this estimate,
the Applicant shall fund all of the construction costs,
including engineering and design costs.

C. Route 123/1-495 Interchange-

(i) A ramp. shall be constructed providing access
from northbound 1-495 to westbound Route 123
providing said ramp shall be constructed
entirely within the existing right-of-way, or.
within right-of-way acquired by others.

NOTE: Estimated construction cost is
$575,000.00. In the event the actual cost of
construction exceeds this estimate, the
Applicant shall fund all of the construction
costs, including engineering and design
costs.

(ii) The extension of the westbound Route 123 lane
provided in 1.8 shall be constructed to
connect the aforesaid ramp (1.C.(i)) with the
Route 123 improvements provided in I.B.

The extension of the eastbound Route 123 lane
shall be constructed to connect the improvements
provided in 1.B . above with the ramp between
eastbound Route 123 and northbound 1-495.

In no event shall the additional west and
eastbound lanes of Route 123 provided in this
paragraph (1.C.(ii )) be required if relocation
of 1-495 bridge piers is a prerequisite to
construction of the two additional lanes.
Nothing contained in this paragraph (1.C.(ii))
shall be construed to relieve the Applicant
of the obligation to provide the road improve-
ments set forth in paragraph 1.B.

NOTE : Estimated construction cost is
$685,000 . 00. In the event the actual cost of
construction exceeds this estimate, the
Applicant shall fund all of the construction
costs, including engineering and design
costs.

(iii) Plans shall be prepared for improvements
required by paragraph 1.C.(i) and 1.C.(ii)
and submitted to appropriate governmental
authority for approval on or before March 15,
1985 . In the event appropriate governmental
approvals for those improvements required in
1.C.(i) or 1. C.(ii), or either of same, shall
not be approved and necessary permits issued
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by December 31, 1987, the obligation of
Applicant to construct improvements for which
permits are.not approved shall, at the option
of Applicant, terminate.

At such time as permits providing for the
construction of the improvements required in
paragraphs 1.C.(i) or 1.C.(ii), or both,
shall be issued, construction shall be com-
menced by Applicant pursuant to this provision
within sixty days after receipt of said
permits.

(iv) In the event neither of the improvements
provided in paragraphs 1.C.(i) and 1.C.(ii),
is approved by appropriate governmental
authority, then and only in that event, a
contribution of $7,500.00 per acre of the
site/area (a total for the entire site of
$801,264 . 00) for transportation improvements
in the Tysons Quadrangle shall be made to
Fairfax County at time of site plan approval.
This contribution may be made pro rata based
on the acreage of site plans as each site
plan is approved and bonded.

It is the intent of this pargraph that in the
event either the ramp provided in para-
graph 1.C.(i) or the additional lanes provided
in 1.C.(ii) is constructed at Applicant's
cost, there shall be no requirement for the
aforesaid acreage contribution.

D. A four-lane road known as Tysons Boulevard shall
be constructed between International Drive and Route 123,
with turning lanes at each major intersection (i.e.,
International Drive, Westpark Drive, and Route 123) to
provide internal circulation and promote through traffic
movements.

NOTE: Estimated value of right-of-way necessary for this
highway improvement at cost is $2,313,000.00. Estimated
construction cost is $2,670,000.00. In the event the actual
cost of construction exceeds this estimate, the Applicant
shall fund all of the construction costs, including engineering
and design costs.

E. The relocation and extension of Westpark Drive to
intersect with Tysons Boulevard and International Drive
shall be constructed.

NOTE: Estimated value of right-of-way necessary for this
highway improvement at cost is $1,487,000.00. Estimated
construction cost is $1,710,000.00. In the event the actual
cost of construction exceeds this estimate, the Applicant
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shall fund all of the construction costs, including engineering
and design costs.

F. That portion of 'Park Run Drive between Tysons
Boulevard and the boundary of the subject application shall
be constructed at such time as Tysons Boulevard is constructed.

In the event right-of-way , grading , drainage, and
utility easements now owned by others are provided by others
at no cost to Applicant , Park Run Drive shall be extended.
from the property line of the subject application as provided
above ,to Westpark Drive.

NOTE : Estimated value of the Applicant ' s portion of the
right-of-way necessary for this highway improvement at cost
is $55 , 000.00 . Estimated construction cost from Tysons
Boulevard to the property line is $152 , 500.00 and from the
property line to westpark Drive is $457 , 500.00. In the
event the actual cost of construction exceeds these estimates,
the Applicant shall fund all of the construction costs,
including engineering and design costs.

G. , The extension of Westbranch Drive from its existing
terminus to Tysons Boulevard.

NOTE: Estimated value of right-of-way necessary for this
highway improvement at cost is $220,000.00. Estimated
construction cost is $210,000.00. In the event the actual
cost of construction exceeds this estimate, the Applicant
shall fund all of the construction. costs, including engineering
and design costs.

H. Improvements to the Springhill Road/Dulles Parallel
Lane Toll Plaza as previously approved by Fairfax County and
VDH&T to increase capacity of the toll plaza. A portion of
these improvements has been previously added to current
Dulles Parallel Lane construction and paid for by Applicant.
Additional improvements to the toll plaza shall be provided
at the Applicant's cost in accordance with letter dated
June 15, 1984, from K. F. Mihevc, Homart Project Director to
the Virginia Department of Highways and Transportation,
transmitting check in the amount of $70,191.50.

The total estimated construction cost (including the check
referenced above) is $270,000.00. In the event the actual
cost of construction exceeds this estimate, the Applicant
shall fund all of the construction costs, including engineering
and design costs.

I. Signalization as required by Fairfax County and
Virginia Department of Highways and Transportation at the
following intersections: International Drive/Route 123;
International Drive/Greensboro Drive; International Drive/
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Tysons Boulevard; International Drive/Westpark Drive; Tysons
Boulevard/Westbranch Drive; Tysons Boulevard/Westpark Drive;
Tysons Boulevard/Route 123. Signalization shall be provided
at Tysons Boulevard/Park Rain Drive intersection if determined
necessary by Fairfax County and/or VDH&T at the time of the
construction of Park Run Drive. Cost of signalization is
included in the improvement cost estimates.

J. Those road improvements specified in 1-A through
1-I shall be in accord with Virginia Department of Highways
and. Transportation standards and shall be tendered for
acceptance as public highways. No parking shall be allowed
on those roadways constructed pursuant to paragraphs 1(A)
through 1(I).

K. Upon the request of either Fairfax county or VDH&T
preliminary design only, with no obligation to construct,
shall be provided sufficient for the processing of necessary
governmental applications for the provision of a connection
between the southbound I-495/westbound Route 123 ramp and
Westpark Drive which would enable traffic utilizing the
aforesaid ramp to exit the ramp directly onto Westpark
Drive.

All references to estimated right-of-way value are based on
cost to Applicant and relate only to right-of-way within the
boundary of the subject application. All values for right-of-
way and construction are based on current dollars and are as
determined by the Applicant and are not confirmed by the
Board of Supervisors.

In the event Applicant is unable to obtain right-of-way
including grading, drainage , and utility easements beyond the
boundary of the subject Application property necessary for con-
struction (other than as provided in- paragraphs lA and 1F), the
necessary right-of-way shall be obtained at Applicant' s expense
by eminent domain proceedings initiated by Fairfax County.
Construction of each of the improvements committed herein shall
be predicated upon the availablity of right-of-way and easements
and timely receipt of all appropriate and necessary governmental
approvals and permits.

It is the intent of Applicant to proceed forthwith to design
and construct the aforesaid highway improvements and to place
said improvements in service at the earliest possible time subject
only to the availability of rights-of-way and easements and
receipt of necessary governmental approvals and permits . However,
in order to expedite to the maximum the solution of transportation
concerns in the immediate area of the subject application property,
Applicant agrees, subject only to timely issuance of construction
permits, right-of-way availability, and seasonal weather conditions,
to commence immediately and to complete prior to December 31,
1985, (1) the extension of International Drive provided in Para-
graph IA, (2) the widening of Route 123 provided in Paragraph IB,
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(3) the ramp with associated laneage provided in Paragraph IC and
(4) the relocation of Westpark Drive, including that portion of
Tysons Boulevard between Route 123 and the relocated portion of
Westpark Drive. The Applicant further agrees to construct all of
the improvements referenced above in this paragraph as (1), (2),
(3), and (4) and the remainder of Tysons Boulevard from Westpark
Drive to International Drive prior to issuance of any non-residential
use (occupancy) permits for any uses in Sectors I,; III, and IV as
shown on the Conceptual Development Plan. In addition, prior to
issuance of, any non -residential use permits for any uses in
Sector II, the improvements referenced above in this paragraph as
(1), (2), j3), and (4) shall be constructed.

2. Applicant shall reserve right-of-way for the landing
specified herein for a bridge consisting of two standard twelve-
foot travel lanes ( one an each direction) and a four-foot pedes-
trian walkway connecting Westpark Drive in the location shown on
the referenced Final Development Plan and Highway Design plan
with the existing Tysons Corner Center.

At such time as sufficient right-of-way and/or easements are
obtained without cost to Applicant within the existing Tysons
Corner Center for the construction of the bridge and one-half the
cost of design and construction of the bridge is provided by
others within the time specified herein, the Applicant shall
cause the bridge to be designed and constructed and shall pay the
other one-half of the cost of design and construction of the
aforesaid bridge . There shall be no access to the bridge from
Route 123, it being the intent to provide only a connection
between Westpark Drive and the existing Tysons Corner Center.
The bridge shall be, at the option of Applicant, either dedicated
to public use of, if not dedicated to public use, subject to an
easement allowing public use.

The commitment of Applicant provided in this paragraph shall
terminate five years from date of issuance of a non-residential
occupancy permit for the retail center as shown on the referenced
Final Development Plan unless right-of-way and sufficient funds
for final design of the bridge and approaches shall have been
committed prior to the expiration of the five-year period, in
which event the obligation of Applicant to cause the bridge to be
constructed shall be extended for an additional two years, it
being the intent of Applicant that the obligation pursuant to
this Paragraph shall terminate seven years from the date of
issuance of a non -residential occupancy permit for the retail
center portion of this application unless right-of-way and funding
are completed and construction commenced within the said seven-
year period.

NOTE: Estimated construction cost is $4,000,000.00 of
which one-half is to be paid by Applicant. In the event cost of
construction exceeds this estimate, the Applicant shall fund
one-half of the construction cost, including engineering and
design cost.

6



3. Upon request of the Fairfax County Board of Supervisors
at any time on or after January 1, 1986, and availability of
right-of-way without cost to Applicant, Applicant shall provide
funding and cause to be designed (if design is not available by
others) and constructed the remaining lanes of International
Drive necessary to provide a six-lane connection between Westpark
Drive and Springhill Road. Applicant shall be reimbursed by
Fairfax County for all cost of design and construction, together
with interest (at a rate equivalent to the rate on 91-day U.S.
Treasury Securities Bonds in effect on the date of issuance of
the permit to construct on funds ) expended by Applicant, said
reimbursement to be paid within five years from the date con-
struction of the referenced segment of International Drive is
accepted for public maintenance by the Virginia Department of
Highways and Transportation or at such earlier time as the Board
of Supervisors may elect.

4. The Floor Area Ratio from the entirety of property of
the Applicant which is the subject of the application shall not
exceed 1.0.

5. On-site stormwater detention/retention requirements
shall be in accordance with applicable Fairfax County Public
Facilities Manual criteria.

6. The U.S. Geological Survey at Reston , Virginia, the
Smithsonian Institute, Washington, D. C., and the Fairfax County
Director of Planning shall be advised at least thirty days prior
to excavation on the subject site in areas suspected of containing
fossils or artifacts and said agencies shall have a reasonable
opportunity to explore said areas , providing explorations shall
be conducted promptly and shall not interfere with construction
operations. Upon the grant of this zoning application , represen-
tatives of the U. S. Geological Survey, the Smithsonian Institute,
and Fairfax County shall be permitted-to explore the site for the
purpose of locating and removing fossils and artifacts, and notice
of this provision shall be furnished the aforesaid agencies.

7. Applicant reserves the right to provide and install
directional signs in style similar to that of signs which may be
utilized in the development of subject property at such points on
site as Applicant may deem appropriate for purposes of assuring
adequate traffic circulation, providing said signs shall be
coordinated with Fairfax County and the Virginia Department of
Highways and Transportation prior to installation.

8. A detailed landscape plan shall be submitted with each
site plan in substantial accordance with the generalized landscape
plan filed with the Final Development Plan. The landscape plan
shall include:

A. A uniform high quality design and theme for signage
and lighting.

7



EXHIBIT C

B. A pedestrian and bicycle trail system for passive/
active recreation and inter-parcel pedestrian circulation
which will be designed to minimize pedestrian/vehicular conflict

C. Landscaping and selective berming along Tysons
Boulevard, International Drive, and Westpark Drive.

D. Plazas of diverse character to serve as focal
points for social interaction.

E. Street furniture at appropriate locations along
the pedestrian sidewalk/trail system.

F. Landscaping around the detention ponds designed to
accent those amenities.

G. Landscaping near office buildings and parking
decks to decrease summer heat and winter winds.

9. Deleted.

10. Each reference to "Applicant" in this proffer shall
include within its meaning, and shall be binding upon, Applicant's
successor (s) in interest and/or the developer(s) of the site or
any portion of the site.

11. Development of the property which is the subject of
this application shall be in conformance with the Conceptual
Development Plan and the Final Development Plan.

12. Development of the property shall be in accordance with
the conditions set forth in this Proffer dated August 17, 1984,
as revised through October 15, 1984.

13. Pursuant to the existing- provisions in the Zoning
Ordinance of Fairfax County for reduction in parking requirements
due to the shared parking characteristics of the proposed mixed-
use/multi-use project, the total number of off-street parking
spaces to be provided at build-out for Sectors I and II,
respectively, shall be as set forth on the Conceptual Development
Plan dated August 31, 1984, as revised through October 4, 1984.
The number of parking spaces required in the course of con-
struction and occupancy of the several uses prior to total build-
out in the aforesaid Sectors shall be based upon the analysis and
ratios set forth in the Shared Parking Analysis for the Tysons II
Mixed Use Development, prepared by Kellerco, Inc. and dated
February 9, 1984, as revised and supplemented through October 4,
1984. Within Sector I and Sector II, respectively, (i) if a
retail, hotel, or office use is the first and sole use established,
off-street parking shall be provided for that use in accordance
with, and without reduction from, ordinance requirements ; (ii) once
two or more uses are established within either Sector, off-street
parking shall be provided for that Sector with reduction from

8



ordinance requirements in accordance with the following approximate
average shared parking ratios established in the aforesaid Kellerco
Shared Parking Analysis:

Ratio of Parking Spaces
Sector Combination of Uses Per 1000 Gross Square Feet

I Retail/Office/Hotel 2.89
I Retail/Office 3.23
I Retail/Hotel 2.64
I office/Hotel 2.65

II A. Hotel/office/Office 2.24
II B. Hotel/Hotel/Office 1.60

(iii) the aforesaid notwithstanding, whenever the full retail use
(845,741 gross square feet) is constructed in Sector I in combina-
tion with the hotel and/or office uses, the number of offstreet
parking spaces provided for Sector I will be (a) based upon
application of the above ratios, or (b) 4504 parking spaces (or a
prorated portion of the 4504 spaces should less that the full
retail use be constructed), whichever requirement shall be greater.
In the event a single use is established in either sector, Applicant
reserves the right, in order to meet Ordinance parking requirements
without reduction and to satisfy its commitment under this proffer,
to provide parking on a temporary basis. Once two or more uses
are established in Sector I or Sector II, respectively , easements
will be recorded to run with the land underlying the respective
Sector establishing the right to cross-access parking facilities
within such Sector to satisfy the parking requirements set forth
herein. Applicant reserves the right to manage and control the
flow of parking into the various parking facilities. The total
number of offstreet parking spaces for each sector at build-out
shall be that number set forth on the Final Development Plan
(Sheet 4, as it relates to Sheet 5, Alternate A).

H-L LAND IMPROVEMENT VENTURE:

HOMART DEVELOPMENT CO., Joint Venturer

By: r F
E. Wayne gle
Vice President

TYSONS II DEVELOPMENT CO. LIMITED
PARTNERSHIP , Joint Ventuirer

By:

Managing General Partner
heodore N. Lerner

9



LIST OF EXHIBITS

Exhibit A - Sector/Building Reference Chart

Exhibit B - Proffer 13 of 1984 Proffers
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EXHIBIT A

Property Subject to PCA 84-D-049-3

Tax Parcel Sector Building
2-Al I F
2-A2 I E
2-C I C
2-D I D
3-A III G
3-B III H
3-C i I
3-D i Not Applicable
4-A IV J
4-B IV Not Applicable
5-A II K
5-B II L-1, L-2**
5-C II M
6 i Not Applicable
Outlot B I Not Applicable

**

All tax parcel references are to Fairfax County Tax Identification Map 29-4((10)).

Due to the reconfiguration of Building L a portion of L-I and L-2 are located on Tax
Parcels 5-A and 5-C, respectively.



REZONING (AFFIDAVIT APPENDIX 2

DATE: October 7, 2001

(enter date affidavit is notarized)

I, Benjamin F. Tompkins , do hereby state that -T am at

( enter name of applicant or authorized agent)

(check one) ( ) applicant

IX applicant's authorized agen listed in Par. 1(a) below

in Application No(s):
(enter County-assigned application ,number ( s). e.g. RZ 88-V-001)

and that to the best of my knowledge and belief , the following information is true:

1. (e.; The following constitutes a listing of the names and addresses of all
nPPLICANTS . TITLE OWNERS , CONTRACT PURCHASERS and LESSEES of the land
described in the application , and if any of the foregoing is a TRUSTEE * , each
BENEFICIARY of such trust , and all ATTORNEYS and REAL ESTATE BROKERS , and all
AGENTS who have acted on behalf of any of the foregoing with respect to the
application:

(NOTE: All relationships to the application listed above in BOLD print are to be
disclosed . Multiple relationships may be listed together, e.g., At
Contract Purchaser /Lessee , Applicant /Title Owner , etc. For a multiparcel
application , list the Tax Map Number ( s) of the parcel ( s) for each owner.).

NAME ADDRESS

(enter first name , middle ( enter number , street,

initial & last name) city, state & zip code)

Tysons II Land 11501 Huff Court

Company, LLC_ North Bethesda, MD

Peter M. Rosen
Mark D. Lerner

Tysons II Property 11501 Huff Court

Agent

Owner

Owners Association North Bethesda, MD 20895 Tax Map 2%41,10))3-1),
6, Outlot
Vice President

Mark D. Lerner

Dewberry & Davis 8401 Arlington Blvd.

LLC Fairfax, VA 22031

Treasurer

Engineers/Planners/
Agents for Applicant

Phillip G. Yates Agent

(check if applicable ) (XX) There are more relationships to be listed and Par. 1(a) is
continued on a "Rezoning Attachment to Par. 1(a)" form.

* List as follows: (name of trustee). Trustee for (name of trust, if applicable), for
the benefit of: (state name of each beneficiary).

NOTE : This form is also for Final Development Plans not submitted in conjunction with Conceptual

Development Plans.

RELATIONSHIP(S)

(enter applicable relatinh-

ships listed in SOLD above)

Ti.t1 I.® Qurp /Appl i rant
20895 may map 7g-4( on)) . -a

3-B, 3-C. 5-A, -fl, 5-C
Agent

Form RZA-1 ( 7/27/89)



Rezoning Attachment to Par. 1(a) Page 1 of i

DATE: October 7. 2001
(enter date affidavit is notarized)

for Application No(s):
(enter County-assigned application number(s))

(NOTE : All relationships to the application are to be disclosed. Multiple
relationships may be listed together, e.g., Attorney /Agent , Contract
Purchaser /Lessee , Applicant /Title Owner , etc. For a multiparcel application,
list the-Tax Map_Number _(s)_of he-parceljs)__fnr each owner.)___ _

NAME ADDRESS RELATIONSHIP(S)

(enter first name, middle ( enter number . street, ( enter applicable relation-

initial & last name) city, state & zip code ) ships listed in BOLD in Par. 1(a))

RPeg9 Smith T.T.P ri/h/a '1110 Fairview Park priu^ Attnr yg f n 1' t

Reed Smith Hazel Suite 1400

& Thomas LLP Falls Church, Virginia 2204,2
Benjamin F. Tompkins Agent
Grayson Hanes Agent

Robert A. Lawrence Ago t

Peggy Keyes, Planner Agent

Kohn Pedersen Fox

Associates PC
William Louie
Inkai Nu

111 West 57th Street Arrhiter-ta
New York, New York 10019

Agent

Agent

MDM Development 11501 Huff Court Owner
Company. LLC North Bethesda MD 208 95 Tax Map 29-4

((10)1 2-Al
Mark D. Lerner Agent
Robert K. Tanenbaum Agent

Peter M. Rosen Agent

TYC Development Co. LLC 4501 Huff Court Owner
North Bethesda MD 20895 Tax Map 29-4

((10)) 2-
Mark D. Lerner Agent

Robert K. Tanenbaum Agent
Pater M. Rosen Agent

Tysons II Development Co. 11501 Huff Court Owner
Limited Partnership North Bethesda, MD 20895 Tax Map 29-4

((10)) 2-D
Mark D. Lerner Agent
Robert K•. Tanenbaum Agent
Peter M. Rosen Agent

(check if applicable ) [ ] There are more relationships to be listed and Par . 1(a) is
continued further on a "Rezoning Attachment to Par. 1( a)" form.

Form RZA-Attachl ( a)-1 (7/27/89)



KtLUN1IN t: rlrr 1Leiv i t

DATE: October 7, 2001

(enter aate affidavit )s notarized)

rayc .a.•

for Application No(s):
(enter County-assigned application number(s))

1. (b). The following constitutes a listing ** of the SHAREHOLDERS of all
corporations disclosed in this affidavit who own 104 or more of any class of stock
issued by said corporation , and where such corporation has 10 or less shareholders, a
listing of all of the shareholders, and if the corporation is an owner of the subject
land , all of the OFFICERS and DIRECTORS of such corporation:

(NOTE: Include sole proprietorships herein.)

CORPORATION INFORMATION

NAME & ADDRESS OF CORPORATION: ( enter complete name & number , street, city, state & zip code)
Dewberry & Davis LLC
8401 Arlington Boulevard

-Fairfax, Virginia

DESCRIPTION OF CORPORATION: ( check gng statement)
[X( There are 10 or less shareholders, and all of the shareholders are listed below
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or

more of any class of stock issued by said corporation are listed below.
There are more than 10 shareholders, but no shareholder owns in or more of any
class of stock issued by said corporation, and no shareholders are listed below

NAMES OF THE SHAREHOLDERS : ( enter first name, middle initial & last name)
The Dewberry Companies LC

Larry J. Keller
Dennis M. Couture

Steven A. Curtis

na

NAMES OF OFFICERS S. DIRECTORS: (enter first name, middle initial , last name & title. e.g.
President. Vice-President, Secretary, Treasurer, etc.)

(check if applicable ' { ere is more corporation information and Par. 1(b) is continued

on a "Rezoning Attachment to Par. 1(b)" form.

All listings which include partnerships or corporations must be broken down
successively until (a) only individual persons are listed, or (b) the listing for a
corporation having more than 10 shareholders has no shareholder owning 10% or more
any class of the stock. Use footnote numbers to designate partnerships or
corporations which have further listings on an attachment page, and reference the
same footnote numbers on the attachment page.

Form RZA- 1 (7127/89)



Rezoning Attachment to Par. 1(b)

DATE: October 7, 2001

for Application No(s):

(enter sate affidavit is notarized)

(enter County- assigned application numoer(s))

Page 1 of 2

NAME & ADDRESS OF CORPORATION: ( enter complete name & number , street . city, state & zip code)
The Dewberry Companies LC

8401 Arlington Boulevard
- - Fa r- -a y-rrx3 ni-a 2-24a1-- ------ - - - - -

DESCRIPTION OF CORPORATION : ( check ggg statement)
[X] There are 10 or less shareholders , and all of the shareholders are listed belo

There are more than 10 shareholders , and all of the shareholders owning 10% or
more of any class of stock issued by said corporation are listed below.
There are more than 10 shareholders , but no shareholder owns 10% or more of an
class of stock issued by said corporation , and no shareholders are listed belo

NAMES OF THE SHAREHOLDERS : ( enter first name, middle initial & last name)
Sidney 0. Dewberry Thomas L. Dewberry
Barry K. Dewberry

Karen S. Grand Pre
Michael S. Dewberry

NAMES OF OFFICERS & DIRECTORS: (enter first name , middle initial, last name & title, e.g.
President, Vice-President, Secretary, Treasurer, etc.)

NAME & ADDRESS OF CORPORATION: ( enter complete name & number . street , city, state & zip code)
Kohn Pedersen Fox Associates PC
111 West 57th Street
New York, New York 100-13

DESCRIPTION OF CORPORATION : ( check an statement)

[ ] There are 10 or less shareholders , and all of the shareholders are listed bel
[K] There are more than 10 shareholders ; and all of the shareholders owning 10% o

more of any class of stock issued by said corporation are listed below.
There are more than 10 shareholders, but no shareholder owns 10% or more of a
class of stock issued by said corporation , and no shareholders are listed be].

NAMES OF THE SHAREHOLDERS : ( enter first name. middle initial & last name)
A. Eugene Kohn i;

William E. Pedersen

Robert L. Cioppa

NAMES OF OFFICERS & DIRECTORS: ( enter first name, middle initial, last name & title, e.g.
President , Vice-President, Secretary, Treasurer, etc.)
A. Eugene Kohn President

William E. Pedersen Executive Vice President

Robert L. Cioppa Vice President

(check if applicable ) [X ] There is more corporation information and Par. 1(b) is continue
further on a "Rezoning Attachment to Par. 1(b)" form.



n
DATE:

Rezoning Attachment to Par. 1(b) Page

October 7, 2001

(enter date affidavit is notarized)

G of L

for Application No(s):
(enter County-assigned application numoer(s))

NAME & ADDRESS OF CORPORATION: ( enter complete name & number . street. city , state & zip code)
Tysons II Property Owners Association
11501 Huff Court
North_Bethe-sdaa-Nar-yl.and-24895_- ----.----
DESCRIPTION OF CORPORATION : ( check an statement)

There are 10 or less shareholders , and all of the shareholders are listed belo,
There are more than 10 shareholders, and all of the shareholders owning 10% or
more of any class of stock issued by said corporation are listed below.
There are more than 10 shareholders , but no shareholder owns 10% or more of an
class of stock issued by said corporation . and no shareholders are listed bela

NAMES OF THE SHAREHOLDERS: (enter first name . middle initial & last name)
to

NAMES OF OFFICERS & DIRECTORS: ( enter first name . middle initial, last name & title, e.g.
President. Vice-President. Secretary, Treasurer. etc.)

T-heodore N Lerner
Rnhprt X Tananphum

Mark Tl Tprnar

President
Vi rc. .Droc i Aerit

T reacnrcr

NAME & ADDRESS OF CORPORATION: ( enter complete name & number. street . city, state & zip code)

DESCRIPTION OF CORPORATION: ( check an statement)
There are 10 or less shareholders, and all of the shareholders are listed bel,
There are more than 10 shareholders, and all of the shareholders owning 10% o
more of any class of stock issued by said corporation are listed below.
There are more than 10 shareholders, but no shareholder owns 10% or more of a
class of stock issued by said corporation, a-.d no shareholders are listed bel

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial & last name)

NAMES OF OFFICERS & DIRECTORS: ( enter first name, middle initial, last name & title, e.g.
President, Vice-President, Secretary, Treasurer, etc.)

(check if applicable ) [ ] There is more corporation information and Par . 1(b) is continuE
further on a "Rezoning Attachment to Par. 1 (b)" form.



REZONING AFFIDAVIT Page Three

DATE: October 7. 2001
(enter date affidavit is notarized)

for Application No(s):
(e•er County- assigned application numuer(=

1..(c). The following constitutes a listing** of all of the PARTNERS , both GENERAL
- and-LI-M3TED±n-any partnership-discinsedin-thisa£fidavit: -- ---

PARTNERSHIP INFORMATION
PARTNERSHIP NAME & ADDRESS : ( enter complete name & number . street . city, state & zip code)
Reed Smith LLP d/b/a Reed Smith Hazel & Thomas LLP
3110 Fairview Park rive, Suite 1400
P.O. Box lZUOr

Falls Church, irginia ZZU4Z

( check if applicable ) [X1 The above-listed partnership has no limited partners.

NAMES AND TITLES OF THE PARTNERS (enter first name, middle initial, last name & title, e.g.
General Partner, Limited Partner, or General and Limited Partner)

GENERAL PARTNERS:

Aaronson, Joel P.
Alfandary, Peter
Allen, Thomas L.
Auten, David C.
Banzhaf, Michael A.
Barry, Kevin R.
Basinski, Anthony J.
Begley, Sara A.
Bentz , James W.
Bernstein , Leonard A.
Bevan, III, William
Binis, Barbara R.
Birnbaum, Lloyd C.
Boehner, Russell J.
Bolden, A. Scott
Bonessa, Dennis R.
Booker, Daniel I.
Bookman, Mark
Borrowdale, Peter
Brown, George
Browne, Michael L.
Burroughs, Jr., Benton
Cameron, Douglas E.
Carder, Elizabeth B.

Casey, Bernard J.
Christian, Douglas Y.
Christman, Bruce L.
Clark, George R.
Clark, Peter S.
Cobetto, Jack B.
Colen, Frederick H.
Coltman, Larry
Condo, Kathy K.
Connors, Eugene K.
Convery, III, J. Ferd
Cottington, Robert B.
Cramer, John McN.
Cranston , Michael
D'Agostino, L. James
Dare, R. Mark
Davis, Peter
Demase, Lawrence A.
DeNinno, David L.
Dermody, Debra H.
Dicello, Francis P.
DiFiore, Gerard S.
Dilling, Robert M.
DiNome, John A.

Duman , Thomas J.
Dumville , S. Miles
Duronio , Carolyn D.
Erickson, John R.
Esser, Carl E.
Evans, David C.
Fagelson, Ian
Fagelson, Karen C.
First, Mark L.
Fisher, Solomon
Flatley, Lawrence E.
Folk, Thomas R.
Fontana , Mark A.
Foster, Tim
Fox, Thomas C.
Frank, Ronald W.
Fritton, Karl A.
Gallagher, Jr., Daniel P.
Gallatin, James P.
Gentile, Jr., Pasquale D.
Glanton, Richard H.
Goldrosen, Donald N.
Goldschmidt, Jr., John
Golub, Daniel H.

(check if applicable) [X] There is more partnership information and Par. 1(c) is continued
on a "Rezoning Attachment to Par. 1(c)" form.

** All listings which include partnerships or corporations must be broken down
successively until (a) only individual persons are listed, or (b) the listing for a
corporation having more than 10 shareholders has no shareholder owning 10% or more a
any class of the stock. Use footnote numbers to designate partnerships or
corporations which have further listings on an attachment page , and reference the
same footnote numbers on the attachment page..



Rezoning Attachment to Par. 1(c) Page 1 of S

DATE: October 7, 2001
(enter date affidavit is notarized)

for Application No(s):

(enter County-assignea application numoer(s))

PARTNERSHIP NAME & ADDRESS : ( enter complete name & number. street . city, state & zio code)
Reed Smith LLP d/b/a Reed Smith Hazel & Thomas LLP
3110 Fairview Park Drive, Suite 1400
P.O. Box 12001

Falls Church, Virginia 22042
( check if applicable ) [X] The above-listed partnership has no limited partners.

NAMES AND TITLES OF THE PARTNERS : ( enter first name, middle initial , last name & title, e.g.General Partner . Limited Partner , or General and Limited Partner)

GENERAL PARTNERS (cont'd)

Grady, Kelly A. Kneedler, H. Lane Mehfoud, Kathleen S.

Gross, Dodi Walker Kolaski, Kenneth M. Melodia, Mark S.
Gryko, Wit Kosch, James A. Metro , Joseph W.

Guadagnino, Frank T. Krebs-Markrich, Julia Miller, Edward
Hackett, Mary J. Kury, Franklin L. Moorhouse, Richard L.

Haggerty, James R. Lacy , D. Patrick Morris , Robert K.
Hanes, Grayson P. Lasher, Lori L. Munsch, Martha H.

Harmon, John C. Lawrence, Robert A. Myers, Donald J.
Hartman, Ronald G. LeBlond, John F. Napolitano , Perry A.

Hatheway , Jr., Gordon LeDonne, Eugene Naugle , Louis A.

Hayes, David Leech, Frederick C. Nicholas, Robert A.

Heard, David Levin, Jonathan L. Nogay, Arlie R.

Heftier, Curt L. Lindley, Daniel F. Peck, Jr., Daniel F.

Heidelberger, Louis M. Linge, H. Kennedy Perfido, Ruth S.

Hill, Robert J. Loepere, Carol C. Picco, Steven J.

Hitt, Leo N. London, Alan E. Plevy, Arthur L.

Hoeg , III, A. Everett Lovett, Robert G. Pollack , Michael B.

Robert B.Hoffman Lowenstein , Michael E. Post, Peter D.,
Hofstetter, Jonathan Luchini, Joseph S. Preston, Thomas P.

Honigberg, Carol C. Lynch, Michael C. Prorok, Robert F.

Horvitz, Selwyn A. Lyons, III, Stephen M. Quinn, John E.
Howell, Ben Burke Mahone, Glenn R. Radley, Lawrence
Innamorato, Don A. Marger, Joseph M. Railton , W. Scott

Jones, Craig W. Marks, Jan A. Reed , W. Franklin

Jordan, Gregory B Marston, David W. Reichner, Henry F.

Katz, Carol S. Marston, Jr., Walter A. Restivo, Jr., James J.

Kauffman, Robert A. McAllister, David J. Richter, Stephen William

Kearney, James K. McGarrigle , Thomas J. Rieser, Jr., Joseph A.

Kearney, Kerry A. McGough , Jr., W. Thomas Rissetto, Christopher L.

Kiel, Gerald H. McGuan, Kathleen H. Ritchey, Patrick W.

Kiernan, Peter J. McKenna, J. Frank Robinson, William M.

King, Robert A. McLaughlin, J. Sherman Rosenbaum, Joseph 1.

Klein, Murray J. McNichol, Jr., William J. Rosenthal, Jeffrey M.

(check if applicable) [X:] There is more partnership information and Par. 1( c) is conti
further on a "Rezoning Attachment to Par. 1(c)" form.

rn*m v7A-AttaCh1(C1-1 (7/27/891



nezoning tttta.Gwment

DATE: October 7, 2001

(enter date affidavit Is

Lu rae . iii,)

notarized)

raSC 2 81

for Application No(s) :
(enter County-assigned application numoer(s))

PARTNERSHIP NAME & ADDRESS : ( enter complete name & number , street. City . state & zip code)
Reed Smith LLP d/b/a Reed Smith Hazel & Thomas LLP

3110 Fairview Park Drive, Suite 1400, P.O. Box 12001
Falls Church , Virginia 22 042

(check if applicable ) [X ] The above-listed partnership has no limited partners.

NAMES AND TITLES OF THE PARTNERS : ( enter first name, middle initial, last name & title. e.g.
General Partner . Limited Partner , or General and Limited Partner)

GENERAL PARTNERS (cont'd)

Rudolf, Joseph C.
Sabourin , John J., Jr.
Sachse , Kimberly L.
Schaffer , Eric A.
Schatz, Gordon B.
Scheineson , Marc J.
Scott , Michael T.
Sedlack , Joseph M.
Seifert, E.W.
Short , Carolyn P.
Shurlow , Nancy J.
Simons , Robert P.
Singer, Paul M.
Smith , II, John F.
Smith, William J.
Sneirson, Marilyn
Snyder , Michael A.
Spaulding , Douglas K.
Speed, Nick
Stewart , II, George L.
Stoner, II, Edward N.
Stroyd , Jr., Arthur H.
Swayze, David S.
Tabachnick , Gene A.
Thallner, Jr., Karl A.
Thomas , William G.
Tillman , Eugene
Todd , Thomas
Tompkins, Benjamin F.
Trevelise, Andrew J.
Trice , II, Harley N.
Ummer, James W.
Unkovic, John C.

Vitsas, John L.
Walters, Christopher K.
Whitman, Bradford F.
Wickouski , M. Stephanie
Wilson , Stephanie
Winter , Nelson W.
Wood , John M.
Young, Jonathan
Zimmerman, Scott F.

(check if applicable ) [ X] There is more partnership information and Par. 1(c) is continued
further on a "Rezoning Attachment to Par. 1(c)" form.

Fnrm R7A-AttaChl ( C)-1 (7/27/891



AcLUasL to fttfl.LL\LCltl lv a oa . a l.. aayc 3 r _^.

DATE: October 7 2001.

for Application No(s) :
(enter County-assigned application number(s))

PARTNERSHIP NAME & ADDRESS : ( enter complete name & number, street , city, state & zip code)
Tysons II Land Company, LLC

11501 Huff Court
North Bethesda, Maryland 20895

( check if applicable ) [ ) The above-listed partnership has no limited partners.

NAMES AND TITLES OF THE PARTNERS : ( enter first name, middle initial , last name & title, e.g.

General Partner , Limited Partner, or General and Limited Partner)
Lerner Enterprises Limited Partnership Manaeer, Member

Mark D. Lerner iutanac.ar
tdward L. Cohen Manner

Robert X. Tanenbaumer

(check if applicable) V 1 There is more partnership information and Par. 1(c) is continued
further on a "Rezoning Attachment to Par. 1(c)" form.

Fnrm P79-Attachl (cl-l (7127/891



DATE: October 7, 2nnl
(enter date affidavit is notarizes)

for Application No(s) :
(enter County-assigned application number(s))

PARTNERSHIP NAME & ADDRESS: ( enter complete name & number . street. city, state & zio code.
Lerner Enterprises Limited Partnership
11501 Huff Court
North Bethesda, Maryland 20895

( check if applicable) ( ] The above-listed partnership has no limited partners.

NAMES AND TITLES OF THE PARTNERS : ( enter first name . middle initial, last name & title, e.g.
General Partner , Limited Partner, or General and Limited Partner)
Taleco Partners, L.L.C. General Partner
Theodore N. Lerner Limited Partner
Annette M. Lerner Limited Partner
Mark D. Lerner Limited Partner
Debra Lerner Cohen Limited Partner
Marla Lerner Tanenbaum Limited Partner
Jacob Schwalb, Trustee Limited Partner
Joel N. Simon, Trustee Limited Partner
June Geller Datlow, Trustee Limited Partner
Trustees of the Annette . M. Lerner

Children' s Trust u / t/a dated 67-l-6-F67 Limited Partner
Trustees of the Theodore N. Lerner
Children ' s Trust u / t/a dated 12 7 67 Limited Partner

Beneficiaries of the Annette M. Lerner
& Theodore N. Lerner Children's

Trusts:
Mark D. Lerner

Debra Lerner Cohen
Marla Lerner Tanenbaum

(check if applicable ) l` 1 There is more partnership information and Par. _ ( c) is continued
further on a "Rezoning Attachment to Par. 1( c)" form.

rnrm PZA-Attachl(cl-l (7/27/891



Page 5 of 8

in

DATE: Octpber 7 2009
(enter date affidavit is notarized)

for Application No(s) :
(enter County-assigned application numoer(s))

PARTNERSHIP NAME & ADDRESS : ( enter complete name & number. street , city, state & zip code)
Taleco Partners, L.L.C.
11501 Huff Court
North Bethesda, Maryland 20895

( check if applicable ) [ ] The above-listed partnership has no limited partners.

NAMES AND TITLES OF THE PARTNERS : ( enter first name , middle initial , last name & title, e.g.

General Partner . Limited Partner, or General and Limited Partner)
Theodore N. 'Lerner Manager /Member

Annette M. Lerner Manager/Member
Mark D. Lerner Manager /Executive Vice Preside

Debra Lerner Cohen Manager
Marla Lerner Tanenbaum Manager

Mark D. Lerner Trust for the
benefit of Judy Lenkin Lerner,
Lauren Sarah Lerner, Jonathan
Adam Lerner and Jacob Morris Lerner

Debra Lerner Cohen Trust for
benefit of Edward L. Cohen,
Jaclyn Lerner Cohen, Michael
Lerner Cohen and Stefanie Lerner

Member

Cohen Member

Marla Lerner TanenbaumTrust

the benefit of Robert K. Tanenbaum,'
Eden Lerner Tanenbaum, Haley Lerner

Tanenbaum and Grant Lerner Tanenbaum Member

(check if applicable ' [ R) 'There is more partnership information and Par. =(c) is continued

further on a "Rezoning Attachment to Par. 1(c)" form.

Farm P'a-Artachi ( c)-r (7/27/89)



Rezoning Attachment to Par . 1(c) Page 6 of

DATE: Or-tnhar 7 , 7nn1
(enter date affidavit is notarized)

for Application No(s):

(enter County-assigned application number(s))

PARTNERSHIP NAME & ADDRESS : ( enter complete name & number . street, city , state & zip code)

MTlM Tlavalnpmant rmmpanv T. T C

11501 Huff Cnirt
TT^r}^ Rath a MTl anaiaa __.

( check if applicable ) ( ] The above-listed partnership has no limited partners.

NAMES AND TITLES OF THE PARTNERS : ( enter first name, middle initial, last name & title. e.g.
General Partner , Limited Partner , or General and Limited Partner)
T3]CnnC TT land rnmpany, T _T._C Member

Mark n 1ernnr Manager

Rnhert K Tananhaum nager

Edward L r'nhen Manager

a

(check if applicable ) Gt] There is more partnership information and Par. 1 ( c) is continued
further on a "Rezoning Attachment to Par. 1(c)" form.

Form RZA-Attachl ( c)-l (7/27/89)



DATE: October 7, 2001
(enter date affidavit is notarized)

for Application No(s):
(enter County-assigned application number(s))

PARTNERSHIP NAME & ADDRESS : ( enter complete name & number , street, city , state & zip code)

Tycnng I T R^irelniment rn Limited Partnership

11501 Huff rrnirt

___Nort11 aei-heSddy inn 2nR9S

(check if applicable ) [ ] The above-listed partnership has no limited partners.

NAMES . AND TITLES OF THE PARTNERS : ( enter first name. middle initial, last name & title. e.g.
General Partner , Limited Partner , or General and Limited Partner)

Thoodor°N T. rner fenPral , limited

Anneti-.0 M Lerner (_PnPraly T . imiterl

(check if applicable ) ] There is more partnership information and Par . 1(c) is continued
further on a "Rezoning Attachment to Par. 1 ( c)" form.

Form RZA-Attachl ( c)-1 (7127/89)



DATE: 9ctobgr 7, 2D01
(enter date affidavit is notarized)

for Application No(s):
(enter County-assigned application number(s))

Page 8 of 8

PARTNERSHIP NAME & /DDRESS : ( enter complete name & number , street, city , state & zip code)

TYC llaxral npmcnt ('n , T T C

11591 Huff Court
Nerth Bethesda, _ MP_ 29@95

( check if applicable ) [ ] The above-listed partnership has no limited partners.

NAMES. AND TITLES OF THE PARTNERS : ( enter first name , middle initial , last name & title. e.g.
General Partner , Limited Partner , or General and Limited Partner)
Lerner Enterprises Limited Partnership Member/manager
Mark D. Lerner Manager
Edward L. Cohen Manager
Robert K. Tanenbaum Manager

(check if applicable ) [ ] There is more partnership information and Par. 1 (c) is continued
further on a "Rezoning Attachment to Par. 1(c)" form.

Form RZA-Attachl ( c)-l (7/27/89)



DATE: October 7, 2001

(enter date affidavit is notarized)

for Application No(s):
(enter County-assigned application number(s))

-------------------------------------------------------------------------------------------------------------------------------------------------------------------------------
2. That no member of the Fairfax County Board of Supervisors or Planning Commission or

any member of his or her immediate household owns or has any financial interest in
the subject land either individually, by ownership of stock in a corporation owning
such land, or through an interest in a partnership owning such land.

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter "NONE" on line below.)

NONE

(check if applicable ) [ J There are more interests to be listed and Par. 2 is continued on

a "Rezoning Attachment to Par . 2" form.

3. That within the twelve-month period prior to the filing of this application, no
member of the Fairfax County Board of Supervisors or Planning Commission or any
member of his or her immediate household, either directly or by way of partnership in
which any of them is a partner, employee, agent, or attorney, or through a partner of
any of them, or through a corporation in which any of them is an officer, director,
employee , agent , or attorney or holds 10% or more of the outstanding bonds or shares
of stock of a particular class, has , or has had any business or financial
relationship , other than any ordinary depositor or customer relationship with or by a
retail establishment , public utility , or bank , including any gift or donation having
a value of $200 or more , with any of those listed in Par. 1 above.

EXCEPT AS FOLLOWS : (NOTE : If answer is none , enter "NONE " on line below.)
NONE

(check if applicable ) [ ] There are more disclosures to be listed and Par . 3 is continued
on a "Rezoning Attachment to Par. 3" form.

--- - ---- - ------

4. That the information contained in this affidavit is complete and that prior to each
and every public hearing on this matter, I will reexamine this affidavit and provide
any changed or supplemental information , including business or financial
relationships of the type described in Paragraph 3 above , that arise on or after the
date of this application.

WITNESS the following signature:

(check one) licant

Bet)jamin F. Tompkins, Attorney/Agent

(type or print first name , middle initial, last name & title of signee)

Subscribed and sI'woDrn/ to before me this _L" day of MWJ^ , -t§"10 ), in-,
the state of _V^ e 1 !U/ Pc n- 1

My commission expires: ( '^l) ti__

)PAVA AAA

Form RZA-1 (7/27189)



APPENDIX 3a

TYSONSII
STATEMENT OF JUSTIFICATION

OCTOBER 25, 2000
PROFFER CONDITION AMENDMENT

CONCEPTUAL DEVELOPMENT PLAN AMENDMENT
FINAL DEVELOPMENT PLAN AMENDMENT

I. BACKGROUND

The Tysons II property, consisting of 106.84 acres, was rezoned with proffers on
October 15, 1984 to the Planned Development Commercial (PDC) District. The proffers provide
that the Floor Area Ratio (FAR) for the entire property is 1.0 and that the development of the
property be in conformance with the Conceptual Development Plan (the "CDP") and the Final
Development Plan (the "FDP") which were submitted with the PDC application.

The CDP provides for 4,653,741 gross square feet of development. It also identifies four
development sectors (I-IV) with the proposed use(s) noted for each sector. The FOP shows a
retail mall, two hotels and ten office buildings. In addition, the FDP showed for each structure
the proposed use, a general building footprint, the number of floors and the gross floor area.

On October 16, 1995, the Board of Supervisors approved a Proffer Condition
Amendment (the "1995 PCA") for Sectors II, III, and IV. The 1995 PCA amended the proffers
applicable to Sectors II, III and IV by deleting references to the previously approved CDP and
FDP. As part of the 1995 PCA, a CDPA (the "1995 CDPA") and an FDPA (the "1995 FDPA")
were approved for Sectors II, III and IV. The 1995 CDPA and the 1995 FDPA, among other
things, identified additional permitted uses. These uses include certain of the principal and
secondary uses in the PDC District. The uses are intended to establish support retail and
service uses for the office workers, retail customers and hotel guests of Tysons II and the
surrounding community. Additionally, the 1995 PCA increased the maximum building heights in
Sectors II, III and IV and eliminated the references in the associated development plans to
specific gross floor area for the buildings set forth in Sectors II, 111 and IV.

On May 18, 1998, the Board of Supervisors approved a Proffer Condition Amendment
(the "1998 PCA") for a portion of Sector I comprising. Buildings C, D, E and F. As part of the
PCA, an FDPA (the "1998 FDPA") was approved for Building C, D, E and F. The 1998 FDPA,
among other things, identified additional permitted uses. These uses include certain of the
principal and secondary uses in the PDC District. The uses are intended to establish support
retail and services for the office workers, retail customers and hotel guests of Tysons 11 and the
surrounding community.

II. APPLICATION PROPERTY

This application encompasses 57.44 acres within the Tysons II property, including tax
parcels 29-4-((10))-2-A1, 2-A2, 2-C, 2-D, 3-A, 3-B, 3-C, 3-D, 4-A, 4-B, 5-A, 5-B, 5-C, 6, and
outlot B (the "Subject Property"). The sectors included in this application as such sectors were
set forth on the CDP and 1995 CDPA are Sectors I (part), II, III and IV. The buildings included
in this application as such buildings were set forth on the 1995 FDPA and 1998 FDPA are
buildings C, D, E, F, G, H, I, J (formerly J-1 and J-2), K, L-1 (formerly a part of L), L-2 (formerly
a part of L), and M. Buildings C, D, & E are constructed. Building F is the subject of a recently
filed FDPA to amend the building and parking structure footprint.

RRx1BOI W 424 .01 dfTOMPI
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II. COMPREHENSIVE PLAN

The Tysons II property is guided by the provisions of the Tysons Corner Urban Center
Plan (the "Plan"), and is within the area designated in such Plan as part of the "major core area,,

-of-Tysons Comer-Further; within such major cote area; the Subject-Property is "identified-as
one of the "major activity centers" of the core and is specifically designated as the "Tysons II
Activity Center'. The Plan states that (i) the Tysons II Activity Center provides "the greatest
opportunity for creating a pedestrian and transit oriented environment" and notes that future
buildings can be sited closer to roads and to each other to provide for a more concentrated
building environment that people can walk through easily or that can be efficiently served by
transit, and (ii) this area will also contain some of the tallest buildings in Tysons Corner to
create visual focal points.

In addition to the "Area Wide" Recommendations contained in the Plan, the Plan breaks
the Tysons Corner area into individual "Land Units" and "Sub-units," which contain more site
specific recommendations. The property that is the subject of this application is part of Land
Unit N as designated in the Plan and is comprised of Sub-unit N-1 (Parcel B only) and Sub-unit
N-3 (the balance of the Subject Property). The Plan text for Sub-unit N-3 notes that this area
offers significant opportunities to provide urban design amenities and better integrate
development in this land unit. The Plan text for this Sub-unit also provides for increased
development intensity and building height if a rapid rail station is selected and programmed for
design and construction in proximity to this sub unit.

Ill. SUMMARY OF APPLICATION

This application seeks to (i) amend the building footprints and heights for Buildings G, H,
I, J, K, L, and M as such building footprints and heights are presently set forth in the 1995
FDPA, and to increase the number of stories permitted in Sectors II, III, and IV as presently set
forth in the 1995 CDPA. (ii) to increase the total gross floor area for the Tysons II property up to
6,329,898 square feet (iii) to provide that Building J may be office and/or hotel in lieu of the
office/hotel option previously available to Building L (iv) to incorporate additional pedestrian
linkages and urban design elements and (v ) to provide for potential transit station facilities. No
changes are sought to the permitted mix of uses or the number of office or hotel buildings.

BUILDING DESIGN . The Applicant has retained the internationally renowned
architectural firm of Kohn Pedersen Fox to design the building and parking structure footprints
for the subject Property in a manner that is (1) consistent with the "Urban Design Concept" for
Tysons Comer set forth in the Plan and (ii) implements the Plan 's goals of enhancing and
creating development within Tysons II that facilitates pedestrian movement and public
transportation. The proposed design provides landscaping , streetscapes , building setbacks and
open spaces in a manner that creates a high quality urban design and a pedestrian friendly and
public transit supportive environment, The application includes the provision of elevated
pedestrian connections to facilitate the movement of pedestrians among the office retail and
hotel components of Tysons II and any future transit facilities and the provision of the necessary
right-of-way for a transit facility near the intersection of Route 123 and Tysons Boulevard.

BUILDING HEIGHT . The Plan (p. 119) provides that



"The skyline should be valued as an asset because it gives
Ty, is Corner a visual identity, e; ahasizing to approaching travelers
tha ney are entering the County's c.,-wntown. The skyline is the result of
bui Jing height and topography. Because the Core is located at the
highest natural elevation in Fairfax County, the Urban Design Concept
emphasizes this natural feature by planning for some of the tallest
buildings on the highest ground within the Tysons II and the Tysons I
Activity Centers.

Throughout Tysons Comer, a variety of building heights and
building articulation is encouraged, as well as varied roof forms, to create
an interesting skyline. The Core is intended to be the most visually
prominent part of the Urban Center."

The Plan provides for building heights in Sub-unit N-3 of up to 270 feet, which building
height is presently permitted pursuant to the 1995 CDPA and 1995 FDPA. Additionally, the
Plan provides that if a rapid rail station site is located in proximity to this Sub-unit, building
heights within 1600 feet of the station platform may increase by up to 30% for a total permissible
building height 351 feet. The maximum building height proposed with this application is 348
feet.

The proposed building design, including increased height , achieves the urban design
goals of the Plan by enhancing the visual identity of Tysons Comer, provididng a variety of
building heights, adding interesting and quality design to the skyline and maximizing useable
open space.

INCREASED INTENSITY. The Plan (p.156) provides that

"If a rapid rail station is selected and programmed for design and
construction in proximity to this sub-unit, mixed use development with an
intensity (for all non residential uses ) up to 2 .0 FAR is appropriate for the
area within 1000 feet of the station platform . Sites between 1000 and
1600 feet of the station platform are appropriate for mixed use
development with intensities (for all non-residential uses ) between 1.2
and 1 .65 FAR"

As part of the PE/NEPA process presently being completed by WMATA and others,
three potential rail alignments have been identified . All three alignments select and program the
Tysons 11 property for a transit station at the intersection of Route 123 and Tysons Boulevard,
which location is depicted on the FDPA filed with this application. The application contemplates
an increase in intensity at Tysons II from the presently permitted FAR of 1.0 to a FAR of 1.36.
The proposed intensity increases associated with this application are consistent with the Plan
and are critical to providing the necessary ridership to justify the bringing of rail to Tysons and to
the success of such rail once it is constructed . If the intensity adjacent to planned rail stations is
not increased at the present time, the present pattern of development at Tysons II can be
expected to continue under the existing land use approvals and the opportunity to create transit
supportive, pedestrian friendly development at Tysons II will be lost.

IV. CONCLUSION

The Application, including the revisions to the building footprints , the changes in building
heights, and the increased intensity are consistent with the Plan . Specifically , the proposed



development will achieve the Urban Design Concept of the Plan, will be an important step in
developing this major activity center as a pedestrian friendly area of Tysons Corner and will be
an important step in the re-planning of Tysons Corner in a manner that will facilitate and

ultimately support the proposed rapid rail system now being implemented for this part of Fairfax
County.

By:
Name: Benjamin F. Tom
Its: Attorne /Ag nt

Date: e C r



APPENDIX 3b

ReedSmith

VIA TELECOPY AND U .S. MAIL

James P . Zook, Director
Department of Planning and Zoning
12055 Govern ment Center parkway
Suite X00
Fairfax, VA 22035

Grayson P. Hanes - 703.641 A292 • ghanest6heedsmith.com

May 28, 2002

Re: PCA 84-D-049-OS/FDPA 84-D-049-06; Tysons lI

Dear Jim:

As you know, we represent Tysons II Land Company, LL.C., the Applicant in the referenced
matter. The Applicant and the Applicant 's representative appreciated the opportunity to meet with you,
Commissioners Smyth and Alcorn, Barbara Byron, Sterling Wheeler and other members of your Staff
concerning this Application on April 12, 2002. We have reviewed your vision for Tysons 11 with
members of the ownership group and appreciate the constructive nature in which your thoughts have
been put forward and the time and energy associated with the same.

Staff Scenario:

In responding to your vision for Tysons II we are responding to such vision as depicted in the
"Preliminary Evaluation of Lerner's Tysons II Application" prepared by Sterling Wheeler dated April
11, 2002, and, in particular, to the "Staff Scenario" depicted in Table 4 of such Preliminary Evaluation.
As an aside, I would note in Sterling 's analysis of our proposed uses, he overlooks the fact we presently
have the option of developing a second hotel within Subunit N-3, which is an option that we intend to
carry forward into the new Application.

Background:

Before addressing certain of the specific desires raised by Staff, it seems appropriate to review
some of the background of Tysons II. The Lerner holdings at Tysons II have consisted of 106.84 acres
zoned to the planned development commercial district in 1984 and an additional approximately 8 acres
zoned R-30, which holdings have always been planned and developed as a unified mixed use
development known as Tysons H. Indeed the Comprehensive Plan defines these holdings as Land Unit
N and states that this "land unit contains the Tysons II mixed use development." Thus, I have observed
with a certain amount of awe and wonder when Staff has ignored the integrated nature of the Tysons II
project and suggested that mixed use development must be provided on parcel by parcel basis (as was
recently the case in the Building F FDPA) or even on a subunit by subunit basis . In fact, the
demarcation lines of the individual subunits within Land Unit N are established to segregate the Tysons
II project into its three primary uses i .e., Subunit N-I contains the residential, Subunit N-2 contains the
retail and Subunit N-3 contains the office/hotel. But for these distinct uses there was no reason to
establish separate subunits- Having said that , the Applicant's Application is consistent with even the
subunit recommendations and we will address the issues raised by Staff on that basis.

Reed Smith LLP Daiaware
3110 Fairview Pads DOVe New Jersey

Suite 1400 New Ywk
Fails Churd6 VA 22042 Pennsylvania

703.641 .4200 Vegmia
Fax 703.641.4340 Washingmn, DC

r e e d s m i t h. c o m
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ReedSmith
James P. Zook, Director

and ZoningDepartment of Planning
May 28, 2002
Page 2

Additional Residential Development

One of the most significant issues that you put forward was a development scenario that would
introduce up to 1,539, 180 square feet of residential development into Tysons II, in addition to the 295
condominium units already developed by Lerner at Tysons U . We strongly believe that the inclusion of
such residential is, as provided in the Comprehensive Plan , optional and not mandatory. In deference to
your request the Applicant has worked with KPF and its other consultants to analyze the appropriateness
of the inclusion of additional residential development , and has concluded that, in addition to not being
mandated by the Comprehensive Plan, it does not achieve other significant land use planning goals.
Specifically , the inclusion of very expensive residential units within Tysons II will not solve the dearth
of affordable housing , promote the use of transit or advance other similar goals.

Given the large amount of residential proposed by Staff we carefully reviewed the
Comprehensive Plan before arriving at the conclusion that additional residential development within
Subunit N-3 at Tysons U is not mandated. Our conclusions is supported by the very language of Subunit
N-3 which states:

"Subunit N-3 is planned for mixed use development with off ice, hotel, support
retail and other support service uses (such as daycare) .... as an option , residential use
could replace office use."

To further emphasize our point, we would remind you that, in both the 1995 PCA, covering
41.09 acres of Subunit N-3, and the 1998 PCA, covering 16.35 acres, being the balance of Subunit N-3,
exclusive of the Ritz Carlton Hotel parcel, Staff, the Planning Commission and the Board of Supervisors
concluded that our proposed mix of uses i.e., office and /or hotel with an option of support retail was in
conformance with the Comprehensive Plan. Since the Comprehensive Plan, as applicable to Subunit N-
3, has not been revised since the date of such Applications , we believe our understanding of the Plan's
guidance for Subunit N-3 is correct.

We saw nothing in Sterling 's Preliminary Evaluation to indicate that staff believes a
development plan of office, hotel and support retail (excluding residential) is inconsistent with the Plan,
but given the large amount of residential set forth in the Staffs Scenario , we would ask that you confirm
this.

Additional Support Retail Uses.

The Preliminary Evaluation noted that "the Lerner Application as submitted in November was
consistent with the Plan 's amount of nonresidential development , but the Application did not provide
commitments for a mix of nonresidential uses, making it not consistent with the Plan's land use
guidance." The Application does provide for both office and hotel , and therefore the only component of
the uses set forth in Subunit N-3 that are not specifically addressed are "support retail and other support
service uses." As you know, in both 1995 and in 1998, Lerner expended considerable time and money
to amend the Proffers and Development Plans associated with Subunit N-3 for the sole purpose of
gaining permission to provide support retail and other support service uses . This should certainly
demonstrate Lerner' s commitment to provide these types of uses within the Tysons II project . In fact, in
the three office buildings developed to date in Subunit N -3 there are three health clubs, three delis, a



ReedSmith
James P . Zook, Director
Department of Planning and Zoning
May 28, 2002
Page 3

branch bank and a top of the line restaurant . Additionally , the hotel located within Subunit N-3 includes
a health club , day spa, two full service restaurants , a gift shop/newsstand and event/conference facilities.

It is interesting to note, that in Building C in Subunit N-3, Lerner designed the first floor to
accommodate retail, but could not find any retail tenants to occupy such space . Leasing retail in Subunit
N-3 is understandably a difficult task given the approximately 900,000 square feet of retail contained in
the immediately adjacent Tysons Galleria and the even larger amount of retail across the bridge over
Route 123 , that Lerner constructed to integrate the two developments . Further, we found the market for
high end restaurants in the Tysons area to be fairly saturated . Lerner is not adverse to the concept of
committing to designing and constructing space that would accommodate support retail and service uses,
but would ask that you direct us to the Plan language that contemplates that such space should remain
vacant if suitable retail tenants can not be located . Additionally, as to the potential for 120,000 square
feet of additional support retail , please let us know what type of support retail and service uses you
would desire to see (particularly any type of uses that are not presently available in Subunit N-3 or the
adjacent regional mall) and in what size, because we are not certain that 120,000 square feet is the right
number for support retail , unless a number of heretofore unidentified high end restaurants come into the
market . We appreciate and share your desire to have "urban" style buildings with retail store fronts as it
exists in certain other urban areas , but we all must recognize that the urban areas that support this
ground level retail is not typically adjacent to a couple of million square feet of retail.

Lerner 's Effort to rate 300.000 uare Feet of Residential Develo merit.

Additionally, the Preliminary Evaluation notes that "this revised Application is also not
consistent with the Plan 's guidance since the use of the housing bonus under the transit option only
applies when the housing is equal to at least one third of the development. " We appreciate Sterling's
comments in this regard and recognize that we must therefore take the 300 ,000 square feet of residential
to which we were willing to commit and delete it since we are not willing to commit to converting office
to residential on a 1 : 1 basis.

Alternatively, we could potentially maintain this 300,000 square foot commitment if there is
additional gross floor area available based on the site ' s proximity to the proposed transit station
platform. As previously noted , the Preliminary Evaluation indicated that Lerner's November submittal
was consistent with the Plan 's amount of nonresidential development for this subunit i.e., 4,980,950
square feet , but we would ask you to let us know if the 4,980,950 represents the maximum gross floor
area that is available based on the site 's proximity to transit. If additional square footage were available
then it might be possible to accommodate both the office and residential gross floor area set forth in the
January KPF plan, without needing to take advantage of the 1 : 3 conversion ratio.

Lerner 's Plan:

In addition to being consistent with the Comprehensive Plan's land use mix guidance, this
Application advances a number of other important goals of the Comprehensive Plan. The proposed
development plan creates the first real pedestrian and transit oriented environment in Tysons , including
(i) an extensive and costly network of pedestrian connections and bridges linking the retail , office and
hotel components of Tysons II to each other and to the proposed transit station and (ii ) the necessary
right-of-way for the construction of a transit station and the linkages to cormect such station to the
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balance of Tyson U. Further, the development plan incorporates the Urban Design elements of the
Comprehensive Plan providing high quality architecture design and streetscape and achieves a more
urban form of development through appropriate building heights, setbacks , building bulk and site
design. Finally, the plan provides for (i) usable open space including small plaza and courtyards and a
park large enough for open air activities such as musical performances and (ii) public art . In short, it is
our judgement that the proposed development plan currently filed (excluding the residential component)
achieves the goals of the Comprehensive Plan.

The County has the rare opportunity of having an Applicant that by virtue of the size of its land
holdings, its longterm approach to real estate development and its demonstrated long term commitment
to the Tysons area has the resources, willingness and patience to create a unique urban environment
focused on transit and the pedestrian. On the other hand , the Applicant has the unique opportunity of
having a by right plan that permits the continued development of the premier mixed use project in
Tysons with 8 or 9 office and hotel sites yet to be developed over the next IS to 20 years . It seems that
all the elements are in place for a mutually beneficial and efficient land use review process.

We look forward to having our Application considered as it is presently submitted (excluding the
residential component). By correspondence to Peter Braham , our staff coordinator, we have requested
our public hearing dates on this Application.

Very truly yours,

REED SMITH LLP

Grayson` P. Hanes

BFT:sc
cc: Honorable Gerald E. Connolly

Commissioner Linda Smyth
Commissioner Walter Alcorn
Barbara Byron
Peter Braham
Theodore N Lerner
Robert K. Tanenbaum
Mark D. Lerner
Edward Cohen
Peter M. Rosen
Benjamin F. Tompkins, Esq.
Philip G. Yates
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VIA TELECOPY AND U.S. MAIL

James P . Zook, Director
Department of Planning and Zoning
12055 Government Center Parkway
Suite 700
Fairfax , VA 22035

Benjamin F. Tompkins • 703.641.4268 • btompkins@reedsmith.com

September 6, 2002

Re: PCA 84-D-049-05/FDPA 84-D-049-06; Tysons II

Dear Jim:

In the interest of continuing the dialog with respect to the land use mix at Tysons II, we thought
it appropriate to review the status of our discussions. As we have noted in the past, the Comprehensive
Plan provides that the portion of the Tysons II property that is the subject of this application is "planned
for mixed use development with office, hotel, support retail and other support service uses (such as day
care)" (see Subunit-N2 of the Tysons Comer Urban Center Comprehensive Plan), but that such plan also
provides that, as an option, residential can replace office use. Based on this plan language, the
Applicant's original submission to the County provided for a development with office, hotel, support
retail and other support service uses.

Based on Staffs request that the application include a residential component, the Applicant
revised its Development Plan to include an additional 300,000 square feet of residential on top of a
proposed office tower. This proposed residential when combined with the existing approximately
300,000 square foot Lillian Court at Tysons II resulted in Tysons II having approximately 600,000
square feet of residential uses. Staff responded that the proposed 300,000 square feet of residential did
not qualify for the I to 3 conversion ratio for office to residential and that the placement of the
residential on top of the office tower resulted in a building height that exceeded the recommendations of
the Comprehensive Plan.

Further discussions were then held with Staff and a proposal was discussed that would result in
the conversion of all of Building J to residential resulting in a 600,000 square foot residential tower
adjacent to the proposed rail station. It is, I believe, the sense of both the Applicant and Staff that such
proposal would qualify for the I to 3 conversion ratio for office to residential and would also solve the
building height issue. This would result in the total residential development at Tysons II of 900,000
square feet. This, in conjunction with the existing retail and hotel development at Tysons II, would
continue Tysons II as the most mixed use development in all of Tysons.

The Applicant was prepared to expend the necessary resources to have its design professionals
develop a plan to determine how this proposed land use mix could be implemented on the site.
However, the Applicant wanted to determine that such an exercise was not an exercise in futility and
therefore requested that Staff let the Applicant know whether the proposed compromise solution would
satisfy Staff with respect to the land use mix for Tysons H. The response from Staff was that this level
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of residential i.e., 600,000 square feet of new residential for a total of 900,000 square feet of residential
within Tysons II, was not adequate and would still meet with a negative recommendation by Staff.

Based on this response, the Applicant (i) will not prepare a revised plan to include a new 600,000
square foot residential tower adjacent to the rail station and (ii) will return to the original plan it
submitted with its application so that Subunit N-2 will be a mixed use development with office, hotel,
support retail and other support service uses consistent with the Comprehensive Plan and Tysons II, as a
whole, will continue to be a mixed use development with office, hotel, retail and residential. This
revision will address the density and building height concerns that Staff had with respect to the plan that
provided for 300,000 square feet of new residential, but will obviously leave Staff and the Applicant at
an impasse on the issue of the land use mix. Although, as noted above, the Applicant believes its
proposed land use mix, even without residential, is on all fours with the plain language of the
Comprehensive Plan.

As we discussed , the Applicant desires to keep the lines of communication open on this issue and
is available to discuss the same with you.

Very truly yours,

REED SMITH LLP

enjamin F. Tompkins

BFT:sc
cc: Honorable Katherine K. Hanley

Honorable Gerald E. Connolly
Commissioner Linda Smyth
Commissioner Walter Alcorn
Barbara A. Byron
Peter Braham
Theodore N. Lerner
Robert K. Tanenbaum
Mark D. Lerner
Edward Cohen
Peter M. Rosen
Philip G. Yates
Grayson P. Hanes, Esq.
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INTRODUCTION

This document is designed to be a supporting
guide to the conceptual Final Development Plan
Amendment (CDPFy'FDPA) that has been filed for
Tysons II. The objective is to provide a
complementary narrative that outlines the principal
master plan concepts , discusses the potential of
the development as illustrated in the various
perspective images found in the submission, and
lastly to briefly outline key urban responses that
each building addresses. While it is possible that
the master plan may need to make adjustments
as the infrastructure . easements and the future
transit station (Metro) develops , it is believed that
the following concepts will remain intact.

Master Plot)

Rendering Q KLM Pavilion
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MASTER PLAN CONCEPTS

The coming of mass transit to Tysons Corner
provides the catalyst for improving the area. A
new "Urban Core" is sought by the Fairfax County
Comprehensive Plan. This plan charges the
development with, increasing the density of the
development near transit stops, enhancing the
existing mixed use development, unifying mass
transit, vehicular and pedestrian circulation and
introducing public open space and urban plazas.

At Tysons II there exists a unique opportunity. The
three undeveloped sectors can provide the
maximum flexibility to integrate mass transit into a
new urban core. This open land allows for the
architecture of the core to be built in tandem with
the transit facility creating a fully integrated
environment.

Investigating this environment has lead us to
conclude that Public Garden Plazas - defined by
buildings and parking structures - can be
organized to create an ideal design model for the
development of the Tysons Corner Urban Center.
As a balance between the dense city and open
suburban landscapes , this model will fulfill the

Model Photo . Aerial view looking northwest

objectives of the County Plan. (A general
overview of these master plan concepts can be
found on the initial sheets of the submitted
FDPA.)

Note: The present FDPA has the Building M
Tower turned 90 degrees to accommodate a
revised metro design scheme.
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SKYLINE

When seen from a distant view. the new urban
core presents a wonderfully articulated skyline.
Multiple building heights are a critical feature in the
design of the master plan. Tall buildings define the
outer corners (G, J and M), with medium height
buildings (I and K) providing an intermediate step
to horizontally oriented buildings (L1/L2, F and H).
Garages define a cohesive base to the master
plan when seen from afar. Within the complex: a
two story glass storefront redefines the base and
creates an important human scale organizing
datum.

Model Photo Elevalion looking north trom Route 123

Model Photo . Eievaticn looking west from the Beltway
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LANDMARK, GATEWAY AND PRECINCT

The images on this page help to illustrate three of
the principal devices used to organize the master
plan. The devices help individuals to navigate
through and around the Tysons' urban core.
Buildings M, J and G are the tallest buildings in the
plan and they define corners of the proposed
development. Building pairs work together to
create gateways. In image 1.04, buildings'J and I'
frame the entry into the center of the master plan
and place buildings Lt-L2 and M into positions to
be objects of focus. To the right and left of this
image, the garage wall creates a horizontal base
element that defines the territory or precinct of the
master plan, much like a garden wall defines the
limits of a garden. This wall also acts as a buffer
between the Metro and highway traffic, allowing
the circulation within the master plan to move at a
slower, quieter pace.

Model Photo. Looking west up Gallerla Drive through the gate created
by J [let-.] and I [right]. Building 6A is the lawdinark in the background

2.04. Model Photo Looking north past future
metro between K [left] and J [righil
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PUBLIC GARDEN PLAZAS

Each building group works to define garden
plazas. The master plan has major and minor
plazas. Each creates it own distinct individual
qualities These qualities derive from the way each
uses hard and soft landscaping, their relation to
vehicular traffic, the proportion and scale of the
space, as well as their relation to the street. In the
above image (1.05), the larger plaza defined by M,
L1-L2 and K utilizes a green space which is
circumscribed by a vehicular drop-off route. In the
below image (2.05). one can see the plaza and its
gardens defined by buildings G, H and I. This
space is raised above street level and appears
only accessible to pedestrians. These outdoor
spaces create the perfect complement to the
conditioned pedestrian routes by offering covered,
shaded and open sky pedestrian walkways
throughout the plan.

CONNECTING WITH SPACE AND GEOMETRY

A major part of the success of the plazas is the
interconnectivity between them. The terrain of
Tysons is sloped, allowing for public spaces to
occur on many different levels. The master plan
takes full advantage of this quality by providing the
opportunity to create multiple spaces within a
plaza, each space presenting multiple views to
other spaces. This facilitates a natural movement

throughout the master plan and allows
individuals to use landmarks and
architectural treatments to navigate the
Urban Core. This system of plazas, parks,
gardens and pedestrian circulation is a
critical feature for dispersing and
gathering individuals as they use the
transit system. The M, J and G towers
play a special role in connecting the
outdoor spaces. They fix the ends of the
long axis of the major plazas, helping
them to be defined as spaces, as
opposed to open ended streets, as well
as signing the presence of the garden
plazas from afar.

'ei Photo. Looking north at G H s I. trom bolding J
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Plan Diagram Vehicular Circulation 206 Pan Diagram . Pedestrian Circulation

CIRCULATION -- Multiple routes to destinations

Travel to Tysons will be accommodated by both the
future Metro and the existing roadways. The above
two diagrams illustrate vehicular and pedestrian
circulation. Both indicate a movement network
which occurs on multiple levels with routes
sometimes stacked on top of one another. In the
first image (figure 1.06), vehicular circulation is
shown in yellow with the major arteries of traffic
moving on the roadways, 123, Galleria Drive,
International and Tysons Boulevards. Off of these
arteries minor spurs, also in yellow, show movement
to building drop-offs and parking entries. Red dots
indicate the various access points for garage
entries. (A note of interest is that the curb cuts for
the master plan were fixed prior to the development
of this scheme and have been highly influential in its
formal development) The second diagram
illustrates the network of pedestrian movement and
its connections with the future transit station. Yellow
paths again show the primary circulation, those
with red dashed lines indicate enclosed,
conditioned space, and the yellow broken line
indicates vehicular cross walks. To the right, a
simplified diagram illustrates the primary routes of
travel from the Metro to the Tysons II shopping mall
via the Tysons Boulevard and Galeria Drive
intersection. Blue paths represent exterior routes
and the green paths represent the enclosed
pedestrian connector system

a06

TYSONS

Simplified diagram indicating trawl
!100 Metro to the x5018 it ma
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STOREFRONT DATUM

The figure above describes the horizontal datum
which unites the master plan's vertical surface at
the pedestrian levels. All the towers are raised to
display transparent, two story zone that holds a
wide range of potential program: office, hotel and
residential lobbies, retail shops, restaurants, cafes,
health club facilities, banks, galleries and exhibition
spaces. The pedestrian enclosed pathway system
and its corresponding vertical circulation systems
which utilize office tower cores and garage cores
are carefully composed to activate the streetscape
and garden plazas as people move around the site
and come and go from the Metro station. In the
image below (figure 2.07), one can clearly see how
this zone can become animated with color as
these elements express their identities at the street
level of Building F

^9 G. H. ! - J. poicred area represems variety el uses ?I base of ou 'Jir

2.07 Renderim... Budding F luuklr,n nel!hwes ! a! Tysons Biou ercr
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STREETSCAPE

The above image, looking north up Tysons Blvd
from the Metro station platform towards the future
Tysons II Park (figure-1.09 & 2.09), depicts the well
developed space of the street. The buildings have
been pulled as close to the sidewalks as possible
without interfering with the existing utility
easements. The glass storefronts activate the
street at the pedestrian level. Planting, already a
major feature at Tysons II. will line the street on
both sides and will be carefully developed to allow
clear lines of sight for vehicular safety. Subject to
approapriate approval, plantings will occur in the
median strip to enhance the path of the crosswalk
and add to the general beauty of the boulevard.
Visual connections into the plazas will offer an
experience of extended space and activity. Entries
into buildings and into the network of exterior
pedestrian paths and interior walkways are
distributed throughout the boulevard's length. An
entrance to the Metro station can be seen at the
bottom right of the image. After entering one can
travel directly to the station platform or proceed to
Sector ll's lower plaza above.

Renwle' ng. Up l; suns U d. Ioukirw ! ^cnt
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1.09 Rendering. Future public park , icoking east

TYSONS II PARK --- See FDPA Park Details

The Tysons II park is planned for at the intersection
of Westbranch Drive and Tysons Blvd. (See figure
1.09). Directly in front of the plaza space defined
by buildings D, E and the Ritz Carlton Hotel, the
park is a possible destination point for many
people arriving by Metro to Tysons It. It also
formally connects the Westpark development to
the activities at Tysons by taking advatange of the
natural hillside terrain to organize public ativities.

The park is composed of a number of garden
features. Arriving to Tysons II from Westbranch
Drive, one is greeted by a beautiful modern
parterre garden of brightly colored plants. At the
top of the hill, two large square groves of trees are
placed to each side of the drive and respond
directly to the formal axis of the court across
Tysons Blvd. These groves offer a shaded place to
sit as one waits for the beginning of the
amphitheatre's performances. A long cross loggia
defines a forecourt to the theater and a formal
connection to the jogging-hiking trail that runs
along the east side of Sector III. To the south of the
theater, a larger triangular grove offers a shaded
space to house more intimate activities. Below
these two spaces is an open field for

mss Tysons Blvd. horn the Rit-Carleton Hot- 1. Budding G is to the right

improvisational recreation. The park is planted
with a composition of flowering, deciduous, and
evergreen trees and plants which will create a
transforming space through the seasons. The
whole park can be viewed from above on the
terrace that extends out from building 'G'

09 Flat rendering . Future public perk
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Rendering . Pavilion ( Sector I!, icoking, southeast towards buiiyirc Kand future Metro

CAFE PAVILIONS --- See FDPA Sector 11

In the major plazas (Sectors II & III), the master plan can accommodate pavilions like the one seen
above. These pavilions unify various levels of pedestrian traffic, and become activity centers which
could house cafes or restaurants, art galleries or exhibition spaces. These pavilions are designed to
enliven the outdoor spaces around them and may even be centers for organizing large functions that
take place in the plazas.

The two images above depict the potential of the pavilion at the center of the Sector II plaza as seen
from the upper level. The above images illustrate movement to and from the Metro station respectively.
In the first, the entry to "Cafe Metro" would double as the indoor section of the outdoor cafe as well as
access to an interior concourse level, linking Metro to the bridge at the mid level level and further down
to the lower plaza and drop-off court of Building K. The images illustrate how public art, outdoor
seating, water features and landscaping are intended to enliven the public spaces.
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Sector II. looking east between buildings L + K to building J in the distance

211 Rendering. Nana rc, Sector It, looking east. water feature end building L at left. pocket park, and garage at nnht

PLAZAS --- See FDPA Sector 1l

These two renderings show slightly different perspectives of the same plaza, illustrating how the
character of the space can change by moving only a few steps away. In the first image, one is aware of
the plaza's relationship to the office lobbies of buildings L1 and L2 and their vehicular drop-offs. The
perspective focuses on a potential water feature that is visually connected to the facade of Building J in
the distance and lined with low garden walls and ample seating. The perpendicular path connects the
office lobbies with the garage building to the right. Moving toward the garage in the second image
(figure 2.11), the plaza transforms to a much quieter, reflective setting with a shaded soft landscaped
garden, ideal for lunch time activities. This garden is conceived with smaller sub-spaces which could
be utilized for special activities or performances. Individuals have the choice to move through the
space in open air. partly or full shaded paths. In addition, one could move along the edges in the
conditioned link-way system.
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Rendering . Future pedestrian bridge aver Galleiia Dri:e. Building F is in the background

DRIVE COURT LOGGIA -- Sector ///

The above image demonstrates how a loggia
element can tie the drop-off canopies of two
buildings together to create a unified entry. This
loggia between buildings H and I produces a
prominent gateway to the elevated pedestrian
garden beyond. Access to the garden can be
reached via the grand stairway to the left of the
image which also leads to a potential restaurant
and the office lobby of building H. To the far right,
the building'I' double height lobby would connect
the garden plaza and bridge from building 'J' to the
ground level by an interior escalator.



1.13 Rendering looking north from the bridue across Gaileria Drive toward Buildinu F

ENCLOSED PEDESTRIAN CONNECTOR AND BRIDGE SYSTEM

Three pedestrian bridges are planned for the urban core; these are new elements which expand the
extensive existing pedestrian connector system at Tysons II. The above image (figure 1.13) portrays a
view one would experience crossing from Building L1 to Building F. This network of enclosed,
conditioned circulation space draws together all the program elements of the master plan. Garage
elevators and stairs and building cores with their lobbies offer the principal means of vertical circulation.
These are augmented by a series of exterior formal stairs, escalators and pavilion elements.

The pedestrian system is designed to gather individuals from garages and buildings and lead them
through the garden plazas, retail areas, restaurants and major streets. This will be a means of
dispersing individuals from the Metro stop. Some routes will be ideal for traveling towards the adjacent
Tysons II Galleria retail mall and the Westpark development. The bridge being planed by Metro to
Tysons I will be a natural continuation of the system. Presently, the master plan utilizes the Metro
station as the fourth bridge, which would complete the circuit or loop connecting all four sectors. The
bridges have been strategically placed away from the intersection of Tysons Boulevard and Galleria
Drive to encourage pedestrian movement at street level, enhancing the intersection with human activity.
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URBAN RESPONSES AND
PLAN RESPONSIBILITIES
Each building within the Urban Core has unique
responsibilities. The dialogue between the
buildings creates a synergistic center that will give
Tysons II a defined "sense of place". The following
describe each sector and its building's response to
formulating the urban core.

Sector I -- See FDPA submitted for Building F

F BUILDING AND GARAGE
Two critical attributes of this site are the further
definition of the Tysons Boulevard and Galleria
Drive intersection and the creation of a public
space with the drive court. To animate the
intersection, provisions have been made to
accommodate retail all along the base of Building
F The formal drop-off court offers an exciting way
to navigate through the block and a place to
potentially exhibit sculpture. This space acts as a
local center, uniting pedestrian paths of travel. An
exterior covered moves east-west from

'kcndering. Building F, looking northeast from Galleria Dr.,

Tysons Boulevard to the Galleria, and an
enclosed pedestrian connector moves north-
south from the Ritz Carlton court to the bridge
crossing Galleria Drive, and eventually to the
future Metro stop. (See figure 3.06)

2.14 Model Photo.'Jiew of Drive Court and
future pedestrian link. Building F
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Sector Ill -- See FDPA Plan Details

GH&I BUILDINGS AND GARAGE

The primary responsibilities of the sector are: one,
uniting the Ritz Carlton court with the Tysons II
Park ; two, defining a spatial relationship with
Sectors II and IV and Metro : and three , defining the
streetscape of Tysons Boulevard.

The first responsibility rests on Building G.
Because of its shape, this building extends the
defining walls of the Ritz Carlton court, allowing the
court space to cross the Boulevard. The building
'G' wall folds and becomes the backdrop for the
new Tysons II Park below. At its base. the building
provides a terrace for a potential restaurant that
overlooks the activities of the parks theater spaces
below. In addition, Building G presents a vertically
articulated wall to the east creating a landmark
tower as seen from the Beltway beyond.

Model Photo Building G . looking southwest from Tysons Boulevard.

odel Photo. Aerial view looking soullvea,t

iTYSONS (( MASTER PLAN



1.'6

All four buildings work together to fulfill the
second responsibility. A spatial link is created
between Buildings G and J through a series
of plazas and their gardens. These define a
north/south axis at multiple levels. The raised
plaza at the heart of the sector brings
pedestrians who are moving across the
Tysons Boulevard and Galleria Drive bridges
together, and creates a social center for
people to use the various facilities of the
sector. At this plaza, vehicular traffic and
pedestrian circulation are segregated,
although cars can easily reach this level by
way of the garage. Between this upper plaza
and the lower plaza, a cafe pavilion serves as
a vertical pin uniting circulation in all
directions. much like the pavilion illustrated on
page 10. (See figures1.10 and 2.10) To the

!odd Photo. Buildings H I. looking north from Building J

south: the open-ended , upper plaza creates a
perspectival expansion to Building J. To the
north, the lower plaza shifts the focus of the
axis from Building G to the Ritz Carlton
courtyard so there is a communal , spatial link to
this plaza as well.

Building 'H ' plays an important role in defining
the streetscape of Tysons Boulevard. This
building i s positioned as close to the street as
possible, creating the primary defining vertical
surface to the street space . At the north and
south ends , the building generates
opportunities for retail and restaurants which
can enliven the street 's vehicular and
pedestrian activity.
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Sector IV --- See FDPA Plan Details

J BUILDING AND GARAGE

Like Building F, Building J is positioned as close as
possible to the Galleria Drive / Tysons Boulevard
intersection. This will help to define the space and
allow the building to activate the intersection with
transparent office space, potential retail and/or
restaurants at street level. Because of its size and
proximity to the transit stop, Building 'J has a larger
role to play in the plan. Being the tallest building in
the complex and because it is uniquely sited,
Building 'J provides a focal point in all directions
and a critical landmark for navigating the
composition of buildings. It is hoped that the
transit stop will have direct access to Sector IV. If
so, this site can play a major role in gathering and
distributing the transit users. This will activate the
east side of Tysons Boulevard and promote
pedestrian access across the sector to the bridge
which spans Galleria Drive and enters Sector Ill.
The public courtyard has been strategically placed
at the center of the cross access. This space
organizes various paths of circulation and is

Model Photo. Looking south up 1 sons Boulevard. at building J

essential to developing the potential for
multiple tenant entry lobbies for Hotel
and/or Residential and Office programs.

2.1' Model Photo. East elevation. Building J
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Sector 11--- See FDPA Plan Details

BUILDINGS K L1, L2 & M AND GARAGE

Building K, and the other buildings of Sector II, are
inherently critical to the success of the new Urban
Core at Tysons because of their proximity to Metro.
The gathering and dispersing of transit users into
and from the development, the creation of plaza
spaces that help visually navigate to other areas,
the link to international Drive that overcomes a 50
foot height difference, and the development of
Galleria Drive as a pedestrian friendly street are the
four principal responsibilities of the Sector.

Sector II, like Sector III, has an upper and lower
plaza. The lower plaza associates itself strongly
with Building K and the intersection of Tysons
Boulevard and Galleria Drive. This plaza, however,
is part of a larger urban room created by the
northern face of Building K, the eastern end wall of
Building L2. the southern end wall of Building F,
and the western face of Building J. These four
buildings define the 'place' of the intersection and
the center of all four sectors. it is to this space that
the master plan users naturally navigate and from
which they orient themselves to other areas. The
plan employs Building K to make the transition
from Metro to the plaza and larger urban room.
Building K offers covered, protected access to

Model Photo. buildings K. Lt - M. looking west from building J

the street level below the transit stop; initiates
pedestrian movement along the street space of
Tysons Boulevard via a cascading stair (see
figure 1.08): provides access to the pocket
park between itself and the garage, which is an
entry point to the upper plaza (see figures 1.10,
2.10); as well as starts the mid-level route to the
bridge which crosses Galleria Drive and
eventually leads to the Tysons II Galleria retail
mall. (See figurel .13)

Model Photo . Buildings K - 12.
looking southwest from building I
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Along the way to the mall, the pedestrian would
encounter a cross axis along this mid-level
route marked by the pavilion which pins the two
plaza levels together. (See page 10) It one were
to proceed up to the higher plaza, one would
encounter the long linear space of the upper
plaza with its clearly defined central landscape
axis. (See figures 1.11 and 2.11) This axis leads
to Building 'M' and to International Drive
beyond. Potential vertical architectural features
for Building 'M' and for Building 'J' can draw the
landscape axis into the space above the
horizon, creating a critical orientation device.
This would be important from two vantage
points. Inside the sector, the ter acing of the
plaza makes it difficult to orient yourself with the
space above or below. The axis gives one a
constant line of reference. From outside the
sector, the users of the master plan would
become aware of the landscape axis and the
plazas within, even when they cannot see the
axis perspectivally

ieflo 7''ri . uir lin.• 6'. sru>u tl ,.at: I K

This long spatial sequence is reinforced by
Buildings 'Li' and 'L2'. The double building
group responds to the urban development in a
number of key ways. First, the 'L' Buildings
extend the enclosed pedestrian connector
system along the length of the plaza. Second,
they provide a series of passageways from the
upper plaza to the Galleria Drive. And third, they
are critical to making the sidewalks from
International Drive to Tysons Boulevard a
pedestrian friendly environment. To achieve the
last two points, the L Buildings utilize the two
story transparent datum, described on Page 7.
This datum, however, is shifted down on level
along Galleria Drive to compensate for the steep
change in grade. Thus, the double buildings can
provide the opportunity for views up through the
facade, giving the wall permeability. This will be
equally advantageous for the activities of the
street and the plaza.
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APPENDIX 5

COMMONWEALTH OF VIRGINIA

COUNTY OF FAIRFAX
4100 CHAIN BRIDGE ROAD
FAIRFAX, VIRGINIA 22030

November 12, 1984

Mr. John T. Hazel
Hazel, Beckhorn and Hanes
4084 University Drive
Fairfax, Virginia 22030

Re: Rezoning Application
Number RZ 84-D-049

Dear Mr. Hazel:

Enclosed you will find a copy of an Ordinance adopted by the Board of
Supervisors at a regular meeting held on October 15, 1984, granting Rezoning
Application RZ 84-D-049 in the name of H-L Land Improvement Venture, to
rezone certain property in the Dranesville District from the C-7 District to
the PDC District on subject parcels 29-4 ((1)) Part 11 consisting of
approximately 106.84 acres.

The Board of Supervisors approved the Conceptual Development Plan,
subject to the Development Conditions proffered by the applicant dated
August 17 , 1984, as revised September 20, 1984, and as further revised
October 4, 1984 , October 10, 1984 and October 15, 1984, and orally revised at
that day's hearing, and further subject to the develcpment conditions noted
in Appendix One, with the following modifications : ( 1) Delete Development
Conditions numbers One , No, three , Four and Five ; ( 2) Add a new Development
Condition Number One , to read as follows: "The Highway Design plan dated
September 20, 1984, which was filed with and made a part of RZ 84-D-049, is
accepted subject to approval of this plan and details therein by the Virginia
Department of Highways and Transportation (VDH&T)"; and (3 ) Add the parking
language, as follows: "It is understood that the parking reductions approved
in Paragraph 13 of the proffers are for only those office uses which require
4.5 parking spaces per 1,000 net square feet. No non -residential use permits
shall be approved for those office uses which require 4.5 parking spaces per
1,000 net square feet, unless specifically approved by the Board of
Supervisors."
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RZ 84-D-049
November 12, 1984

In addition, the Board of Supervisors approved the parking reduction
sought by the applicant, pursuant-to the-_provisions set-forth-in Article 11
of the Zoning Ordinance.

Very truly yours,

Ethel Wilcox Register, CMC
Clerk to the Board of Supervisors

EWR:mg

cc: Samuel A. Patteson, Jr.
Supervisor of Assessments

Gilbert R . Knowlton , Deputy
Zoning Administrator

Richard D . Faubion, Acting Division Director
Zoning Evaluation Division

Fred R. Beales , Supervisor
Base Property Mapping /Overlay

Ted Austell, III
Executive Assistant to the County Executive



At a regular meeting of the Board of Supervisors of Fairfax County
Virginia, held in the Board Room in the Massey Building at Fairfax, Virginia,
on the 15th day of October, 1984, the following ordinance was adopted:

AN ORDINANCE R4ENDING-Ilffi- ZONING- ORDINANCE
PROPOSAL NO. RZ 84-D-049

WHEREAS, H-L Land Improvement Venture, filed in the proper form, an
application requesting the zoning of a certain parcel of land hereinafter
described, from the C-7 District to the PDC District, and

WHEREAS, at a duly called public hearing the Planning Commission
considered the application and the propriety of amending the Zoning Ordinance
in accordance therewith, and thereafter did submit to this Board its
recommendation, and

WHEREAS, this Board has today held a duly called public hearing and after
due consideration of the reports, recommendation , testimony and facts
pertinent to the proposed amendment , the Board is of the opinion that the
Ordinance should be amended,

NOW, THEREFORE, BE IT ORDAINED, that that certain parcel of land situated
in the Dranesville District, and more particularly described as follows (see
attached legal description):

Be, and hereby is, zoned to the PDC District, and said property is the
subject to the use regulations of said PDC District, and

BE IT FURTHER ENACTED, that the boundaries of the Zoning Map heretofore
adopted as a part of the Zoning Ordinance be, and they hereby are, amended in
accordance with this enactment, and that said zoning map shall annotate and
incorporate by reference the additional conditions governing said parcels.

GIVEN under my hand this 15th day of October, 1984.

Clerk to the Board of Supervisors
thel Wilcox Regippr,

The Conceptual Development Plan was approved with proffers.
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H-L Land Improvement Venture
RZ 84-D-049
Tax Map Parcel 29-4-((l))-pt. of 11

PROFFER
August 17, 1984

Revised September 20, 1984
Revised October 4, 1984
Revised October 10, 1984
Revised October 15, 1984

In the event the Board of Supervisors of Fairfax County, at
the hearing scheduled for October 15, 1984, (1) shall rezone the
106.83520 acres which are the subject of Rezoning Application
84-D-049 to the PDC District, (2) approve the accompanying Conceptual
Development Plan for Tysons II, and (3) the Planning Commission
shall approve the pending Final Development Plan for Tysons II,
as revised through October 4, 1984, to permit 4,653,741 square
feet of commercial development (i.e., office, retail, and hotel),
development of the referenced property shall be subject to the
following terms and conditions:

1. Applicant shall proceed forthwith to design and construct
the following road improvements generally as shown on the referenced
Final Development Plan and the Highway Design Plan dated September 20,
1984, filed with and made a part of this application.

A. International Drive shall be constructed as a six
(6) lane road (with turning lanes) between Chain Bridge Road
(Route 123) and Westpark Drive, subject to availability
without cost to Applicant of rights-of-way, grading, drainage,
and utility easements from adjacent property owners.
Contributions which-may have been made, committed, or bonded,
to the County by adjacent owners/developers or others in
lieu of construction of portions of International Drive
shall either be transferred to, or if monies are paid to
Applicant for International Drive improvements pursuant to
said commitments, a like amount shall be paid to the County
by Applicant for other highway improvements in the immediate
vicinity of International Drive.

NOTE : Estimated value of right-of-way necessary for this
highway improvement at cost is $2,230,000.00. Estimated
construction cost is $1,920,000.00. In the event the actual
cost of construction exceeds this estimate , the Applicant
shall fund all of the construction costs, including engineering
and design costs.

B. An eastbound lane and a westbound lane shall be
constructed on Route 123 between the western portion of the
interchange of I-495/Route 123 and the eastern portion of
the interchange of Route 7/Route 123, resulting in a six-
lane divided highway with turning lanes.



NOTE: Estimated construction cost is $2,605,000.00. In the
event the actual cost of construction exceeds this estimate,
the Applicant shall fund all of the construction costs,
including engineering and design costs.

C. Route 123/1-495 Interchange:

(i) A ramp, shall be constructed providing access
from northbound 1-495 to westbound Route 123
providing said ramp shall be constructed
entirely within the existing right-of-way, or
within right-of-way acquired by others.

NOTE: Estimated construction cost is
$575,000.00. In the event the actual cost of
construction exceeds this estimate, the
Applicant shall fund all of the construction
costs, including engineering and design
costs.

(ii) The extension of the westbound Route 123 lane
provided in 1.B shall be constructed to
connect the aforesaid ramp (l.C.(i)) with the
Route 123 improvements provided in I.B.

The extension of the eastbound Route 123 lane
shall be constructed to connect the improvements
provided in 1.B. above with the ramp between
eastbound Route 123 and northbound 1-495.

In no event shall the additional west and
eastbound lanes of Route 123 provided in this
paragraph ( 1.C.(ii )) be required if relocation
of 1-495 bridge piers is a prerequisite to
construction of the two additional lanes.
Nothing contained in this paragraph (1.C.(ii))
shall be construed to relieve the Applicant
of the obligation to provide the road improve-
ments set forth in paragraph 1.B.

NOTE: Estimated construction cost is
$685,000.00. In the event the actual cost of
construction exceeds this estimate, the
Applicant shall fund all of the construction
costs, including engineering and design
costs.

(iii) Plans shall be prepared for improvements
required by paragraph 1.C.(i) and 1 .C.(ii)
and submitted to appropriate governmental
authority for approval on or before March 15,
1985 . In the event appropriate governmental
approvals for those improvements required in
1.C.(i) or 1.C.(ii), or either of same, shall
not be approved and necessary permits issued
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by December 31, 1987, the obligation of
A.-licant to construct improvements for which
p- :nits are not approved shall, at the option
o Applicant, terminate.

At such time as permits providing for the
construction of the improvements required in
paragraphs 1.C.(i) or 1.C.(ii,), or both,
shall be issued, construction shall be com-
menced by Applicant pursuant to this provision
within sixty days after receipt of said
permits.

(iv) In the event neither of the improvements
provided in paragraphs 1.C.(i) and l.C.(ii),
is approved by appropriate governmental
authority, then and only in that event, a
contribution of $7,500. 00 per acre of the
site/area (a total for the entire site of
$801,264.00) for transportation improvements
in the Tysons Quadrangle shall be made to
Fairfax County at time of site plan approval.
This contribution may be made pro rata based
on the acreage of site plans as each site
plan is approved and bonded.

It is the intent of this pargraph that in the
event either the ramp provided in para-
graph l.C.(i) or the additional lanes provided
in 1.C.(ii) is constructed at Applicant's
cost , there shall be no requirement for the
aforesaid acreage contribution.

D. A four-lane road known as Tysons Boulevard shall
be constructed between International Drive and Route 123,
with turning lanes at each major intersection (i.e.,
International Drive, Westpark Drive, and Route 123) to
provide internal circulation and promote through traffic
movements.

NOTE : Estimated value of right-of-way necessary for this
highway improvement at cost is $2,313, 000.00 . Estimated
construction cost is $2,670,000.00. In the event the actual
cost of construction exceeds this estimate , the Applicant
shall fund all of the construction costs, including engineering
and design costs.

E. The relocation and extension of Westpark Drive to
intersect with Tysons Boulevard and International Drive
shall be constructed.

NOTE : Estimated value of right-of-way necessary for this
highway improvement at cost is $1,487, 000.00. Estimated
construction cost is $1,710,000.00. In the event the actual
cost of construction exceeds this estimate , the Applicant

3



shall fund all of the construction costs, including engineering
and design costs.

F. That portion of Park Run Drive between Tysons
Boulevard and the boundary of the subject application shall
be constructed at such time as Tysons Boulevard is constructed.

In the event right-of-way, grading, drainage, and
utility easements now owned by others are provided by others
at no cost to Applicant, Park Run Drive shall be extended
from the property line of the subject application as provided
above-to Westpark Drive.

NOTE: Estimated value of the Applicant's portion of the
right-of-way necessary for this highway improvement at cost
is $55 , 000.00 . Estimated construction cost from Tysons
Boulevard to the property line is $152,500.00 and from the
property line to Westpark Drive is $457,500.00. In the
event the actual cost of construction exceeds these estimates,
the Applicant shall fund all of the construction costs,
including engineering and design costs.

G. The extension of Westbranch Drive from its existing
terminus to Tysons Boulevard.

NOTE: Estimated value of right-of-way necessary for this
highway improvement at cost is $220,000 . 00. Estimated
construction cost is $210,000.00. In the event the actual
cost of construction exceeds this estimate, the Applicant
shall fund all of the construction costs, including engineering
and design costs.

H. Improvements to the Springhill Road/Dulles Parallel
Lane Toll Plaza as previously approved by Fairfax County and
VDH&T to increase capacity of the toll plaza. A portion of
these improvements has been previously added to current
Dulles Parallel Lane construction and paid for by Applicant.
Additional improvements to the toll plaza shall be provided
at the Applicant ' s cost in accordance with letter dated
June 15, 1984 , from K . F. Mihevc , Homart Project Director to
the Virginia Department of Highways and Transportation,
transmitting check in the amount of $70,191.50.

The total estimated construction cost (including the check
referenced above ) is $270 , 000.00. In the event the actual
cost of construction exceeds this estimate , the Applicant
shall fund all of the construction costs, including engineering
and design costs.

I. Signalization as required by Fairfax County and
Virginia Department of Highways and Transportation at the
following intersections : International Drive/Route 123;
International Drive/Greensboro Drive; International Drive/
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Tysons Boulevard ; International Drive/Westpark Drive ; Tysons
Boulevard/Westbranch Drive ; Tysons Boulevard/Westpark Drive;
Tysons Boulevard/Route 123. Signaliza °. >n shall be provided
at Tysons Boulevard/Park Run Drive inte_section if determined
necessary by Fairfax County and/or VDH&T at the time of the
construction of Park Run Drive . Cost of signalization is
included in the improvement cost estimates.

J. Those road improvements specified in 1-A through
1-I shall be in accord with Virginia Department of Highways
and Transportation standards and shall be tendered for
acceptance as public highways . No parking shall be allowed
on those roadways constructed pursuant to paragraphs 1(A)
through 1(I).

K. Upon the request of either Fairfax County or VDH&T
preliminary design only , with no obligation to construct,
shall be provided sufficient for the processing of necessary
governmental applications for the provision of a connection
between the southbound I-495/westbound Route 123 ramp and
Westpark Drive which would enable traffic utilizing the
aforesaid ramp to exit the ramp directly onto Westpark
Drive.

All references to estimated right-of-way value are based on
cost to Applicant and relate only to right-of -way within the
boundary of the subject application . All values for right-of-
way and construction are based on current dollars and are as
determined by the Applicant and are not confirmed by the
Board of Supervisors.

In the event Applicant is unable to obtain right-of-way
including grading , drainage , and utility easements beyond the
boundary of the subject Application property necessary for con-
struction ( other than as provided in paragraphs lA and 1F), the
necessary right-of-way shall be obtained at Applicant ' s expense
by eminent domain proceedings initiated by Fairfax County.
Construction of each of the improvements committed herein shall
be predicated upon the availablity of right-of-way and easements
and timely receipt of all appropriate and necessary governmental
approvals and permits.

It is the intent of Applicant to proceed forthwith to design
and construct the aforesaid highway improvements and to place
said improvements in service at the earliest possible time subject
only to the availability of rights -of-way and easements and
receipt of necessary governmental approvals and permits. However,
in order to expedite to the maximum the solution of transportation
concerns in the immediate area of the subject application property,
Applicant agrees , subject only to timely issuance of construction
permits , right-of-way availability , and seasonal weather conditions,
to commence immediately and to complete prior to December 31,
1985 , ( 1) the extension of International Drive provided in Para-
graph IA , ( 2) the widening of Route 123 provided in Paragraph IB,
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(3) the ramp with associated laneage provided in Paragraph IC and
(4) the relocation of Westpark Drive, including that portion of
Tysons Boulevard between Route 123 and the relocated portion of
Westpark Drive. The Applicant further agrees to construct all of
the improvements referenced above in this paragraph as (1), (2),
(3), and (4) and the remainder of Tysons Boulevard from Westpark
Drive to International Drive prior to issuance of any non-residential
use (occupancy) permits for any uses in Sectors I,;III, and IV as
shown on the Conceptual Development Plan. In addition, prior to
issuance of any non-residential use permits for any uses in
Sector II, the improvements referenced above in this paragraph as
(1), (2), t3), and (4) shall be constructed.

2. Applicant shall reserve right-of-way for the landing
specified herein for a bridge consisting of two standard twelve-
foot travel lanes (one in each direction) and a four-foot pedes-
trian walkway connecting Westpark Drive in the location shown on
the referenced Final Development Plan-and Highway Design Plan
with the existing Tysons Corner Center.

At such time as sufficient right-of-way and/ or easements are
obtained without cost to Applicant within the existing Tysons
Corner Center. for the construction of the bridge and one-half the
cost of design and construction of the bridge is provided by
others within the time specified herein, the Applicant shall
cause the bridge to be designed and constructed and shall pay the
other one-half of the cost of design and construction of the
aforesaid bridge . There shall be no access to the bridge from
Route 123, it being the intent to provide only a connection
between Westpark Drive and the existing Tysons Corner Center.
The bridge shall be, at the option of Applicant, either dedicated
to public use of, if not dedicated to public use, subject to an
easement allowing public use.

The commitment of Applicant provided in this paragraph shall
terminate five years from date of issuance of a non-residential
occupancy permit for the retail center as shown on the referenced
Final Development Plan unless right-of-way and sufficient funds
for final design of the bridge and approaches shall have been
committed prior to the expiration of the five-year period, in
which event the obligation of Applicant to cause the bridge to be
constructed shall be extended for an additional two years, it
being the intent of Applicant that the obligation pursuant to
this Paragraph shall terminate seven years from the date of
issuance of a non-residential occupancy permit for the retail
center portion of this application unless right-of-way and funding
are completed and construction commenced within the said seven-
year period.

NOTE : Estimated construction cost is $4,000 , 000.00 of
which one-half is to be paid by Applicant. In the event cost of
construction exceeds this estimate , the Applicant shall fund
one-half of the construction cost, including engineering and
design cost.
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3. Upon request of the Fairfax County Board of supervisors
at any time on or after January 1, 1986, and availability of
right-of-way without cost to Applicant, Applicant shall provide
funding and cause to be designed if design is not available by
others) and constructed the remaining lanes of International
Drive necessary to provide a six-lane connection between Westpark
Drive and Springhill Road. Applicant shall be reimbursed by
Fairfax County for all cost of design and construction, together
with interest (at a rate equivalent to the rate on 91-day U.S.
Treasury Securities Bonds in effect on the date of issuance of
the permit to construct on funds) expended by Applicant, said
reimbursement to be paid within five years from the date con-
struction of the referenced segment of International Drive is
accepted for public maintenance by the Virginia Department of
Highways and Transportation or at such earlier time as the Board
of Supervisors may elect.

4. The Floor Area Ratio from the entirety of property of
the Applicant which is the subject of. the application shall not
exceed 1.0.

5. On-site stormwater detention/retention requirements
shall be in accordance with applicable Fairfax County Public
Facilities Manual criteria.

6. The U . S. Geological Survey at Reston , Virginia, the
Smithsonian Institute, Washington, D. C., and the Fairfax County
Director of Planning shall be advised at least thirty days prior
to excavation on the subject site in areas suspected of containing
fossils or artifacts and said agencies shall have a reasonable
opportunity to explore said areas , providing explorations shall
be conducted promptly and shall not interfere with construction
operations . Upon the grant of this zoning application , represen-
tatives of the U . S. Geological Survey , the Smithsonian Institute,
and Fairfax County shall be permitted-to explore the site for the
purpose of locating and removing fossils and artifacts , and notice
of this provision shall be furnished the aforesaid agencies.

7. Applicant reserves the right to provide and install
directional signs in style similar to that of signs which may be
utilized in the development of subject property at such points on
site as Applicant may deem appropriate for purposes of assuring
adequate traffic circulation , providing said signs shall be
coordinated with Fairfax County and the Virginia Department of
Highways and Transportation prior to installation.

8. A detailed landscape plan shall be submitted with each
site plan in substantial accordance with the generalized landscape
plan filed with the Final Development Plan . The landscape plan
shall include:

A. A uniform high quality design and theme for signage
and lighting.
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B. A pedestrian and bicycle trail system for passive/
active recreation and inter-parcel pedestrian circulation
which will be designed to minimize pedestrian/vehicular conflict.

C. Landscaping and selective berming along Tysons.
Boulevard , International Drive , and Westpark Drive.

D. Plazas of diverse character to serve as focal
points for social interaction.

E. Street furniture at appropriate locations along
the pedestrian sidewalk/trail system.

F. Landscaping around the detention ponds designed to
accent those amenities.

G. Landscaping near office buildings and parking
decks to decrease summer heat and winter winds.

9. Deleted.

10. Each reference to "Applicant " in this proffer shall
include within its meaning , and shall be binding upon , Applicant's
successor ( s) in interest and/or the developer ( s) of the site or
any portion of the site.

11. Development of the property which is the subject of
this application shall be in conformance with the Conceptual
Development Plan and the Final Development Plan.

12. Development of the property shall be in accordance with
the conditions set forth in this Proffer dated August 17, 1984,
as revised through October 15, 1984.

13. Pursuant to the existing- provisions in the Zoning
Ordinance of Fairfax County for reduction in parking requirements
due to the shared parking characteristics of the proposed mixed-
use/multi-use project , the total number of off-street parking
spaces to be provided at build-out for Sectors I and II,
respectively , shall be as set forth on the Conceptual Development
Plan dated August 31 , 1984, as revised through October 4, 1984.
The number of parking spaces required in the course of con-
struction and occupancy of the several uses prior to total build-
out in the aforesaid Sectors shall be based upon the analysis and
ratios set forth in the Shared Parking Analysis for the Tysons II
Mixed Use Development , prepared by Kellerco , Inc. and dated
February 9, 1984 , as revised and supplemented through October 4,
1984 . Within Sector I and Sector II , respectively , ( i) if a
retail, hotel , or office use is the first and sole use established,
off-street parking shall be provided for that use in accordance
with , and without reduction from , ordinance requirements ; ( ii) once
two or more uses are established within either Sector , off-street
parking shall be provided for that Sector with reduction from
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ordinance requirements in accordance with the following approximate
average shared parking ratio; estailished in the aforesaid Kellerco
Shared Parking Analysis:

Ratio of Parking Spaces
Sector Combination of Uses Per 1000 Gross Square Feet

I Retail/Office/Hotel 2.89
I Retail/Office 3.23
I Retail/Hotel 2.64
I office/Hotel 2.65

II A. Hotel/office/Office 2.24
II B. Hotel/Hotel/Office 1.60

(iii) the aforesaid notwithstanding, whenever the full retail use
(845,741 gross square feet) is constructed in Sector I in combina-
tion with the hotel and/or office uses , the number of offstreet
parking spaces provided for Sector I will be ( a) based upon
application of the above ratios, or (b) 4504 parking spaces (or a
prorated portion of the 4504 spaces should less tha4 the full
retail use be constructed ), whichever requirement shall be greater.
In the event a single use is established in either Sector, Applicant
reserves the right, in order to meet Ordinance parking requirements
without reduction and to satisfy its commitment under this proffer,
to provide parking on a temporary basis . Once two or more uses
are established in Sector I or Sector II, respectively , easements
will be recorded to run with the land underlying the respective
Sector establishing the right to cross-access parking facilities
within such Sector to satisfy the parking requirements set forth
herein . Applicant reserves the right to manage and control the
flow of parking into the various parking facilities. The total
number of offstreet parking spaces for each Sector at build-out
shall be that number set forth on the Final Development Plan
( Sheet 4 , as it relates to Sheet 5 , Alternate A).

H-L LAND IMPROVEMENT VENTURE:

HOMART DEVELOPMENT CO., Joint Venturer

By:
E. Wayne pd1gle
Vice President

TYSONS II DEVELOPMENT CO. LIMITED
PARTNERSHIP , Joint Venrer

By:

Managing General Partner
eodore N. Lerner
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At a regular meeting of the Board of Supervisors of Fairfax County. Virginia held in
the Board Auditorium in the Government Center at Fairfax. Virginia, on the 16th day of
October, 1995, the following ordinance was adopted:

-AN-ORDINANCE - AMENDING -THE ZONING-ORDINANCE
PROFFERED CONDITION AMENDMENT PCA 84-D-049

WHEREAS, Tysons II Land Company, L.L.C. filed in proper form , an application
requesting amendment to the plan of a certain parcel of land . hereinafter described , by amending
conditions proffered and accepted pursuant to Virginia Code Ann . § 15.1.491 (a), and

WHEREAS , at a duly called public hearing the Planning Commission considered the
application and the propriety of amending the Zoning Ordinance in accordance therewith, and
thereafter did submit to this Board its recommendation. and

WHEREAS, this Board has today held a duly called public hearing and after due
consideration of the reports. recommendation, testimony and facts pertinent to the proposed
amendment, the Board is of the opinion that the Ordinance should be amended.

NOW, THEREFORE, BE IT ORDAINED, that that certain parcel of land situated in the
Providence District , and more particularly described as follows (see attached legal description):

Be, and hereby is further restricted by the amended conditions proffered and accepted pursuant
to Virginia Code Ann., §15.1491(a), which conditions are incorporated into the Zoning
Ordinance as it affects said parcel, and

BE IT FURTHER ENACTED, that the boundaries of the Zoning Map heretofore adopted
as a part of the Zoning Ordinance be, and they hereby are, amended in accordance with this
enactment, and that said zoning map shall annotate and incorporate by reference the additional
conditions governing said parcels.

GIVEN under my hand this 16th day of October, 1995.

Nanc
ulvw_v

y V06
Clerk to the Board of Supervisors

The Planning Commission approved Final Development Plan Amendment FDPA 84-D-049 on
October 12, 1995 , subject to the Board of Supervisors' approval of PCA 84-D-049 . and subject
to the revised development conditions dated October 12, 1995.



PCA 84-D-049
October 30. 1995

2.

cc: John M. Yeatman, Director. Real Estate Dvs.. Assessments
Melinda M. Artman. Deputy Zoning Administrator
Barbara A. Byron. Director. Zoning Evaluation Dvs.. OCP
Robert Moore, Trnsprtn.Planning Dvs.. Office of Transportation
Paul Eno, Project Planning Section, Office of Transportation
Department of Environmental Management
Y. Ho Chang, Resident Engineer. VDOT
Land Acq. & Planning Dvs., Park Authority
Barbara J. Lippa, Deputy Executive Director. Planning Commission



APPENDIX 7

FAIRFAX
COUNTY

OFFICE OF THE CLERK
BOARD OF SUPERVISORS

12000 Government Center Parkway , Suite 533
Fairfax. Virginia 22035-0072

Tel: 703-324-3151 Fax: 703-324-3926

V I R G I N I A

October 30, 1995

Benjamin F. Tompkins. Esquire
Hazel and Thomas, P.C.
3110 Fairview Park Drive - Suite 1400
Post Office Box 12001
Falls Church, Virginia 22042-4505

RE: Proffered Condition Amendment
Number PCA 84-D-049

Dear Mr. Tompkins:

Enclosed you will find a copy of an Ordinance adopted by the Board of Supervisors at a regular
meeting held on October 16, 1995 , approving Proffered Condition Amendment PCA 84-D-049
in the name of Tysons II Land Company , L.L.C. subject to the proffers dated September 14,
1995 , on subject parcels 29-4 ((10)) 3A, 3B, 3C, 3D, 4A, 4B, 5A, 5B , 5C, 6 and B consisting
of approximately 41.09 acres in Providence District.

The Planning Commission approved Final Development Plan Amendment FDPA 84-D-049 on
October 12, 1995, subject to the Board of Supervisors' approval of PCA 84-D-049, and subject
to the revised development conditions dated October 12, 1995.

Sincerely,

Nancy Ve
Clerk to the Board of Supervisors

NV/ns
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Tysons II Land Company, L.L.C.
PCA 84-D.-049

Tax Map 29 -4((10)) 3A , 3B, 3C, 3D,
4A, 4B , 5A, 5B , 5C, 6 & B

PROFFER STATEMENT
February 15, -1995
August 8 , 1995 ( revised)
August 30, 1995 ( revised)
September 13, 1995 ( revised)
September 14, 1995 (revised)

On October 15, 1984 , the Board of Supervisors of Fairfax
county rezoned 106.83520 acres which was the subject of Rezoning
84-D-049 to the PDC District and adopted proffers dated August
17, 1984 as revised through October 15, 1984 ("Proffers"). A
copy of the Proffers is attached as Exhibit A. The Board also
approved the Conceptual Development Plan for Tysons II which
accompanied the rezoning application ("Approved CDP"). On
October 4 , 1984 , the Planning commission approved the Final
Development Plan as revised through October 4 , 1984 ("Approved
FDP").

The proffers dated August 17, 1984 , as revised October 15,
1984 , are reaffirmed and shall remain in full force and effect,
except as follows:

1. The Approved CDP and Approved FDP shall remain in
effect, except that Sheet 3 shall be replaced by the Conceptual
Development Plan Amendment dated February 13, 1995 , as revised
through September 13, 1995 (" CDPA" ) for Sectors II, III , and IV;
the parking tabulation shown on Sheet 4 as it applies to Sectors
II, III and IV shall be replaced by Note 7 of the CDPA and Note 7
of the Final Development Plan Amendment dated February 13, 1995,
as revised through September 13, 1995 ("FDPA" ); Sheet 5 shall be
replaced by the FDPA for the Parcels which include buildings G,
H, I, J1, J2 , K, L, and M; and Sheet 6 shall be modified by the
FDPA, pertaining to the Parcels which include buildings G. H, I,
J1, J2 , K, L, and M.

2. If an amendment to any portion of this FDPA becomes
necessary at a later date , the applicant reserves the right to
submit only that portion which is affected by the amendment for
review and approval by the Planning Commission.

3. Proffer 012 is deleted as it applies to Sectors II,III,
and IV and the Parcels which include buildings G, H, I, J1, J2,
K, L, and M and replaced with the following:

12. Development of the property which is the
subject of this application shall be in
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accordance with the conditions set forth
in Proffers dated August 17, 1984, as revised
through October 15, 1984 , and dated February 15,
1995 as revised through September 13, 1995.

4. The principal and secondary uses which shall be
permitted are identified --on-the FDPA: Such principal-and
secondary uses shall not result in any additional free -standing
buildings beyond what is shown on the FDPA and the primary use of
any parcel shall be as set forth in the Building Schedule on the
FDPA.

5. Retail sales establishments shall be limited to the
first two floors of any buildings within the FDPA . The cellar
space of any buildings within the FDPA may have retail sales
establishments selling convenience merchandise.

6. The last sentence of Proffer #13 is deleted as it
applies to Sectors II, III , and IV and the Parcels which include
buildings G, H, I, J1, J2, K, L , and M and replaced with the
following:

The total number of offstreet parking spaces for each
Sector at build-out shall be that number required
pursuant to Note 7 on the CDPA and Note 7 on the FDPA.

TYSONS II LAND COMPANY , L.L.C.

By: Lerner Enterprises Limited Partnership,
a Maryland limited partnership,
its manager

By:
General Partner
Mark D. Lerner

TYSONS II PROPERTY OWNERS ASSOCIATION

By:
Its • nirw`

MarkD. Lerner , Treasurer

")6'k #t to 1tLL1 ¢ X' C

LIDATA\C ER4M 72S\ ROFFR.S M
09113M 3:21p 2



I

I

M



I `^v.JLV 3 CY CLVr MCI \ 1 \,V1YV' -vl1o

Revised October 12. 1995

FDPA 84-D-049

If it is the intent of the Planning Commissions to approve Final Development
Plan Amendment FDPA 84-D-049 on property located at Tax Map Parcels 29-4
((10)) 3A, 3B, 3C, 3D, 4A, 4B, 5A, 5B, 5C, 6 and B, staff recommends that the
Planning Commission condition the approval by requiring conformance with the
following development conditions:----

1 . Landscaping shall be provided in the open space areas shown on the
FDPA located north of Tysons Boulevard (Tax Map Parcels B and 6) in
conformance with FDP 84-D-049 (Sheet 5) subject to the approval of
the Urban Forestry Branch of DEM. Landscaping in the remainder of
the FDPA land area shall be provided in accordance with the original
rezoning proffers, and conceptual and final development plans.

2. A. The Final Development Plan Amendment Plat (FDPA) prepared by
Dewberry and Davis, dated April 4, 1995, as revised through
September 13, 1995, shows a maximum building height of 270 feet for
each of the buildings located within Sectors II, 111 and IV. Given the
approved intensity of the development and the distribution of intensity
among sectors, all buildings cannot mathematically achieve these
heights. Therefore as clarification of the requested building heights and
to ensure that a variety of building heights will be provided within the
development as recommended by the Comprehensive Plan, maximum
building heights shall be governed within each sector in accordance
with one of the following height distribution options for each sector.
Maximum building height in each sector shall be 270 feet.

Sector 11

1. If the height of one building within Sector II is between 240 and
270 feet , then the maximum height of the other two buildings shall
be between 150 and 240 feet, with the exception that the building
module on Building L closest to Chain Bridge Road shall have a
maximum building height of 150 feet.

2. Alternatively , Buildings K , L and M may each have maximum
heights between 200 and 240 feet, and the building module on
Building L closest to Chain Bridge Road shall have a maximum
height of 55 feet.

Sector I II

1. If the height of one building within Sector III is between 240 and
270 feet, then the maximum height of the other two buildings shall
be between 150 and 240 feet.

2. Alternatively, Buildings G, H and I may each have maximum
heights between 150 and 206 feet.



PROPOSED DEV. 3PMENT CONDITIONS FDPA 8-.' J-049
Page Two

Sector IV

1. If the height of Building J-1 is between 240 and 270 feet, then the
maximum height of J-2 shall be-between-100 and-150 feet.

2. Alternatively, Building J-1 may have a maximum height of 206 feet
and Building J-2 shall have a maximum height of 131 feet.

B. Under no circumstances shall the maximum building height exceed
270 feet. All building heights, except for those buildings which have
heights of 270 feet, may be increased by up to 10 feet, if necessary to
accommodate architectural features provided that a variation in building
height, as described in the options above, is maintained.

C. In the event that any building is proposed with a height of between
240 and 270 feet. a height profile for the sector in which the building is
located shall be submitted to the Planning Commission for review and
approval as to such sector's comviiance with the Comprehensive Plan
recommendation for a variety of building heights, prior to the approval
of a site plan for the building by DEM. The height profile shall illustrate
maximum building heights for all buildings shown on the FDPA within
the sector and their interrelationships.

D. If the height of Building J -1 is 270 feet, then the maximum height of
Building I shall be 240 feet. If the height of Building I is 270 feet, then
the maximum height of Building J-1 shall be 240 feet.
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FAIRFAX
COUNTY

V I R G. I N I A

June 10. 1997

Benjamin F. Tompkins. Esquire
Hazel and Thomas. P.C.
P.O. Box 12001
Falls Church. Virginia 20242

RE: Proffered Condition Amendment
Number PCA 84-D-049-2

OFFICE OF THE CLER
BOARD OF SUPERVISOR

12000 Government Center Parkway, Suite 53
Fairfax, Virginia 22035-00

Telephone: 703-324-311
FAX: 703-324-39:
TDD: 703-324-39(

RECEIVED
OFFICE OF COMPREHENSIVE PLANNING

JUN 1 2 1998

ZONING EVALUATION DIVISION

Dear Mr. Tompkins:

Enclosed you will find a copy of an Ordinance adopted by the Board of Supervisors at a regular
meeting held on May 18. 1998 approving Proffered Condition Amendment PCA 84-D-049-2 in
the name of Tysons II Land Company, L.L.C.. subject to the revised proffers dated May 18.
1998. on subject parcel 29-4 ((10)) 2-Al, 2-A2. 2-C and 2-D consisting of approximately 16.35
acres in Providence District.

On April 2. 1998. the Planning Commission approved Final Development Plan Amendment
FDPA 84-D-049-3. subject to the Board of Supervisors ' approval of PCA 84-D-049-2.

Sincerely,

Nancy Vehrs
Clerk to the Board of Supervisors

NV/ns



Tysons II Land Company , L.L.C.
PCA 84-D-049-2
Tax Map 29-4 ((10 )) 2A1, 2A2, 2C and 2D

PROFFER STATEMENT

July 29, 1997
May 18, 1998 ( last revised)

On October 15, 1984, the Board of Supervisors of Fairfax County rezoned 106.83520
acres which was the subject of Rezoning 84-D-049 to the Planned Development Commercial
(PDC) District and adopted proffers dated August 17, 1984, as revised through October 15, 1984
(Proffers). A copy of the Proffers is attached as Exhibit A. The Board also approved the
Conceptual Development Plan for Tysons II which accompanied the rezoning application
(Approved CDP). On October 4, 1984, the Planning Commission approved the Final
Development Plan, as revised through October 4, 1984 (Approved FDP).

On October 16, 1995, the Board of Supervisors approved Proffer Condition Amendment
PCA 84-D-049 and adopted proffers dated February 15, 1995 revised through September 14,
1995 (1995 Proffers ). A copy of the 1995 Proffers is attached as Exhibit B. The Board also -
approved Conceptual Development Plan Amendment dated April 12 , 1995 , as revised through
September 13, 1995, for Sectors II, III, and IV which accompanied the Proffer Condition
Amendment (Approved CDPA). On October 12, 1995, the Planning Commission approved the
Final Development Plan Amendment dated April 12, 1995, as revised through September 13,
1995, for the Parcels which include buildings G, H, I, J1, J2, K, L, and M (Approved FDPA).

The proffers dated August 17, 1984, as revised through October 15, 1984, and the
proffers dated February 15, 1995, as revised through September 14, 1995 ( to the extent the 1995
Proffers affect the subject property), are reaffirmed and shall remain in full force and effect,
except as follows:

I. The Final Development Plan Amendment dated July 29, 1997, and revised
through March 9, 1998 (FDPA), replaces the Approved FDP as it relates to
Parcels C, D, E, and F only.

2. If an amendment to any portion of this FDPA becomes necessary at a later date,
the applicant reserves the right to submit only that portion which is affected by the
amendment for review and approval by the Planning Commission

3. Proffer #12 is deleted as it applies to the office component of Sector I and the
Parcels which include the buildings shown as C, D, E, and F on the FDPA and
replaced with the following:



12. Development of the property which is the subject of this
application shall be in accordance with the conditions set forth in
the proffers dated August 17. 1984, as revised through October 15,
1984, and in the proffers dated July 29, 1997 as revised through
March 5, 1998.

The principal and secondary uses which shall be permitted are identified on the
FDPA. Such principal and secondary uses shall not result in any additional free-
standing buildings beyond what is shown on the FDPA. However, temporary
free-standing structures may be permitted , as required to operate any outdoor
recreation uses. No fast food restaurant shall be permitted that sells primarily
ready to consume hamburgers , fried chicken or tacos or that have drive through
facilities. Other restaurants which qualify under the Fairfax County Zoning
ordinance as " fast food restaurants ," but do not sell primarily ready-to-consume
hamburgers , fried chicken or tacos are permitted; these include, but are not limited
to, delicatessens . coffee shops, bagel shops. ice cream , yogurt and frozen dessert
stores, rotisserie or grilled chicken restaurants and bakeries . Any permitted-fast
food restaurants shall be designed ( i) to maintain and protect the high quality
character of the Tysons II planned development, and (ii) to be conducted entirely
within an enclosed building . The signage associated with any fast food -
restaurants shall comply with the provisions of the approved Comprehensive Sign
Plan (CSP 84-D-049 ) for Tysons II, as the same may be amended . Additionally,
no quick service food stores shall be permitted other than those which ( i) shall be
oriented to cater primarily to the occupants of the principal use, or (ii) sell a
specialty line of products such as a chocolate shop , bakery, coffee shop , wine and
cheese shop or gourmet shop.

5. Retail sales establishments shall be limited to the cellar space and the first two
floors of any buildings within the FDPA.

TYSONS II LAND COMPANY, L.L.C.,
a Virginia limited liability company

By: Lerner Enterprises Limited Partnership, a Maryland
limited partnership, its manager

By: Taleco Partners , L.L.C.
Its: General Partner

By: r _
Mark D. Lerner
Executive Vice President



TYSONS II DEVELOPMENT CO. LIMITED
PARTNERSHIP, a Maryland limited partnership

i
By:

Theodore N. Lerner
Its: General Partner

MDM DEVELOPMENT COMPANY, L.L.C.,
a Virginia limited liability company

By: Tysons II Land Company, L.L.C., a Virginia
limited liability company

By: Lerner Enterprises Limited Partnership, a
Maryland limited partnership, its manager

By: Taleco Partners, L.L.C.
General Partner

By: ---
Mark D. Lerner,
Executive Vice President

I DATA^CLIENT08\06725\007\PROFT'S.518
5.18/98 10:43



PCA 84-D-049-2
June 10. 1998

cc: John M. Yeatman. Director. Real Estate Div., Dept. of Tax Administrations
Zoning Administration Division. OCP
Barbara A . Byron, Director , Zoning Evaluation Div., OCP
Robert Moore , Trnsprtn . Planning Div., Office of Transportation
Paul Eno , Project Planning Section. Office of Transportation
Department of Environmental Management
Resident Engineer, VDOT
Land Acq. & Planning Div.. Park Authority
James D. Gorby. Acting Director. Facilities Mgmt. Div.. Office of General Srvs.
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4:30 p.m. Item - PCA -84-D-049-2 - TYSONS II LAND COMPANY , L.L.C.
Providence District

On Thursday , March 26 , 1998, the Planning Commission voted 9-0-2
(Commissioners Kelso and Hunter abstaining ; Commissioner Hall absent from the meeting) to
recommend to the Board of Supervisors approval of PCA-84 -D-049-2, subject to the execution
of the proffers dated March 19, 1998.

On Thursday, April 2, 1998 , the Planning Commission voted 7-0-1
(Commissioner Hall abstaining ; Commissioners Coan , Downer , Hall, and Kelso absent from the
meeting ) to approve FDPA-84-D-049-3, subject to the Board of Supervisors ' approval of
PCA-84-D-049-2.
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.W otez'
20. THE PRIMARY USE(S) ON PARCELS A, B, C, D, E AND F ARE/WILL BE A

REGIONAL HOPPING CENTER, A HOTEL AND OFFICES. THE PRIMARY USE(S)
ON PARCE- G, H, I, Jl, J2, K, L AND M WILL BE OFFICES. THE APPLICANT
RESERVES i HE RIGHT TO ESTABLISH ALL PRINCIPAL AND SECONDARY USES
AS SET FORTH IN SECTS. 6-202 AND 6-203 OF THE ZONING ORDINANCE EXCEPT
THE FOLLOWING:

A. AFFORDABLE DWELLING UNIT DEVELOPMENTS.
B. AMUSEMENT ARCADES.
C. AUTOMOBILE-ORIENTED USES.
D. BANK TELLER MACHINES, UNMANNED, LOCATED WITHIN A MULTIPLE

FAMILY DWELLING.
E. BILLIARD AND POOL HALLS.*
F. BOWLING ALLEYS.*
G. CAR WASHES.
H. DORMITORIES, FRATERNITY/SORORITY HOUSES, ROOMING/BOARDING

HOUSES OR OTHER RESIDENCE HALLS.
1. DWELLINGS.
J. EXPOSITION HALLS AND FACILITIES.
K. GOLF COURSES, COMMERCIAL.
L. GOLF DRIVING RANGES.
M. GROUP HOUSEKEEPING UNITS.
N. HOUSING FOR THE ELDERLY.
0. INDOOR FIRING RANGES, ARCHERY RANGES, FENCING AND OTHER

SIMILAR INDOOR RECREATIONAL USES.*
P. INSTITUTIONS PROVIDING HOUSING AND GENERAL CARE FOR THE

INDIGENT, ORPHANS AND THE LIKE.
Q. MARINAS, DOCKS AND BOATING FACILITIES, COMMERCIAL.
R. MEDICAL CARE FACILITIES, EXCEPT NURSING FACILITIES WHICH HAVE

A CAPACITY OF LESS THAN FIFTY(50) B)DS.
S. MINIATURE GOLF COURSES.*
T. OUTDOOR TENNIS COURTS.
U. REPAIR SERVICE ESTABLISHMENTS:
l)\ SERVICE STATIONS, SERVICE STATION/MINI-MARTS.
W. VEHICLE LIGHT SERVICE ESTABLISHMENTS.
X. VETERINARY HOSPITALS.
Y. TRANSPORTATION FACILITIES (EXCEPT WKTAK FACILITIES AND RAIL

STATIONS)

SKATING FACILITIES, CHILD CARE CENTER, CULTURAL CENTERS, MUSEUMS
AND SIMILAR FACILITIES AND WMATA FACILITIES AND RAIL STATIONS WILL
BE PERMITTED USES SUBJECT TO THE SUBMISSION AND APPROVAL OF A
FDPA AS TO THE LOCATION OF SAID FACILITIES ONLY.

ANY OTHER SIMILAR COMMERCIAL RECREATION USE.

21. BUILDING D CURRENTLY EXISTS. THE FINAL SEQUENCE OF CONSTRUCTION
OF THE REMAINING BUILDINGS IS NOT KNOWN AT THIS TIME.

22. IF AN AMENDMENT TO ANY PORTION OF THIS FDPA BECOMES NECESSARY
AT A LATER DATE, THE APPLICANT RESERVES THE RIGHT TO SUBMIT ONLY



APPENDIX 9

COUNTY OF FAIRFAX
PLANNING COMMISSION OFFICE

12000 Government Center Parkway , Suite 330
Fairfax, Virginia 22035-0042

Office:. (703) 324-2865
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May 3, 2002

Ben Tompkins , Esquire
Reed, Smith, Hazel & Thomas
3110 Fairview Park Drive ; Suite 1400
Falls Church , VA 22042

RE: FDPA-84-D-049-7
Tysons II Land Company LLC
Providence District

Dear Mr. Tompkins:

The purpose of this letter is to formally advise you, as the agent for
the applicant on the above referenced case, that on Thursday,
May 2, 2002, the Planning Commission voted 8-0-2 (Commissioners
Byers and Murphy abstaining ; Commissioners Alcorn and Wilson not
present for the vote) to approve FDPA-84-D-049-7, subject to the
development conditions dated May 1, 2002, as attached.

Also attached for your records is a copy of a verbatim transcript of
the Commission's action. If you need additional information, please
let me know.

Sincerely,

Barbara J. Lippa
Executive Director
Planning Commission Office

Attachments (a/s)
cc: Linda Smyth, Providence District Planning Commissioner

Peter Braham, Zoning Evaluation Division, DPZ
5/2/02 Date File
Y-2 File



Planning Commission Meeting
May 2, 2002
Verbatim Excerpt

FDPA-84-D-049-7 - TYSONS II LAND COMPANY LLC

Decision Only During Commission Matters
(Public Hearing was held on April 18, 2002)

Commissioner Smyth : I have a decision only tonight that I think we'd like to take care of
promptly here . If the attorney for the applicant would come down to the podium please.

Ben Tompkins , Esquire : My name is Ben Tompkins , Reed , Smith, Hazel and Thomas. I
represent the applicant , Tysons II Land LLC.

Commissioner Smyth: Mr. Tompkins , just for the record, we do have new conditions dated
May 1st. Does your applicant indeed agree with these conditions?

Mr. Tompkins : I believe they do, although I think they may be dated May 2nd ? May 1 °`? We do
indeed agree to the development conditions dated May 1, 2002.

Commissioner Smyth: Thank you, Mr . Tompkins . Mr. Chairman , these conditions were
distributed by e-mail yesterday to everyone . We have a hard copy that was distributed this
evening along with a reduction of the plans . The conditions were changed only in some minor
ways, including things like the date of the latest revision to the plan and the provision about the
outdoor eating space with the fast food restaurant, if that should be changed in a future PCA. So,
Mr. Chairman , I would like to move on this. I MOVE THAT THE PLANNING COMMISSION
APPROVE FDPA-84-D-049-7, SUBJECT TO THE DRAFT DEVELOPMENT CONDITIONS
DATED MAY 1, 2002.

Commissioner DuBois: Second.

Chairman Murphy : Seconded by Ms . DuBois. Is there discussion of the motion? All those in
favor of the motion to approve FDPA -84-D-049-7, say aye.

Commissioners: Aye.

Chairman Murphy : Opposed?

Commissioner Byers: Abstain , not present for the public hearing.

Chairman Murphy : Motion carries . Mr. Byers abstains and the Chair abstains , not present for
the public hearing.



Planning Commission Meeting
May 2, 2002
FDPA-84-D-049-7

Page 2

Commissioner Smyth: Thank you. And I would certainly like to thank everyone involved
for taking care of all the details. And Mr. Braham, thank you for all your patience.

Mr. Tompkins: Thank you as well.

(The motion carried by a vote of 8-0-2 with Commissioner Byers and Murphy abstaining;
Commissioners Alcom and Wilson not present for the vote.)

GL W



PROPOSED DEVELOPMENT CONDITIONS

Revised May 1, 2002

FDPA 84-D-049-7

If it is the intent of the Planning Commission to approve Final Development Plan
Amendment FDPA 84-D-049-7 for mixed use development on property located at Tax
Map 29-4 ((10)) 2A2, staff recommends that the Planning Commission condition the
approval by requiring conformance with the following development conditions:

The development of Building F, Tysons II, shall be in substantial conformance
with the plan entitled, Tysons II, A Portion of Sector I - Building F, which was
prepared by Dewberry & Davis LLC and is dated August 20, 2001 as revised
through April 29, 2002. The gross floor area-of Building F as depicted on the
plan shall not exceed 296,715 square feet, as gross floor area is currently
defined in the Zoning Ordinance, exclusive of any cellar. Evidence satisfactory
to DPWES and the Zoning Administrator shall be provided to demonstrate that
the lowest level of Building F (elevation 442) constitutes a cellar as currently
defined in the Zoning Ordinance.

2. The walkway through the parking garage between the lobby level plaza
(elevation 460) and the access road adjacent to the retail center located at Tax
Map 29-4 ((10)) 1-C-1 shall be a minimum of five (5) feet in width and shall
include the following elements: a minimum three foot tall barrier (such as bollards
or a horizontal pipe rail) between the parking spaces and the pedestrian
walkway; the walkway shall be differentiated from the driving surface; the
walkway shall be a different pavement type from the drive aisles/parking spaces
or painted to be clearly distinguishable; signage shall be provided to require that
vehicular traffic stop for pedestrians in the walkway; and security shall be
provided for the walkway and garage consistent with sound property
management principals.

3. The ground (elevation 442) and lobby (elevation 460) levels shall be designed
and constructed to accommodate ' retail type uses " such as , but not limited to
support services such as concierge services , financial institutions , eating
establishments , fast food restaurants and quick service food stores (as qualified
by Proffer Number 4 of PCA 84-D-049-2), business service and supply
establishments , personal service establishments , health clubs , news stands or
other retail sales establishments as defined by the Zoning Ordinance . Designed
and constructed shall be deemed to include the following features : a service
elevator between the ground level and the lobby level; 16 foot high ceilings;
glass storefront panels; and, separate entrances to the individual 'retail type
uses' that front onto Tysons Boulevard.



Proposed Development Conditions Page 2

A minimum of 4800 square feet of gross floor area on either of these two levels
shall be devoted to these 'retail type. uses' in Building F. Further, the area
devoted to outdoor seating for an eating establishment may be used to satisfy a
portion of the required 4800 square feet . If outdoor seating for a fast food
restaurant is allowed pursuant to a future proffered condition amendment
application , such seating may also be used to satisfy a portion of the 4800
square feet.

This space shall not be converted to uses that do not meet the provisions of this
condition except as follows in this paragraph . The 'retail type uses' may be
relocated to buildings within Sectors II , 111 or IV of Tysons II as shown on the
approved Conceptual/Final Development Plan for Tysons 11 . Until such time as
all or a portion of the 4800 square feet of 'retail type uses ' are provided in
Building F or elsewhere , 4800 square feet of space within Building F shall be
reserved or used for ' retail type uses'.

This condition shall not preclude the applicant from obtaining permits , including
Non-RUPS, for spaces other than the required 4800 square feet of 'retail type
uses ' in the building , unless provided elsewhere in Sectors It, Ili or IV.

4. The crosswalk shown on the FDPA at the entrance into the site from Galleria
Drive shall be made of brick pavers or a stamped and colored paving treatment.
In addition , a crosswalk shall be established across the existing entrance into the
parking garage on Tysons Boulevard . This crosswalk shall be the same design
as the crosswalk across the entrance into the site from Galleria Drive.

5. The sidewalks along Galleria Drive and Tysons Boulevard shall be a minimum of
six (6) feet in width.

6. The covered walkway connectors from Building F extending across the drive
aisle from Tysons Boulevard along the Building E garage to the existing covered
walkways behind Building E shall be constructed at the same time as Building F
and shall be available for use prior to the issuance of the first Non-RUP for the
occupancy of office space in the building . The covered walkway connectors from
Building F extending along the Building F garage to the "Future Pedestrian
Bridge" over Galleria Drive need not be bonded or constructed until such time as
such Future Pedestrian Bridge is constructed.

7. Notwithstanding the provisions of Note 12 on the FDP, materials similar to those
shown on Sheet 6 shall be utilized in the construction of Building F and the
associated parking garage.



Proposed Development Conditions Page 3

8. The three rectangular boxes , shown on the western edge of the stabilized
emergency vehicle access lane on Sheet 8, Landscape Plan, shall include
seating along the length of each rectangular box.

9. Notwithstanding that Sheets 4 and 5 show that the island in the middle of the
motor court at the lobby level (elevation 460) is to include "Possible Planter
Boxes", the island shall be developed in accordance with the features shown on
Sheet 8, Landscape Plan.

10. A copy of each submission of the site plan for Building F shall be submitted to .
the Providence District Planning Commissioner for review and comment.
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APPENDIX 108,

FAIRFAX COUNTY , VIRGINIA

MEMORANDUM

TO: Barbara A. Byron, Director
Zoning Evaluation Division, DPZ

FROM: Fred Selden, Director FR S
Planning Division, DPZ

SUBJECT : Comprehensive Plan Land Use Analysis: PCA 84-D-049-5 & FDPA 84-D-049-6
Tysons II

DATE: 17 September 2002

This memorandum includes citations from the Comprehensive Plan that provide guidance
for the evaluation of the subject application and Conceptual and Final Development Plan
Amendments (CDPA/FDPA) dated September 19, 2001 as revised through August 9, 2002.
The extent to which the proposed use, intensity and development plans are consistent with
the land use guidance contained in the Comprehensive Plan is noted.

Note: Discussion of urban design recommendations and citations from the Comprehensive
Plan are not included in this report . In light of the significance of design as it relates to
future transit use within the application property and the urban design focus in Tysons
Comer, staff analysis and comment on the design aspects of the proposed application will be
the subject of a separate memorandum.

DESCRIPTION OF THE APPLICATION

The applicant proposes to amend the previously approved proffers and development plans
for a 57.44 acre site that is part of the larger 106.84 acres which comprise the Tysons II
development. The initial rezoning, RZ 84-D-049 which was approved in October 1984, has
been subject to several proffered condition and final development plan amendments since
that time . The current proposal would add additional floor area , increase building height,
modify the currently approved mix of uses and modify the layout and design of buildings in
Sectors II, III and IV of the Tysons II development. As described in the development plans,
Sector I contains existing buildings A through E and Building F, a recently approved office
building which has not been constructed. The existing buildings are the Tysons Galleria
shopping mall (A), the adjoining Ritz-Carleton Hotel (B) the two office buildings flanking
the hotel (D and E) and an office building (C) at the western edge of the fronting on Tysons
Boulevard near Park Run Drive. No changes are proposed to Sector I and this area is not
included in the subject PCA/FDPA application property. The remaining three (3)
development sectors are proposed to consist of nine (9) additional buildings accompanied by
structured parking garages.

N: IPDI/an,eslWpdocs(Tysons If Land Use PCA 84-D-049-5.doc
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Sector II is proposed to consist of the following:

• Building K - a 17-story office or hotel structure with a maximum floor area of 383,775
sq. ft.

• Buildings L1 and L2 - these are proposed as two (2) 13-story office or hotel structures
which are joined at the tower level; the buildings are proposed to have 232,050 and
389,025 sq. ft., respectively.

• Building M - a 26-story office or hotel structure with a maximum floor area of 600,600
sq. ft.

Sector II is proposed to be served by a 10 level parking garage, a lower level plaza on the
street and an upper level plaza above the garage. It should be noted that this sector is shown
on the development plan to interface with an above ground Metrorail station.

Sector III is proposed to consist of the following:

• Building G - a 24-story office structure with a maximum floor area of 607,500 sq.R.
• Building H - a 15-story office structure with a maximum floor area of 402,000 sq. ft.
• Building I - an 18-story office structure with a maximum floor area of 414,720 sq. R.

Sector III is proposed to be served by a 10 level parking garage, lower and upper level
plazas and an urban park which includes an amphitheater for performances and passive
landscaped open space.

Sector IV is proposed to consist of the following:

• Buildng J- a 35-story office/hotel structure with a maximum floor area of 807,415 sq.
ft. This building is also designated for possible residential use of up to 250 units.

Sector IV is proposed to be served by a 10 level parking garage and a plaza and contains
stormwater management ponds which are proposed to serve the development. It should be
noted that Proposed Building J may also be affected by the proposed development of a
Metrorail station along the north side of Chain Bridge Road.

The CDPA/FDPA submitted with the application is a 30 sheet document containing details
of each development sector at various elevations . Building footprints are depicted at
different elevations to graphically define the interrelationship of pedestrian connections,
garage access points, building entrances and upper and lover level plazas at grade and at
tower levels . The applicant has also submitted a booklet dated August , 2002 entitled
"Tysons II Master Plan, Design Concepts" in support of the application . The design book
contains photos of the architectural model which provide a three dimensional view of the
multiple levels of parking garages, buildings , plazas and pedestrian connections. As
previously indicated , a separate memorandum with discussion of design issues will be
provided.

N:IPDUames1Wpdocs1Tysons // Land Use PCA 84-D-049-S.doc
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The new proposal would increase the gross floor area in Sectors II, III and IV from 1,963,474
square feet up to 3,837,085 square feet. This increase represents an additional 1,873,611
square feet of floor area from what was previously approved and the additional square footage
increases the overall floor area ratio (FAR) from 1.0 to 1.4. The CDPA/FDPA Notes and
Tabulations (Sheet 3) indicate that the proposed increase in intensity is based on the
opportunity for greater development intensity as provided for in the Comprehensive Plan
recommendations `Option with Rail', as set forth in the Plan citations section below. It is
further noted that the specific transit station location and alignment depicted on the
development plans is based on a plan entitled "Tysons Corner Transportation Collocation Study
- Highway Concept 3/Rail Alignment T9" prepared on behalf of the Virginia Department of
Transportation (VDOT) for Project TPD 11671-2-02-2E. The applicant has also submitted
draft proffers in support of the application dated August 8, 2002.

LOCATION AND CHARACTER OF THE AREA

The Tysons Comer area is generally located at the intersections of Interstate 1-495 (the Capital
Beltway), the Dulles Airport Access and Toll Roads, Route 7 (Leesburg Pike) and Route 123
(Chain Bridge Road). The specific application property is situated in the northeast quadrant of
the intersection of Rt. 123 and International Drive, and it includes land area along Galleria Drive
between International Drive and Westpark Drive and along both sides of Tysons Boulevard
between Rt. 123 and West Branch Drive.

Tysons Corner is one of the largest centers for business and commerce in the metropolitan area
and it is considered to be Fairfax County's premier Urban Center. Tysons Comer is
characterized by the development of large office complexes, hotels, super-regional retail malls
and community-serving retail uses. Tysons Comer is one of the region's most strategic business
locations because of its proximity to the Capital Beltway, the Dulles Airport Access Road and
the proposed future Metrorail.

COMPREHENSIVE PLAN CITATIONS:

Plan Area : II Planning Sector : Tysons Corner Urban Center
Land Unit N - Sub-Unit N-3

Plan Text:

On page 126 in the Area II text, the Tysons Comer Urban Center, LAND UNIT
RECOMMENDATIONS, Land Unit N, the 2000 Comprehensive Plan states:

"Land Unit N is comprised of about 95 acres, bounded by Westpark Office Park (Land
Unit L) on the north and east, Route 123 on the south, and International Drive on the west.
This land unit contains the Tysons II mixed-use development. Existing development
includes a regional shopping mall, an office building, and a hotel. Over 50 percent of the
land unit's acreage is vacant (as of 1993) but has been approved for additional office and
hotel development.

K' IPDVameslWpdocsiTysons // Land Use PCA 84-D-049-5.doc
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Land Unit N is in the Tysons II Activity Center of the Core. The vision for this activity
center is to develop as a large mixed-use area that integrates three major components:
office, regional retail, and hotel, and allows for a fourth component of high density
housing. Of the three Activity Centers in the core, the Tysons II area represents the
greatest opportunity for additional mixed-use development with day and evening activity
because of the relatively large portion of vacant land. The Tysons II Activity Center also
provides the greatest opportunity for creating pedestrian- and transit-oriented development,
again due to its undeveloped nature in conjunction with planned intensities. In the event
that rail is extended through Tysons Corner, a rail station might be planned in proximity to
this land unit. Future buildings can be sited closer to the road and to each other than
currently, providing a more urban environment that people can walk through easily or that
can be efficiently served by transit.

This land unit has several areas which offer significant opportunities to provide urban
design amenities including pedestrian facilities. Several focal points should be created in
this land unit and one could be a major open space amenity in the form of a park. Such a
park could be created by clustering the approved square footage of development on the site
and providing for more open space adjacent to an existing private park. Innovative
solutions should be explored, such as coordination of adjacent developments "pooling"
land to form a major open space amenity for this portion of Tysons Comer.

A major plaza should be provided within this land unit that is large enough for open-air
activities such as musical performances by small groups before a lunchtime audience. A
variety of benches, low walls and/or steps would provide abundant seating. Public art is
encouraged to make the space appealing and attractive. Landscaping should be provided
that is attractive in all seasons and shades the seating in the summer. Water features such
as fountains and pools are encouraged because of their cooling effect in hot weather. When
new development or redevelopment is considered in a development proposal within this
land unit, the appropriateness of providing a major plaza should be evaluated as part of the
development proposal's urban design analysis.

Guidance for evaluating development proposals for this land unit is contained in the Area-
wide Recommendations, the Land Unit Recommendations and the Development Review
Guidelines Sections of the Plan. Specific guidance for uses and intensities as envisioned in
the Plan are provided in the sub-unit text below. Achieving planned intensity is predicated
upon successfully incorporating these recommendations and guidelines into development
proposals. In addition, urban design and transportation guidelines are set forth in the
Development Review Guidelines Section."

Plan Text:

On pages 128 and 129 in the Area II text , the Tysons Comer Urban Center, LAND UNIT
RECOMMENDATIONS, the 2000 Comprehensive Plan states:

"SUB-UNIT N-3

Sub-unit N-3 is part of the Tysons II development (i.e., Sub-units N-2 and N-3) which is
approved up to 1.0 FAR. Sub-unit N-3 is planned for mixed-use development with office,
hotel, support retail, and other support service uses (such as day care); total development in
the sub-unit is planned for 3,650,000 nonresidential square feet. This area offers
significant opportunities to provide urban design amenities and better integrate
development in this land unit.

N:IPDUamesWpdocslTysons II Land Use PCA 84-D-049-5.doc
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Option with Rail

If a rapid rail station site is selected and programmed for design and construction in
proximity to this sub-unit, mixed-use development with an intensity (for all nonresidential
uses) up to 2.0 FAR is appropriate for the area within 1,000 feet of the station platform.
Sites between 1,000 and 1,600 feet of the station platform are appropriate for mixed-use
development with intensities (for all nonresidential uses) between 1.2 and 1.65 FAR.
Compatible transitions of height, bulk and intensity to adjacent development should be
considered within the 1,600 feet area. In any development proposal submitted under this
option, planned nonresidential intensity can be replaced by residential use as provided
under the Alternative Land Use Guidelines in the Area-wide Recommendations section.

Development proposals should show how new development will integrate the parcels of the
sub-unit with Sub-units L-3 and N-2 in terms of pedestrian and vehicular linkages, as well
as urban design amenities. Of particular importance is amid-block connection that enables
pedestrians to traverse Sub-unit N-3 to reach Sub-units N-2 and L-3; without a mid-block
connection, Sub-unit N-3 has the potential of becoming a barrier between Land Units L and
N. Innovative means should be explored to allow pedestrians to reach Sub-unit L-3 in spite
of the change in grade, by providing access in Sub-unit N-3 between buildings, and
employee access from the buildings to these pedestrian connections.

Height Limit: Up to 270 feet. Building heights should vary within the sub-unit between
150 and 270 feet. Building heights at or near the top of the limit can be achieved if the
result is more usable open space and improved pedestrian circulation. A variety of building
heights should be provided in the overall sub-unit, with buildings adjacent to the rail station
at or near the height limit (see the Building Heights Map, Figure 10, and Building Heights
Guidelines ). If a rapid rail station site is located in proximity to this Sub -unit, maximum
building heights within 1,600 feet of the station platform may increase up to 30%. All
transit related height increases should be consistent with the Building Height Guidelines
and the resultant height should not adversely impact the character and development of
adjacent and nearby lands or neighborhoods."

On pages 19 and 20 in the Area II text, the Tysons Corner Urban Center, the
DEVELOPMENT REVIEW GUIDELINES section , the 2000 Comprehensive Plan states:

"LAND USE

The area-wide recommendations for land use, urban design, transportation, open
space/parks/recreation and public facilities are contained in the section titled Area-wide
Recommendations. Site specific recommendations are contained in the Land Unit section
of the Plan. Within each land unit, the Plan reiterates the overall vision for the area.
Within each sub-unit, the Plan provides site specific recommendations that establish a
planned use and intensity and often provides options for development which may be for
residential uses or for higher intensities based upon compliance with specified conditions.

The Plan also provides for optional uses with higher intensity development in transit station
areas . After a transit station has been programmed for design and construction and prior to
the availability of rail service in a transit station area, development intensity above that
planned without rail could be considered if it can be demonstrated that providing
transportation improvements and TDMs will substantially progress toward achieving the
goal of a 20% HOV mode split for Tysons Comer. Within transit station areas the
opportunity for achieving a high HOV mode split is at a maximum, and so development

X. IPDVameslWpdocslTysons ii Land Use PCA 84-D-049-5.doc
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proposals in these areas should commit to specific transit mode splits substantially in
excess of 20 percent. In addition, clustering of buildings in a transit-friendly design is
encouraged, whereby development that is built prior to rail service can be clustered on a
portion of a site so as not to preclude additional buildings and intensity in the future when
rail service arrives.

In addition to the planned and optional land uses that are described in the land unit section,
the Plan provides additional flexibility for alternatives to these site specific
recommendations. Alternative uses should have equal or less peak-hour traffic impacts
than the planned or optional use, whichever is applicable (see Alternative Land Uses in the
Area-wide Recommendations Section for more information and limitations for alternative
uses). Approval of all planned, optional, and alternative land uses and/or intensities is
predicated upon the fulfillment of recommendations outlined under the Area-wide
Recommendations, the Implementation section and the Land Unit Recommendations.

On pages 26, 28 and 29 in the Area II text, the Tysons Comer Urban Center, the LAND USE
PATTERN section, the 2000 Comprehensive Plan states:

"Tysons II Activity Center (Land Unit N and Sub-units L3 and L4)

The Tysons II Activity Center includes about 120 acres of land between Route 123,
International Drive and Westpark Drive. The area contains the Galleria at Tysons II
Shopping Mall and several low-rise office buildings on its eastern periphery within the
West Park development, and a single high-rise office building and a hotel adjacent to the
mall. About one-half of the land in the activity center was vacant although this land was
zoned for nine additional high-rise office buildings and an additional hotel (in 1993).

The Plan recommends that this activity center develop as a large multiple use area that
integrates three major components: office, regional retail and hotel and allows for a fourth
component of high density housing. Of the three activity centers, the Tysons II area
represents the greatest opportunity for mixed-use development with day and evening
activity because of the relatively large portion of vacant land. The office and the shopping
mall already draw workers and shoppers to the area from morning through the evening.
Business persons are drawn to the hotel and meeting facilities. Housing would provide for
a resident population as well.

The Tysons II Activity Center also provides the greatest opportunity for creating a
pedestrian and transit-oriented environment, again due to its currently undeveloped nature.
Future buildings can be sited closer to roads and to each other to provide for a more
concentrated built environment that people can walk through easily or that can be
efficiently served by transit. This area will also contain some of the tallest buildings in
Tysons Comer, up to 270 feet, to create visual focal points."

On pages 34 and 35 in the Area II text, the Tysons Comer Urban Center, the LAND USE
GUIDELINES, the 2000 Comprehensive Plan states:

"Alternative Land Uses

When an alternative land use can be demonstrated to be compatible with the surrounding
development and when the Plan's transportation needs, pedestrian orientation, and other aspects
are adequately addressed, such uses can be considered. The following land uses are those
alternatives which may be considered in addition to those specifically identified in the Land Unit
Recommendations.
N. IPDUameslWpdocslTysons 11 Land Use PCA 84-D-049-5.doc
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In areas where the Land Unit Recommendations identify housing as a desirable
option, additional housing should be encouraged by converting planned
nonresidential use to housing: when a viable, quality living environment can be
created which provides recreational facilities and other amenities for the residents;
where the development is compatible with surrounding uses; where it generates less
peak-hour traffic impacts than the specific land unit or sub-unit recommendation; and
where its scale is similar to the planned nonresidential use. Logical and substantial
parcel consolidation should be encouraged that results in well-designed projects
which function efficiently and do not preclude other properties from developing in
accord with the Plan. The ratio for converting planned nonresidential intensity to
residential use should be 1:3 (one nonresidential square foot for three residential
square feet); to ensure a compatible scale, the maximum intensity increase under the
replacement ratio should not be greater than 50% above the planned nonresidential
intensity. The application of this conversion ratio is illustrated in Figure 8. In transit
station areas, the 1:3 conversion ratio should only apply when its application would
result in a development that is at least 1/3 housing. Where the development in a
transit area would not be at least 1/3 housing, the conversion ratio should be 1:1
non-residential to residential.

Alternative types of housing should be encouraged to integrate into predominantly
nonresidential developments, in order to provide a variety of housing, including
affordable housing, within this employment center. Since the planned nonresidential
intensities are relatively high throughout most of Tysons Comer, the housing type
(when the above conversion is used) should be limited to multi-family development.
Multi-family development has the design flexibility that is necessary to integrate
within nonresidential areas, and provide a comparable and compatible scale."

PLAN MAP: The property is planned for mixed use, as shown on the Comprehensive
Plan map. The following is a map of Land Unit N, which shows it three sub-units. Sub-
unit N-3 (excluding the Ritz) is the application area.

Land Unit N (The application is a portion of Sub-unit N-3)

N: IPDUamestWpdocstTysons /! Land Use PCA 84-D-049-5.doc
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ANALYSIS

Issue: Conformance with the Comprehensive Plan. The application property is located in
Land Unit N, Sub-unit N-3, of the Tysons Urban Center and is the Activity Center of the Core.
The Comprehensive Plan envisions Tysons II as a large mixed-use area that integrates office,
retail and hotel uses and provides an option for high density housing. Much of Tysons II is
vacant, undeveloped land. Therefore, Tysons II provides the greatest potential for achieving that
vision through pedestrian and transit-oriented mixed use development that provides both day and
evening activity cycles.

The Plan recommends mixed use development with office, support retail, and other support
services for Sub-unit N-3 with a recommendation for up to a 1.0 FAR and a maximum of
3,650,000 non-residential square feet. The Plan would also allow greater intensity under the
recommendation "Option with Rail". However, development under that option is specifically
conditioned on 1) the provision of mixed use development; 2) the appropriate application of
housing development intensity; and, 3) the provision of phasing of mixed use development to
the site selection and programming for design and construction of a rapid rail station.

Mix of Uses /Intensity of Development

The application proposes development of approximately 5,528,797 sq. ft. and an overall FAR of
1.4. The proposal represents an increase of 1,853,611 square feet over the currently approved
floor area for the application property in Sub-unit N-3, or a 50% increase in development
intensity. Of that development intensity, approximately 300,000 square feet (250 units) is
proposed for residential and approximately 34,000 square feet is proposed for support retail
within the undeveloped sectors of Tysons II. The CDPA/FDPA identifies 3 of the 9 proposed
buildings as possible hotel structures, but the applicant provides no commitment to anything
other than office use. The Plan specifically encourages additional mixed use within the
application area through the provision of a 1:3 conversion ratio of non-residential to residential
density in transit station areas but only if development would achieve at least one third
residential use. Clearly, the provision of 250 units and approximately 35,000 square feet of
support retail use in a development of over 6 million square feet (which includes the mall) does
not constitute mixed use. The housing proposed does not approach the ratio of residential to
non-residential development envisioned by the Plan. Moreover, the proposed development
exceeds the Plan's recommended density for development under the option with rail by
approximately 200,000 square feet by erroneously applying the housing bonus conversion ratio.
The Plan stipulates when the application of bonus intensity is applicable: "In transit station areas,
the 1:3 conversion ratio should only apply when its application would result in a development
that is at least 1/3 housing. Where the development in a transit area would not be at least 1/3
housing, the conversion ratio should be 1:1 non-residential to residential."

The table that follows provides a comparison of the currently approved uses within Sub-unit N-3
which includes the existing hotel, without the housing bonus. When looking solely at the
development within the Sub-unit, office comprises 90% of the approved land use. Under the
proposed application, the provision of 300,000 square feet of housing does little to ameliorate the
mix, which remains predominantly office use.
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Sub-unit N-3 Comparisons of Current PDC Approval to Revised 8/02 Zoning Application
and a staff tabulation adjusting square footage to be without Housing Bonus (Sub-unit N-3

includes Lerner ' s PDC property and Ritz)
Revised 8/23/02

Current Approval PCA/FDPA w/Ritz, dated Staff Revised tab. for
8/02 (incorrectly using 1 :3 PCA/FDPA w/Ritz (using 1:1
housing conversion ratio ) housing conversion ratio per

Plan)
Type of Square Feet % of Square Feet % of Square Feet % of
Development development development development
Housing 0 0% 300,000 5.4% 300,000 5.6%

(uses 1:3 (uses 1:1
ratio) ratio)

Existing Hotel 350,000 9.6% 350,000 6 .3% 350,000 6.6%
(Ritz)

Future Hotel " 0 0% 0 0% 0 0%

Retail & Support 0 0% 0 0% 0 0%
Services*"*
Office 3,300,000 90 . 4% 4,880 , 000 88 .3% 4,680,000 87.8%

Total Dev. 3,650,000 100% 5 ,530,000 100% 5,330,000 100%
(5,180,000 ( 4,980,000
w/out Ritz) RRR# w/out

Ritz)

Notes:
* Numbers are rounded to nearest 10,000 sq. ft.
** Original Approval in the 1980s had a commitment to a second hotel.
*** The application provides a commitment for 34,000 sq . ft. of retail and support use; however , some of this retail

is in the existing hotel or existing office buildings.
****The 4,980,000 sq . ft. was estimated by the applicant to be the potential development under the rail option
(without applying the housing bonus provision of the Plan). Staff agreed that this amount of development would be
the maximum without application of the housing bonus.

The applicant contends that the proposed application achieves an appropriate mixed use
development when the proposal is evaluated within the context of the larger planning area.
Land Unit N includes existing residential development zoned R-30 in Sub-unit N-1 (Lillian
Courts) development in Sub-unit N-2 (mall) and existing and proposed development in Sub-unit
N-3. The table below compares the mix of uses approved in Land Unit N with the applicant's
proposal. The current development commitment for a mix of 67% office use and 33% retail and
residential use deteriorates under the proposed application . The following table illustrates that
the additional development proposed only serves to increase the overall percentage of office use
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Land Unit N (PDC & R-30 Property) Comparisons of Current Approval to 8/02 Revised
Zoning Application adjusted to be without Housing Bonus (within N-3 which includes
Lerner application property and Ritz)*

Current Approval** Revised PCA/FDPA (8/02) w/Ritz, Mall
and Lillian Courts

Type of
Development

Square Feet % of
development

Square Feet % of
development

Existing Housing
(Lillian Courts)

278,000 5.6% 278,000 4.2%

Future
Housing

0 0% 300,000
(uses 1:1 ratio)

4.5%

Existing Hotel
(Ritz)

350,000 7.1% 350,000 5.3%

Future Hotel 0 0% 0 0%

Existing Mall 999,000 20.3% 999,000 15.1%

Retail & Support
Services***

0 0% 0 0%

Office 3,300,000 67.0% 4,680,000 70.8%

Total Dev. 4,928,000 100% 6,607,000 100%

Notes:
* Numbers are rounded to nearest 10,000 sq. ft.

* * The application provides a commitment for 34,000 sq. ft. of retail and support use;
approximately 15,000 sq. ft. of this retail is in the existing hotel or existing office buildings.

To compare this application with other transit station areas, staff examined the ratio of office and
residential use to total development in other prominent regional mixed-use developments in
Ballston, Rosslyn, Bethesda and Shirlington. In each of these mixed use developments, the
percentage of office use ranged from 38% to 53% and all included a residential component
ranging from 32% to 44% of the total developed floor area. These mixed use centers were
developed at intensities ranging from 1.0 up to 2.3 FAR which is similar to the development
potential envisioned for Tysons II as a mixed use development.

Based on the evaluation of existing and proposed use within Land Unit N and particularly within
Sub-unit N-3, staff concludes that the application does not provide a sufficient commitment to
develop an appropriate mix of uses as envisioned by the Plan with or without a housing

component. An evaluation of the entire land unit demonstrates that of the existing, approved
development, approximately two-thirds is office and one-third is non-office uses, i.e., the

Galleria mall, the Ritz Carlton Hotel and residences at Lillian Court. This application, even with

the addition of 300,000 square feet of housing, diminishes the current mix of land uses, instead
of creating an increase in the mix and providing a greater commitment for more non-office use.

To ensure conformance with the Plan, the application should provide for a greater mix of uses.

This could be achieved through a commitment to provide additional housing, and/or the addition
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of a hotel, retail and support services uses. Conformance with the Plan on the issue of mixed-use
remains outstanding.

Phasing of Development with Future Rail

Planning for the station location and rail alignments is currently underway and is in the draft
stages. The applicant has predicated the rail design and layout of buildings on a specific design
option which has not been confirmed or approved. The draft proffer statement does not directly
link the phasing of the development to the actual programming, design and construction of rail.
The applicant proffers that development of an additional 1,573,830 square feet may be built
either 1) upon adoption of a programmed rail project (with three stations of the Dulles to Tysons
rail extension) or 2) the year 2017, whichever first occurs. An important objective of the Plan is
a coordinated interface and physical building design and integration with future transit. This is
critical in light of the applicant's request for rail related intensity. Without more definitive
planning and a stronger commitment to phase development to future rail, the request for rail
related intensity is premature. These issues are more fully discussed in the Transportation
Analysis. Staff concludes that the proposed phasing is not consistent with Plan guidance which
ties increased density to the provision of rail and the provision of mixed use. Staff further
concludes that the proposal exceeds the maximum development planned for the site through the
misapplication of the conversion ratio. These issues remain outstanding.

Issue: Building Height The site specific Plan text for Sub-unit N-3 also provides guidance on
building heights. The Plan states, "Building height should vary within the sub-unit between 150
and 270 feet". A maximum height of 270 feet is recommended unless a rapid rail station site is
located in proximity to the proposed development. In that case, maximum building height within
1,600 feet of the station platform may increase up to 30% or, up to 351 feet. The heights for all
but one of the 9 proposed new buildings are within the recommended limitations and provide for
variety of heights. However, Building J in Sector IV is proposed to have a maximum height of
434 feet which exceeds the Plan recommendation, even with the 30% increase in height allowed
by the Plan for structures adjacent to a rail station. This issue remains outstanding.

Issue : Streetscape. One of the most basic elements of the Urban Design Guidelines for Tysons
Corner is the recommendations for appropriate landscaping and streetscaping. The applicant,
proffers to provide streetscaping along all frontages of the application property in substantial
accordance with the guidelines set forth in the Comprehensive Plan for the `core' area of the
Tysons Corner Urban Center except where site distances and utilities preclude the provision of
landscaping. In that event, the applicant proffers "an alternative planting program". The
applicant has not provided design sheets in the CDPA/FDPA which specifically addresses
streetscaping nor has the applicant provided design details about what an alternative planting
plan would look like. However, staff has noted that Sheet 29 of the CDPA/FDPA indicates the
presence of multiple easements throughout the site and along the road frontages that could result
in little or no streetscaping. The proposed development should provide a streetscaping plan,
which either accommodates or relocates utilities and identifies areas where site distance
problems may require alternative planting schemes that are also described within the streetscape
plan. This concern remains outstanding.
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Su: unary

The proposed application has several deficiencies with respect to conformance with the
recommendations in the Comprehensive Plan: an increasing predominance of office use rather
than an increase in the proportion of residential and other uses ; development at `rail ' intensities
without a commitment to phase and integrate a future development to the provision of rail;
building height that exceeds Plan recommendations ; and, absence of an adequate streetscape
plan. In light of the outstanding land use issues , staff does not support the application as
submitted.

DMJ/SW/FS
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APPENDIX 106

FAIRFAX COUNTY, VIRGINIA

MEMORANDUM

TO: Barbara A. Byron, Director
Zoning Evaluation Division, DPZ

FROM : Fred Selden, Director
Planning Division, DPZ

SUBJECT: Comprehensive Plan Urban Design Analysis: Tysons II
PCA 84-D-049-5 & FDPA 84-D-049-6

DATE: 18 September 2002

This memorandum includes citations from the Comprehensive Plan that provide guidance
for the evaluation of the subject application and Conceptual and Final Development Plan
Amendments (CDPA/FDPA) dated September 19, 2001 as revised through August 9, 2002.
Discussion of the specific development proposal for the above referenced application is
contained in the Land Use Analysis dated August 21, 2002. The extent to which the
proposed buildings , layout, landscaping , connectivity and other design elements are
consistent with the Tysons Corner Urban Design Guidelines contained in the
Comprehensive Plan is noted.

DESCRIPTION OF THE APPLICATION

The applicant proposes to amend the previously approved proffers and development plans
for a 57.44 acre site that is part of the larger 106.84 acres which comprise the Tysons II
development . The CDPA/FDPA submitted with the application is a 30 sheet document
containing details of the remaining three development sectors which are to consist of nine
(9) new buildings . The current proposal would add additional floor area , increase building
height, modify the currently approved mix of uses and modify the layout and design of
buildings in undeveloped sectors of Tysons II. As described on Sheet 2 of 30 of the
CDPA/FDPA, Sector I contains existing buildings A through E and Building F, a recently
approved office building which has not been constructed . The existing buildings are the
Tysons Galleria shopping mall (A), the adjoining Ritz-Carleton Hotel (B) the two office
buildings flanking the hotel (D and E) and an office building (C) at the western edge which
fronts on Tysons Boulevard near Park Run Drive. A certain design quality and style of
architecture , color , signs , lighting, building foundation landscaping and streetscaping has
already been established within Tysons II based on this existing development.

Proposed development in each sector consists of a structured parking garage ; upper level
and at grade plazas; and , outdoor and enclosed pedestrian connections that move vertically
and horizontally through the development . The proposed development also provides two (2)
elevated , enclosed crosswalk bridges to connect buildings, an urban park and passive

N. IPDVameslWpdocslTysons 11 Design PCA 84-D-049-S.doc



Barbara A. Byron
Design - PCA 84-D-049-5/FDPA 84-D-049-6
Page 2

landscaped open space. The applicant's development plan depicts the proposed building
footprints at grade and at tower levels. Other elevation views are also depicted so that the
interrelationship of pedestrian connections, garage access points, building entrances and
upper and lower level plazas are graphically described. The applicant has also submitted a
booklet dated August, 2002 entitled "Tysons II Master Plan, Design Concepts" in support of
the application. The design book contains photos of the architectural model which provide a
three dimensional view of the multiple levels of parking garages, buildings, plazas and
pedestrian connections. The applicant's draft proffer statement provides a commitment to
develop in accordance with the urban design principles set forth in the Design Concepts
book with the stipulation that the specific elevations and streetscapes are illustrative only.

COMPREHENSIVE PLAN CITATIONS:

Plan Area: II Planning Sector : Tysons Corner Urban Center
Land Unit N - Sub-Unit N-3

Plan Text : Beginning on Page 28 in the Area II text, the Tysons Corner Urban Center, 2000
Comprehensive Plan states:

"Core Area and Activity Centers

The major core area planned for Tysons Corner is bounded by Westpark Drive on the west and
north, the Capital Beltway on the east, and Route 7 on the south. The core area contains the Tysons
Corner Center and Galleria at Tysons II regional shopping malls, as well as the Greensboro Drive office
district, the Tysons lI office area and a portion of the West Park office park. The area encompasses
almost 350 acres, which is about 20% of Tysons Comer's land area. The core area is envisioned to absorb
almost 40% of the Plan's potential square footage. The area is already intensively developed with
intensities for office and mixed use development typically between 1.0 and 1.65 FAR. Portions of the
core area are envisioned to contain an even greater concentration of uses and higher intensities within
walking distance of rail, if a rail alignment through the center of Tysons Corner becomes reality.

The core area, because of its large size, is envisioned as a collection of three distinct but interrelated
"activity centers" of about 90-130 acres each. With appropriate pedestrian facilities, it should be possible
to traverse each activity center in 15 minutes or less. The three activity centers are: Greensboro Drive,
Tysons II and Tysons 1. Each activity center has its own distinctive character in terms of land use mix,
pattern and planned future development. While a greater emphasis will be placed on mixed-use
development throughout the core, the Greensboro Drive Activity Center is envisioned to remain a
predominantly office employment center. The Tysons I Activity Center will be primarily characterized as
a retail center. Both activity centers will have opportunities to increase the mixture of uses. The Tysons
II area has the greatest potential to become a day and evening activity center with a more evenly balanced
mix of office, retail, hotel and residential development."

Tysons II Activity Center (Land Unit N and Sub-units L3 and L4)

The Tysons 11 Activity Center includes about 120 acres of land between Route 123, International
Drive and Westpark Drive. The area contains the Galleria at.Tysons II Shopping Mall and several
low-rise office buildings on its eastern periphery within the West Park development, and a single
high-rise office building and a hotel adjacent to the mall. About one-half of the land in the activity center
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was vacant although this land was zoned for nine additional high-rise office buildings and an additional
hotel (in 1993).

The Plan recommends that this activity center develop as a large multiple use area that integrates
three major components: office, regional retail and hotel and allows for a fourth component of high
density housing. Of the three activity centers, the Tysons 11 area represents the greatest opportunity for
mixed-use development with day and evening activity because of the relatively large portion of vacant
land. The office and the shopping mall already draw workers and shoppers to the area from morning
through the evening. Business persons are drawn to the hotel and meeting facilities. Housing would
provide for a resident population as well.

The Tysons Il Activity Center also provides the greatest opportunity for creating a pedestrian and
transit-oriented environment, again due to its currently undeveloped nature . Future buildings can be sited
closer to roads and to each other to provide for a more concentrated built environment that people can
walk through easily or that can be efficiently served by transit. This area will also contain some of the
tallest buildings in Tysons Corner, up to 270 feet, to create visual focal points."

Beginning on Page 36 in the Area 11 text, the Tysons Corner Urban Center, 2000 Comprehensive
Plan states:

"Principles of Good Design

In addition to defining urban or suburban character, urban design principles help define the image
of an area. Urban design applies to more than just architecture; the entire built environment is examined
through the eyes of the user. This includes the appearance of buildings, open spaces, roadways,
pedestrian paths, signage - anything that people see and use to inform themselves about where they are,
how to go elsewhere, and where different activities take place. Everything, from major buildings to park
benches, can make a contribution if they are designed as part of a carefully integrated built environment.

Four principles underlie good urban design: function, order, identity and appeal.

Function: If an area is designed well, it works well. Function can be achieved if people can
conduct their business easily, efficiently, and safely. For an area to function well, good linkages,
i.e., good access for pedestrians and vehicles needs to exist, as well as a clear and easily understood
circulation system. The fewer times people must change transportation modes or move their cars
from one parking lot to another, the more easily they can conduct their business . In terms of safety,
pedestrians should have a sidewalk/traiI system that separates them from vehicles.

Order: Good design is logical and well organized. It presents a clear and coherent image . This can
be achieved if an area can be quickly and easily understood: the area is laid out in a pattern that can
be recognized and remembered. Drivers and pedestrians alike benefit from good signage and
memorable landmarks (such as a distinctive building or a park) at decision points like major
intersections.

Identity: Good design helps an area take on a special character. Good design strongly defines an
area as a whole, as well as areas of special character. Gateways and edges are clearly defined;
hence people know when they are "there." Identity can also be fostered by the use of special land
use patterns, such as historic districts, mixed-use districts, and special shopping areas, to achieve a
separate identity for small parts within the larger whole. Identity is also manifested through a
cohesive use of design elements such as streetscape and signage. These might include planting a
particular variety of street tree, using brick pavers at pedestrian crossings, or using a distinctive type
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of street light. Everything does not have to look the same, but there are some common elements
that give the area identity.

Appeal: Appeal is subjective, but an area that is visually appealing usually displays the following
characteristics:

A high degree of visual unity exists, although, in an area as large as Tysons Corner, such
visual unity is usually created within sub-areas through harmony of scale, style, landscaping,
coordinated signage, and color. At the same time, visual diversity exists in terms of skylines,
building heights and unique building forms, the latter being particularly effective as
"gateway" buildings.

The economic return of the area is high because people are attracted to it and return
repeatedly.

The image of the area is positive and human interaction is encouraged . A high level of
activity exists because users enjoy being there.

Use of these four principles throughout the planning and development process, by public and
private sector alike, will help focus attention on Tysons Corner as the Urban Center. This Urban Center
has been built over the years through thousands of independent choices and decisions. When those who
make the decisions about the built environment seek good design , high-quality development results that is
functionally integrated, orderly, identifiable and attractive. It is the intent of the Urban Design Concept
for Tysons Corner to foster this choice of good urban design.

DESIGN CONCEPT FOR TYSONS CORNER URBAN CENTER

The Design Concept envisions the activity centers of the Core as the major focal points of Tysons
Corner. These focal points are located at the juncture of major arterial roadways: Route 7, Route 123,
International Drive and Gallows Road . By developing consistent and distinctive streetscape treatments
along these major arterials , these roadways are envisioned to become significant unifying design elements
which visually and physically link the Core with the surrounding non-core areas. (See Figure 9, Land
Use Concept Map with Streetscape for Major Roadways). Within non-core areas, minor focal points or
mini-cores should be encouraged to develop . Mini-cores can be formed through the grouping of
relatively taller buildings around a plaza that is linked to the surrounding pedestrian system . Gateways at
the entrances to Tysons Corner can be created through building design, height and landscaping. By
encouraging the evolution of major focal points within the Core , minor focal points through the
development of mini-cores within most subareas , the development of gateways at entry points and
interlinking these areas with a unifying streetscape , a greater "sense of place" and a more pedestrian and
transit-oriented environment can be created in Tysons Corner.

Since Tysons Corner is large and complex, the Design Concept needs to address a variety of
elements to encourage a more urban development pattern . The following elements provide guidance
toward achieving this goal by addressing streetscape design , building heights, gateways , pedestrian and
transit-oriented design that apply throughout Tysons Corner. Additional specified guidance for the Core,
for the Route 7 Boulevard Concept is provided.

Implementation of the Design Concept will require a commitment by property owners, private
sector organizations such as TYTRAN , the State and the County to provide those streetscape elements
that are primarily in the public right -of-way. Other elements can be implemented through private
development of sites . Overall , implementation needs to be ajoint partnership that ensures the coordinated
development of Tysons Comer.
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Building Heights

The skyline should be valued as an asset because it gives Tysons Corner a visual identity,
emphasizing to approaching travelers that they are entering the County's downtown. The skyline is the
result of building height and topography. Because the Core is located at the highest natural elevation in
Fairfax County, the Urban Design Concept emphasizes this natural feature by planning for some of the
tallest buildings on the highest ground within the Tysons 11 and the Tysons I Activity Centers.

Throughout Tysons Corner, a variety of building heights and building articulation is encouraged, as
well as varied roof forms, to create an interesting skyline. The Core is intended to be the most visually
prominent part of the Urban Center, and building heights outside the Core gradually step down towards
the Transitional Areas. Building heights adjacent to single-family residential neighborhoods, in general,
are planned not to exceed 35 to 45 feet to provide an appropriate scale of development. The general Plan
for building heights in Tysons Corner is shown on Figure 10. However, it should be noted that within the
land unit recommendations, some flexibility to vary building height is provided under specified
circumstances.

Guidelines

One fundamental element of achieving maximum building heights should be provision of usable
open space. In the absence of special factors such as security requirements and where appropriate
to carry out the pedestrian-oriented design recommendations of the Tysons Corner Urban Center
Plan, usable open space should be accessible to pedestrian traffic as well as site users.

Varied building heights and roof lines are encouraged to enhance the Tysons Corner skyline.

To create a focal point within a land unit or sub-unit, building height should be one of the elements
used to identify a special area, in addition to such elements as plazas, courtyards, building
orientation, and/or landscaping.

• Parcels that are split by two height designations should have flexibility to have building height
increases above the lower height designation when development proposals provide height
transitions similar to those indicated on the Building Heights Map (Figure 10), and improve the
site's design in a manner supportive of other urban design objectives.

Maximum building heights may increase up to 30 percent above the heights indicated on the
Building Heights Map, Figure 10, if the parcel is within 1,600 feet of a rapid rail station site that is
programmed for design and construction. All transit-related height increases should be consistent
with all other Building Height Guidelines and the specific sub-unit guidance. The resultant height
should not adversely impact the character and development of adjacent and nearby lands or
neighborhoods."

Beginning on Page 41 in the Area 11 text, the Tysons Corner Urban Center, 2000 Comprehensive
Plan states:

"Pedestrian and Transit-Oriented Design

One of the key objectives of the Tysons Corner Plan is to encourage alternative modes of
transportation as substitutes for the single-occupant autos that are crowding the County's roads. Good
design can contribute to the attainment of this goal by creating a convenient, pleasant and safe experience
for the pedestrian, thus making walking a viable alternative to driving. The pedestrian system should
consist of sidewalks and/or trails that connect with plazas, courtyards, or other open spaces to create
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places for pedestrians to walk, to rest , or to gather with others for recreation or community activities.
Such a system will reinforce the goal for high-quality design resulting in a transit and pedestrian -friendly
environment.

To encourage workers to travel by public transportation, either by bus, rail or a "fixed guideway
system," the walk from the transit station to the workplace must be an experience that pedestrians are
willing to repeat twice a day. For this reason, planning for pedestrians and transit access is a vital part of
the successful implementation of the Plan for Tysons Corner. Designing for transit access in Tysons
Corner is complicated by the fact that no determination has been made about the type and location of
transit service to be available in the future. When the transit system is being planned, the pedestrian paths
to destinations should also be planned to help achieve the desired transit ridership. While the transit
options are being examined, the groundwork needs to be laid for a comprehensive pedestrian network that
can connect with transit stations or stops in the future.

Mixed-use developments are an important component of pedestrian-friendly design because each
brings a variety of uses in proximity to each other. Pedestrian access between those uses should be
convenient, safe, and pleasant to discourage use of automobiles. Designing for the pedestrian includes
designing the streetscape to include trees, signage, and street furniture (benches, lighting, etc.). Trees are
one of the most important features of the streetscape, as they provide shade to pedestrians , add natural
beauty to the street appearance, and soften the hard edges of the building forms. Additional landscaping
can also enhance pedestrian paths among buildings, between developments, or mid-block, making these
attractive areas to encourage people to walk rather than drive between uses. Use of trees in ornamental
grates, planter boxes, planting strips, or larger landscaped areas are some of the many techniques that
could be employed to enhance the pedestrian experience.

Pedestrian safety should also be a consideration when designing the landscape and pedestrian-level
lighting should be factored into the design. Street lights and other street furniture, such as trash
receptacles, seating, and gateway signage, could reinforce the identity of special areas and better define
the Urban Center.

Good signage also contributes to good pedestrian-oriented design: signage within a development
should be coordinated in terms of scale, design, color, materials , and placement in order to create a
unified identity for the area. Signage should also be designed appropriately for its location and purpose,
i.e., signs by the roadway to be read by motorists or signs along pedestrian paths or on a building should
provide high legibility for individual businesses and corporations.

The Open Space and Pedestrian System Map, Figure 11, depicts the beginning of such a
comprehensive, integrated pedestrian system to unify development within sub-areas and link neighboring
sub-areas. This map is not intended to be definitive: as additional pedestrian connections are identified
over time, they would be welcome refinements to the system. These connections could be either
sidewalks or trails, alone or in combination with plazas, courtyards or parks. These connections are
indicated conceptually because appropriate design, construction standards and alignments will be
determined when specific development is proposed for a site and is submitted to the County in a
development application.

Guidelines:

• In development proposals for new development or redevelopment, increased intensity/ density,
increased building heights and/or those which substantially change the design of a
previously approved development commitment, pedestrian links should be provided to adjacent
development and to the regional and countywide trail system where feasible, connecting local sites
with the larger community and enhancing the continuity of the system. Pedestrian links could
include sidewalks, trails, plazas, courtyards, and parks with path systems. The super-regional malls
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provide pedestrian links through the interior of their large complexes ; outside links to the
surrounding pedestrian system should be provided . Where the proposed use requires a high
security environment , the property owner should provide an alternative pedestrian system that
meets the need of the user and still facilitates the general goal of an integrated pedestrian system for
Tysons Corner.

Additional sidewalks and trails beyond those indicated on the Open Space and Pedestrian System
Map are encouraged and are described in the Land Unit Recommendations Section . Providing
fewer connections than those on the map is discouraged , unless it can be demonstrated that those
connections are not needed because another circulation pattern would serve the same users as well
or better.

Opportunities for pedestrians to sit down should be provided , especially in plazas , courtyards, and
parks. These could include low walls , wide steps , benches and other outdoor furniture.

Care should be taken to ensure that development is not designed to create barriers to area-wide
pedestrian circulation as depicted on the Pedestrian System Map . The position of development on
the site could create a barrier to pedestrians that interrupts the circulation system. Site design
should also avoid creating pedestrian barriers with fences or walls without gates (unless required
for safety or security ); landscaping that blocks the most direct path ; and grade changes without
ramps /steps to connect the sidewalks at both levels.

Auto and pedestrian traffic should be separated , i.e., pedestrians should not be required to walk in a
travel lane or through a parking structure to reach their destination.

Pedestrian safety should be an important factor in designing for both sidewalks and trails.
Adequate lighting is essential, as is landscaping that does not impede visibility or create hiding
places.

Pedestrians ( including those with disabilities) should be provided with safe and convenient access
to the nearest transit stops/stations.

Design of pedestrian linkages should minimize impacts on mature trees and other established
vegetation that provide benefits such as shade . When pedestrian linkages (existing or new) have
few shade trees , additional trees should be planted.

Signage along roadways should be provided that contributes to good pedestrian orientation as well
as vehicular orientation . Signage within a development should be coordinated in terms of scale,
design , color, materials , and placement.

• Usable open space in the form of an urban park should be considered at transit station approaches
to provide a strong pedestrian focus. For example, this could be a landscaped plaza with seating
and other amenities that make it an attractive gathering place for the local workforce, shoppers,
and residents. Such a park should be designed to accommodate informal activities and
programmed events during lunch hours and after-work hours. (For the definition of urban park,
see the Policy Plan for the Park Classification System in the "Parks and Recreation Appendix.")"

Beginning on Page 47 in the Area 11 text, the Tysons Corner Urban Center, 2000 Comprehensive
Plan states:
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"Guidelines for the Core

The Core with its three Activity Centers represents the largest concentration of mixed-use
development in Tysons Corner, with the potential for the greatest intensity and height, and the greatest
potential for a high volume of pedestrian traffic. However, there is currently very little pedestrian
activity, and little usable public open space, such as a major plaza where open-air activities and
community events can take place. The Activity Centers within the Core are envisioned to change to be
more pedestrian and transit-friendly by encouraging future building site design and streetscape to have the
most urban character within Tysons Corner. If rail is aligned through Tysons Corner, future transit
station areas within the core could further intensify and become even more urban and transit-friendly in
character. The following guidelines and example of the streetscape design concept are intended to
provide guidance for achieving this character.

Guidelines

• Buildings should be close to roadways after allowing for street trees, sidewalks, plazas, street
furniture and landscaping; in addition, the nearest transit station/stop should be conveniently and
safely accessible.

The pedestrian environment should provide a visually diverse and enjoyable experience that will
encourage walking. To do this, wider sidewalks should be provided to encourage strolling and
browsing at store windows. Uses which will attract people, such as ground-floor retail with
storefront display windows are encouraged, as are sidewalk cafes, flower vendors and other uses
that promote a lively environment.

• Pedestrian connections between buildings are essential to ensure that people are not prevented from
walking to nearby uses. The sidewalk system should be uninterrupted from parcel to parcel,
providing safe crosswalks over driveways.

• Small plazas and/or courtyards are encouraged for individual buildings and/or for building
complexes to serve the daily needs of local workers and visitors. These open spaces should be
appealing places to gather, with seating, lighting, landscaping and other amenities.

• Each Activity Center within the Core should have a major plaza that is large enough for open-air
activities such as musical performances by small groups before a lunchtime audience . A variety of
benches, low walls and/or steps would provide abundant seating . Public art is encouraged to make
the space appealing and attractive. Landscaping should be provided that is attractive in all seasons
and shades the seating in the summer. Water features such as fountains and pools are encouraged
because of their cooling effect in hot weather.

• Parking should be located at the side, back or underneath the building. Parking in front of the
building may, however, be appropriate in several circumstances: limited parking for visitors and
ground-floor retail customers, possible parking needed for retail expansions at the regional malls,
and other existing retail within the Core which is primarily along Route 7. New retail buildings and
centers should be designed with limited parking in the front; where this is not feasible due to site
constraints, landscaping and other appropriate techniques should be used to achieve, to the extent
possible, the design objectives of the Tysons Corner Plan.

The use of trees throughout the Core is encouraged, both to make the streetscape attractive and to
provide shade for pedestrians, an important factor in any effort to encourage people to walk in
warm weather.

• Coordinated lighting and signage plans for a given development complex are encouraged, to
reinforce the complex's identity through clearly recognizable common features. In addition, a
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coordinated streetscape plan, including street tree types, street furniture, signage and lighting should
be provided. These plans should be coordinated not only within a development, but also be
compatible with adjacent properties. Signage should be designed appropriately for its location and
purpose.

Undergrounding of utilities should be encouraged and should be coordinated with future roadway
improvements.

The above guidelines provide a general framework for achieving the Core Area planning
objectives. In addition, the following examples of streetscape design parameters and illustrations provide
measurable detail to ensure that the most basic aspects of the Core Area design concept can be
implemented. The actual dimensions will vary from the example below based on site specific conditions.
Implementation will occur through development proposals addressing private property and adjacent
public rights-of-way, and through the Capital Improvement Program (CIP) and/or joint public/private
funding efforts for segments of public right-of-way as roadways are improved. In situations where
development or redevelopment is not likely to occur, implementing the streetscape design concept may
require public/private cooperation in providing funding for these improvements.

Example of the Core's Streetscape Design Concept (See Illustration, Figure 13):

The example of the Core's Streetscape Design Concept is intended to provide design guidance
within the Core, except for the streetscape on major roadways (i.e. Route 7, Route 123, and
International Drive). See prior section for streetscape guidance along major roadways.

• Treatment of sidewalks with planting strip next to roads: For continuity, a 6-foot sidewalk with a
minimum 6-foot planting strip should be provided next to the road. Special pavement treatments
and trees in tree grates could be considered as alternatives to vegetation in the planting strip.
Vegetation within planting strips should be low maintenance, and include grasses, ground cover,
flowering plants, and/or ornamental shrubs. In addition, street furniture and other pedestrian
amenities are encouraged to be placed within this planting strip.

• Building setbacks/angle of bulk plane : Setbacks or front yards of 15 to 25 feet would achieve the
goal of bringing new buildings closer to the roadway. The lesser front yard or setback is
appropriate when retail uses with display windows are provided that encourage window shopping.
The 15-foot front yard/setback includes 3 additional feet of browsing space next to the building, in
addition to the sidewalk and planting strip. With the larger front yard/setback (up to 25 feet), a
minimum 10-foot landscape/pedestrian activity area should be provided which could include a
variety of treatments, including but not limited to the following: a plaza, a landscaped area with
seating and lighting; a sidewalk cafe; formal arrangements of trees (bosques); informally grouped
trees and other plantings; and any of the above with public art or a water feature. When front yards
or setbacks are greater than 25 feet due to the placement of limited parking within this area, a
minimum 6-foot planting strip should be provided between the sidewalk and the parking.

To encourage the siting of buildings closer to the street, the allowable angle of bulk plane within
many areas of the core should be reduced. For example, 20 to 25 degree angles of bulk plane, as
illustrated on Figure 13, will encourage a more urban environment and pedestrian scale.

• Street trees for the planting strip next to the sidewalk: Major shade trees that can be walked under
should be planted with spacing of 30 to 40 feet on center, using trees that are at least 3 inch caliper
in size at the time of planting. The trees should be hardy and require little to no maintenance.

When street trees and other plantings are to be located in proximity to roadways or within medians,
special attention to clear zones, as well as safety and sight distance, should be observed in the design of
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streetscape for development proposals. Modification to the above streetscape guidance should occur
when necessary to conform to applicable Virginia Department of Transportation (VDOT) requirements
and guidelines.

On page 126 in the Area 11 text, the Tysons Corner Urban Center, LAND UNIT
RECOMMENDATIONS, Land Unit N, the 2000 Comprehensive Plan states:

"Land Unit N is comprised of about 95 acres, bounded by Westpark Office Park (Land Unit L) on
the north and east, Route 123 on the south, and International Drive on the west. This land unit
contains the Tysons 11 mixed-use development. Existing development includes a regional shopping
mall, an office building, and a hotel. Over 50 percent of the land unit's acreage is vacant (as of
1993) but has been approved for additional office and hotel development.

Land Unit N is in the Tysons 11 Activity Center of the Core. The vision for this activity center is to
develop as a large mixed -use area that integrates three major components : office , regional retail,
and hotel, and allows for a fourth component of high density housing . Of the three Activity Centers
in the core, the Tysons 11 area represents the greatest opportunity for additional mixed-use
development with day and evening activity because of the relatively large portion of vacant land.
The Tysons 11 Activity Center also provides the greatest opportunity for creating pedestrian- and
transit-oriented development, again due to its undeveloped nature in conjunction with planned
intensities . In the event that rail is extended through Tysons Corner, a rail station might be planned
in proximity to this land unit. Future buildings can be sited closer to the road and to each other than
currently, providing a more urban environment that people can walk through easily or that can be
efficiently served by transit.

This land unit has several areas which offer significant opportunities to provide urban design
amenities including pedestrian facilities. Several focal points should be created in this land unit and
one could be a major open space amenity in the form of a park . Such a park could be created by
clustering the approved square footage of development on the site and providing for more open
space adjacent to an existing private park. Innovative solutions should be explored , such as
coordination of adjacent developments "pooling" land to form a major open space amenity for this
portion of Tysons Corner.

A major plaza should be provided within this land unit that is large enough for open -air activities
such as musical performances by small groups before a lunchtime audience . A variety of benches,
low walls and /or steps would provide abundant seating . Public art is encouraged to make the space
appealing and attractive . Landscaping should be provided that is attractive in all seasons and
shades the seating in the summer . Water features such as fountains and pools are encouraged
because of their cooling effect in hot weather . When new development or redevelopment is
considered in a development proposal within this land unit , the appropriateness of providing a
major plaza should be evaluated as,part of the development proposal 's urban design analysis.

Guidance for evaluating development proposals for this land unit is contained in the Area-wide
Recommendations , the Land Unit Recommendations and the Development Review Guidelines
Sections of the Plan . Specific guidance for uses and intensities as envisioned in the Plan are
provided in the sub-unit text below. Achieving planned intensity is predicated upon successfully
incorporating these recommendations and guidelines into development proposals . In addition,
urban design and transportation guidelines are set forth in the Development Review Guidelines
Section."
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Plan Text:

On pages 128 and 129 in the Area Il text , the Tysons Corner Urban Center , LAND UNIT
RECOMMENDATIONS, the 2000 Comprehensive Plan states:

"SUB-UNIT N-3

Sub-unit N-3 is part of the Tysons 11 development (i.e., Sub-units N-2 and N-3) which is approved
up to 1.0 FAR. Sub-unit N-3 is planned for mixed-use development with office, hotel, support
retail, and other support service uses (such as day care); total development in the sub-unit is
planned for 3,650,000 nonresidential square feet. This area offers significant opportunities to
provide urban design amenities and better integrate development in this land unit.

Option with Rail

If a rapid rail station site is selected and programmed for design and construction in proximity to
this sub-unit, mixed-use development with an intensity (for all nonresidential uses) up to 2.0 FAR is
appropriate for the area within 1,000 feet of the station platform. Sites between 1,000 and 1,600
feet of the station platform are appropriate for mixed-use development with intensities (for all non-
residential uses) between 1.2 and 1.65 FAR. Compatible transitions of height, bulk and intensity to
adjacent development should be considered within the 1,600 feet area. In any development
proposal submitted under this option, planned nonresidential intensity can be replaced by residential
use as provided under the Alternative Land Use Guidelines in the Area-wide Recommendations
section.

Development proposals should show how new development will integrate the parcels of the
sub-unit with Sub-units L-3 and N-2 in terms of pedestrian and vehicular linkages, as well as urban
design amenities. Of particular importance is a mid-block connection that enables pedestrians to
traverse Sub-unit N-3 to reach Sub-units N-2 and L-3; without a mid-block connection, Sub-unit
N-3 has the potential of becoming a barrier between Land Units L and N. Innovative means should
be explored to allow pedestrians to reach Sub-unit L-3 in spite of the change in grade, by providing
access in Sub-unit N-3 between buildings, and employee access from the buildings to these
pedestrian connections.

Height Limit: Up to 270 feet. Building heights should vary within the sub-unit between 150 and
270 feet. Building heights at or near the top of the limit can be achieved if the result is more usable
open space and improved pedestrian circulation. A variety of building heights should be provided
in the overall sub-unit, with buildings adjacent to the rail station at or near the height limit (see the
Building Heights Map, Figure 10, and Building Heights Guidelines). If a rapid rail station site is
located in proximity to this Sub-unit, maximum building heights within 1,600 feet of the station
platform may increase up to 30%. All transit related height increases should be consistent with the
Building Height Guidelines and the resultant height should not adversely impact the character and
development of adjacent and nearby lands or neighborhoods."
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ANALYSIS

The Tysons Corner design guidelines provide recommendations which may be applied and
interpreted at both macro and micro planning levels. The general Plan guidance speaks to four
general principles that underlie good design: function, order, identity and appeal. The Plan also
speaks to specific details such as streetscaping treatments that include width of sidewalks,
density of plantings, building setbacks and heights and site specific recommendations for urban
parks, fountains, public space for art, etc. However, all the recommendations collectively
encourage the creation of a unique and inviting urban development that is designed at a human
scale through a variety of development design techniques.

The design of the proposed development is complex in its scope and magnitude. The application
must successfully implement these principles to create a quality living and working environment.
Simultaneously, the design must overcome the physical and practical constraints related to
proposed development and integration of 9 new buildings (approximately 6 million square feet
of existing and proposed development); address multiple road frontages; accommodate
significant grade changes throughout the site; and, coordinate the as yet undetermined site and
alignment of a Metrorail station.

The overall design concept is characterized by the following:

• Structured parking with underground and aboveground decks that form the base for the
buildings and serve as the platform for several upper level public plazas. The parking decks
also create a walled effect which further defines the edge of the development.

• The three tallest buildings are strategically placed along the outer edges of the development
and form a triangular framework within which the shorter buildings are placed. This helps
pedestrian orientation within the development, takes advantage of viewsheds along the
curvature of Tysons Boulevard and creates a sense of place that is anchored by the tallest
building placed adjacent to the future rail station.

• Glass storefronts for retail space distinguish the lower building floors; building overhangs
serve to create a more sheltered pedestrian environment.

• Public plazas are designed for several different functions: to serve the through movement of
pedestrians from metro into the office and retail areas; to serve the office population with
more sheltered, quiet open space away from the street; and to serve a wider community with
space for public art, performances, and passive recreation.

• Multiple walkways facilitate pedestrian circulation, including street level sidewalks, two
pedestrian bridges and enclosed walkways at upper levels in what the applicant terms
"conditioned" space.

• Buildings are placed close to the street with appropriate street plantings along the sidewalks
and buildng edges; the streetscape is designed as visual transition into plaza areas, major
entrances and activity areas.

These design features and characteristics are described in greater detail in the Design Concepts
booklet submitted with the application. Although the overall design proposal has many positive
elements, staff has identified several concerns which must be resolved in order to fully address
the specific Tysons Corner design recommendations.
N:IPDVamesUWpdocsl Tysons // Design PCA 84-D-049-5.doc



Barbara A. Byron
Design - PCA 84-D-049-5/FDPA 84-D-049-6
Page 13

Issue: Design Interface with Rail. The proposed layout and design of buildings along the site's
Rt. 123 frontage is predicated upon a specific design option in the current planning for the design
and alignment of Metrorail to and through Tysons Comer. However, as indicated in the Land
Use Analysis, planning for the station location and rail alignment is currently underway and is in
the draft stages. The application proposes a layout of buildings which assumes a specific design
option which has not been confirmed or approved. Absent more definitive planning and
preliminary decisions on the rail station site selections and alignments, approval of specific
building layout and design is premature. The location and design of transit oriented plaza areas
and pedestrian movements into and out of a future metro station and platform must provide for a
seamless, coordinated, safe and convenient access design which accommodates station locations,
above or below ground rail options, bus rapid transit (pull off lanes, bus shelters, etc.) and final
alignment decisions. Once locally preferred design and location options have been identified and
on-going public discussion related to planning for interim bus rapid transit narrows the design
options, the adequacy of the proposed layout and design of buildings may be evaluated.
Additional discussion of design considerations are addressed in the Transportation Analysis.
This issue remains outstanding.

Issue : Design Commitment on Architecture. The Comprehensive Plan goal for Tysons Corner
is intensely focused on the development of high-quality architecture and urban design. Although
there are many design elements that define character and style, the architecture of a development
(construction material, color, shape, size and height, etc) is one of the most identifiable and
defining design factors. The Design Concepts booklet provides graphic illustrations to depict
building heights, massing, location and relationship of plazas and pedestrian space, landscaping,
among other elements. The Design Concept booklet provides a general sense of how the design
principles of order, function identity and appeal could be addressed. However, successful
implementation of these design principles is dependent on building orientation and massing,
building footprints at street and tower levels, building access points, and garage entrances and
vehicle drop-off and plaza areas, all of which are associated with a specific architectural design
which the applicant has not proffered. Staff finds that the applicant's commitment towards
achieving the design principles as generally provided in the application is overly broad and
flexible based on the proffered stipulation that "specific elevation and streetscapes set forth
therein are illustrative only". Some flexibility is desirable, particularly given the long term
nature of the development proposal. A stronger commitment to multiple common design
elements throughout the development is needed to provide continuity, not only within the
proposed development, but with the character, scale and design quality established with the
existing development.

The applicant has appropriately committed to prepare a Comprehensive Sign Plan for review and
approval by the Planning Commission to address one aspect of urban design . Additional
commitments to construct the buildings and plazas in the general locations shown and with the
level of landscaping , promenades , building and circulation relationships, pedestrian amenities
and street furnishings , all as generally shown on the CDPA/FDPA and design booklet , should
also be provided . Absent a stronger commitment to the overall design concepts presented or the
narrowing of design flexibility parameters , it is recommended that the final design and
architectural elevations be returned to the Planning Commission and/or Board of Supervisors for
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review and approval. This recommendation is consistent with architectural commitments in
other design sensitive planning areas in the County. This concern remains outstanding.

Issue: Streetscape. A strong commitment to provide streetscape and buildng foundation
landscaping as well as other landscaped focal areas is central to the Tysons Corner Design
Concept set forth in the Comprehensive Plan. The landscaping and overall design amenities for
the public plazas as shown on the CDPA/FDPA and in the Design Concepts booklet create a
variety of interesting and appealing outdoor space. However, the concern about the ability of the
development to provide adequate streetscape was raised in the Land Use analysis based on the
significant number of existing public utility easements throughout the site. The applicant
proffers to provide streetscaping along all frontages of the application property in substantial
accordance with the guidelines set forth in the Comprehensive Plan for the `core' area of the
Tysons Corner Urban Center except where site distances and utilities preclude the provision of
landscaping. In that event, the applicant proffers "an alternative planting program". The Design
Concepts booklet provides a highly conceptual graphic to illustrate streetscaping. It is
recommended that streetscape design sheets be provided in plan view and included as part of the
CDPA/FDPA plan set. The streetscape design should specifically addresses details such as edge
of buildings, width of sidewalks and planting strips, landscape schedule and associated amenities
along the street frontages for the development. Important focal areas such as entrances to plazas,
buildings, and transit areas (bus pull offs, bus stops, information kiosks, etc) should be
highlighted. Those areas where utility easements or sight distances are likely to preclude the
implementation of the planned streetscape should be identified and an alternative planting plan
should be provided. This concern remains outstanding.

Issue: Pedestrian Circulation and Connectivity. The applicant has provided revised plans
which more easily define pedestrian movement though the development as being either an
outdoor "exterior" walkway or an enclosed "interior" walkway. An enclosed pedestrian bridge is
proposed over Tysons Boulevard between proposed Buildng H and the existing parking garage
for Buildng E. A second enclosed pedestrian bridge is proposed over Galleria Drive between
proposed Buildings J and I. The pedestrian circulation plans for each of the sectors also depict
locations where vertical pedestrian movement will occur either with stairs or elevators. The
following deficiencies have been identified and remain outstanding concerns:

• The multiple levels for interconnecting the pedestrian circulation are depicted in a linear
graphic fashion on the CDPA/FDPA and in the Design Booklet. However, more detail
should be provided about the vertical pedestrian connections and the "interior" or
"conditioned" pedestrian spaces in terms of design, lighting, signage, amenities and public
accessibility in a 24 hour activity cycle. The safety aspect of the vertical pedestrian
movements should also be a part of the design factors.

• Pedestrian movement from the application property (Sub-unit N-1) to adjacent Sub-Units N-

2 and L-2 is specifically recommended in the Plan text. The pedestrian circulation plan
provides for direct and convenient movement through the upper plaza level between

proposed Buildng L 1 and L2 and the circulation terminates with a proposed a wide staircase
leading out to a sidewalk area along the buildings' Galleria Drive frontage; parking garage
entrances flank either side of this pedestrian landing. Safe and convenient pedestrian access
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to Sub-unit N-2 (across Galleria Drive) to the existing sidewalks leading to the shopping mall
has not been provided. The circulation plan does not depict a pedestrian connection that is
designed to integrate pedestrian movement from this vertical circulation point between
Buildings L1 and L2 to the existing walkway across Galleria Drive. The design for this
location has focused on aligning the proposed garage entrances on the south side of Galleria
Drive with existing curb cuts to access parking on the north side of Galleria Drive. The
proposed design disrupts pedestrian traffic to an important retail destination in Sub-unit N-2.
The circulation system should be revised to depict how pedestrians will move from the south
side of Galleria Drive (Buildings LI and L2) to the existing walkways leading to the mall.

This concern also extends to the lack of pedestrian connection to existing and potential future
redevelopment in the adjacent Sub-unit L-3. The applicant proffers to "reasonably
cooperate" to allow construction by others of a "mid-block pedestrian connection between
the existing/proposed development on the West*Park parcel and the pedestrian network for
Sector III as depicted on the CDPA/FDPA". At a minimum, the potential locations for future
interparcel pedestrian connections should be shown on the CDPA/FDPA and any buildng
design and/or topographical constraints to providing that pedestrian connection should be
addressed. This significant design obstacle is identified in the Comprehensive Plan as one
that should be overcome; otherwise, development in Sub-unit N-3 "has the potential of
becoming a barrier between Land units L and N."

• The pedestrian circulation plan does not appear to be a completely connected loop in the
vicinity of the stormwater management ponds to the east and along the eastern edge of the
development which includes Buildings G and I. This concern is most graphically illustrated
on Page 6 of the Design Concepts booklet which shows internal or "conditioned " pedestrian
connections only along the outer eastern edge of the development. Sheet 22 and 27 of the
CDPA/FDPA depict landscaping details for the stormwater management ponds and open
areas north and south of Galleria Drive but do not provide for extension of trails or walkways
from the existing trail system along the a portion of the boundary between Sub -units N-3 and
L-3.

Issue : Major Park/Public Plazas . The CDPA/FDPA depicts the design details of a major park
and plaza situated in the northern portion of the site, adjacent to Proposed Building G and an
existing park and trail. The design includes a stage and amphitheater, landscaped entrances,
special paving and lighting treatments. The proposed design also provides a framework and
context for open space that is designated for display of public art and a planted hillside designed
for seasonal landscaping as an additional visual focal point. This design of this area is consistent
with the Plan recommendation to provide additional open space adjacent to an existing private
park and that is "large enough to provide for open-air activities such as musical performances by
small groups before a lunchtime audience" as well as providing for benches, steps to provide for
seating areas. Similarly, the location, design and function of other plaza areas shown on the
CDPA/FDPA create a variety of common open space amenities, such as low garden walls,
benches and seating in shaded areas and appropriate locations for outdoor seating adjacent to and
within the plazas. Multiple plazas are provided in each of the three sectors and each includes
distinctive landscaping, architectural elements and amenities as design focal points. More
information about unifying design themes or elements should be provided, including lighting,
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st alternate paver treatments, transitions to pedestrian areas, street furnishings and landscape
plantings, etc. It would be desirable for the applicant to provide a stronger commitment to
develop the major park and plaza areas as generally shown on the CDPA/FDPA and in the
Design Concepts booklet. This should include a commitment to provide the quality and design
of the landscaping shown, including density, variety and textures of planting materials, lighting,
street furnishings and seating, and architectural accents which are depicted for the plaza areas in
each of the proposed sectors.

Issue: Development Edges. Due to the mass and bulk of several of the parking structures,
especially along the site's Rt. 123 frontage and eastern edges, staff raised a concern about the
potential to create a "concrete canyon" effect. The applicant contends that this concern will be
adequately mitigated though architectural design treatments of the building facades and building
foundation landscape. It would be highly desirable to provide elevations which illustrate how
this concern may be addressed.

Issue: Building Heights. The Plan recommends development of the tallest buildings on the
highest ground within the Tysons II activity center. The proposed development achieves the
plan goal by providing a variety of building heights and articulation, and a visually identifiable
skyline. The Plan also recommends that building heights conform to the general plan for
building heights provided in the Plan in Figure 10. The Land Use Analysis for the subject
application has already identified that the proposed height for Building J is in excess of the
height limitations recommended in the Comprehensive Plan. The applicant should provide
additional information on the CDPA/FPDA which describes the maximum heights above sea
level for each of the proposed buildings in order to demonstrate compliance with
recommendations in the Plan.

Issue: Lighting. Lighting is a component of multiple design elements: signs, landscaping,
architectural accents, and the provision of safe levels of illumination for pedestrians and
vehicles. The provision of a well-lit, safe nighttime environment that both attracts and extends
the activity cycle for retail and residential use is highly desirable. The application has not
provided any specific information about proposed lighting for the development. In order to
minimize nighttime light pollution and glare, lighting within the application property should
utilize full cut-off lighting fixtures to ensure that light is not projected above the horizontal plane.
Full cut-off street lighting fixtures should be provided to the maximum extent feasible as may be
available to the electric public utility company for the purpose of lighting the State rights-of-
way. This recommendation may not necessarily require retrofitting or the replacement of
existing light fixtures along the public streets adjacent to the application property. However, all
parking lot and parking deck lighting should utilize full cut-off and/or recessed fixtures.
Undirected uplighting for design elements such as signs, landscaping or architectural
illumination is discouraged. Security lighting, such as "wall packs", lighting for pedestrian paths
and other common areas, shall also be shielded and directed downward. Guidance for good
lighting practices may be found in the handbook entitled "lighting for Exterior Environments" by
the Illuminating Engineers Society of North America (IESNA) also referred to as RP-33.
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Summary

The proposed development has demonstrated an overall quality design concept with the potential
to address the urban design principles of order, function identity and appeal. Many of the design
deficiencies could be resolved with the provision of additional information and/or stronger
commitment to the architectural and design concepts proposed, i.e., provide unifying design
elements; provide closer coordination with the location and design process for Metrorail; address
the pedestrian circulation concerns raised; and, provide an implementable streetscape plan.
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APPENDIX 110.-

FAIRFAX COUNTY , VIRGINIA

MEMORANDUM

TO: Barbara A. Byron, Director
Zoning Evaluation Division, DPZ

FROM: Young Ho Chang , Director
Department of Transportati

FILE: 3 -4 (RZ 84-D-049)

REFERENCE : PCA 84 -D-049 - 5, FDPA 84 -D-049 -6, Tysons II - Rail-Related Development
Tax Map 29 -4 ((10))

DATE: Septe±er 19, 2002

This department has reviewed the subject application , the accompanying site plan dated
September 9, 2001 , and revised through August 9, 2002 , and the draft proffers , dated March 2002
and revised through August 8, 2002 . Key transportation elements of this application are its timing
with regard to development of a rail line through the Tysons Corner area and the impact the
addition of density will have to the transportation system , particularly the street network.
Importantly , how staff and the applicant address these issues will form a basis for consideration of
future rail-oriented development in the Tysons Corner area.

A companion memo was prepared to discuss the road related issues associated with the proposed
development . This memo will focus on the timing and impacts a planned rail line through Tysons
will have on the proposed development.

The Lerner Companies is requesting that the County approve an increase in the developable
square footage of the site by approximately 1.7 million square feet based on the extension of
Metrorail to serve the site. However , rail service is not yet assured . Currently , an Environmental
Impact Statement (EIS) has been developed for various potential rail alignments through the
Tysons area . This is under review by various state and local transportation agencies . A final
alignment has not been selected . Significantly , a means of financing the extension of rail to
Tysons and beyond has not been determined . Thus, it would appear premature to be considering
an increase in rail -related development prior to knowing that an alignment is selected and funding
is securely in place.

Rail

Timing of Project

The ability of the design of Tysons II to smoothly integrate a rail line into the site and
address issues of interface between the rail line , site development , and transit vehicle and
pedestrian access is complicated without the existence of rail itself . Historically, in the
Washington area, rail-related development, as opposed to planning for its arrival, has been
initiated after the arrival of rail. With the established parameter of a completed rail
facility , engineers can work from this baseline to design and construct development that
fully assimilates the rail station and line.
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Based on the timing of the applicant ' s proposal , should it be approved , their development
could drive how rail is integrated with the site. Contrasting the alignments proposed in
the draft EIS, already the development plan submitted with this application proposes a
shift of the rail line toward Route 123 to minimize the impact to the Tysons II site. In
addition , because an alternative has not been selected and specific design and preliminary
engineering issues remain question marks, staff and WMATA can find themselves in a
disadvantageous position with regard to executing the rail project and station at Tysons II,
with little legal recourse to seek the applicant's cooperation.

The applicant wishes to secure rail-related development rights prior to the implementation
of rail service . Ideally, under this circumstance , development of the land area
immediately impacted by the rail project would be withheld until the impact and needs of
the rail facility is firmly determined . If the applicant ' s proposal is given consideration,
some level of phasing should be implemented that ensures fluidity to address potential
changes to design and incorporation of rail with the site is maintained . The applicant has
made some commitments in their draft proffers to address potential modifications in rail
design and right -of-way needs , however , as previously cited , significant concerns remain
with the flexibility to engineer and construct the facility.

• The applicant has agreed to dedicate an area defined on the development plan
for a transit station and has committed to make reasonable adjustments to the
right-of-way should they be necessary for an alternative alignment . However,
the placement of building footprints immediately adjacent to the station leave
no margin for error by WMATA should adjustments to the location need to be
made.

• A commitment has also been made to provide necessary construction and utility
easements . However , easement limits defined at the planning level are located
within proposed building and structure footprints . Building construction should
not result in the need to shift the alignment of the rail line and /or placement of
ancillary facilities.

• Specific easement and facility conflicts have been identified in the EIS , including
a permanent easement near Tysons Boulevard and a traction power substation
that may be in conflict with proposed building K . These have not been depicted
or accounted in the Lerner plans and proffers.

• Right-of-way for the station should be dedicated free of governing conditions.

• The applicant has asked for the ability to review and comment on platform
design and elevation and pedestrian connections to Tysons II. We have no
objection to this.
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Rail/Ground Transit Interface

Securing the rail line itself has been the primary focus of the project to extend rail from
the West Falls Church Metro station to Dulles Airport via Tysons . This process is by no
means complete , with alignment and funding issues still extant. Given the status of the
project , decisions on the interface between rail and ground transit is somewhat
premature . It is however considered to be an important component to the project.
Facilitating bus to rail interface is at the heart of WMATA philosophy and they have stated
that the Tysons II station deserves a large intermodal facility to serve it. Staff does not
want to lose any opportunity to enhance this service with premature approval of an
application that precludes effective interface between the rail line and surface
transportation.

The rail project is in the EIS stage , which includes the evaluation of the impact of the rail
extension to properties adjoining the rail alignments . These stakeholders have legitimate
opportunities to raise questions and object to the impact to their facilities , perhaps
necessitating re-design of elements of the project . Given this state of flux , certain
assumptions made during the design phase of the project may need to be radically re-
evaluated , shifting impacts in previously unforeseen directions.

Regarding the Tysons 11 station in particular , definitive information is not yet available on
the needs for bus passenger facilities at the station . It is not known if all bus trips will be
handled on the existing street network or addressed in part or full by a separate off-street
facility . In either event, additional cooperation by Tysons II to facilitate surface
transportation trips , including commitments for additional area set aside to facilitate this,
may be necessary . Because this level of planning has not been reached yet, the
applicant's plan and proffers for Tysons II does not and may not be able to adequately
address this issue at this time.

Development Phasing

Setting aside the concerns with timing and accommodation of rail and its ancillary
facilities , timing of the development will be the key component to the application. No
additional development should be allowed until the rail project is included in the
Transportation Improvement Program (TIP). The Comprehensive Plan specifies that in Sub-
Units N -2 and N-3 in the Area II Plan (p . 128), the Option with Rail requires that a rapid
rail transit station site be programmed for design and construction in proximity to these
sub-units . Programmed for design and construction is defined (p. 79) to mean that, at a
minimum , the rail line and its stations have been placed in the region ' s Long-Range
Transportation Plan and design and construction of the rail improvements have been
scheduled for implementation by being placed in the Transportation Improvement Program
(TIP).

The TIP is a six-year program that establishes eligibility for federal funding and is prepared
each year by the National Capital Region Transportation Planning Board (TPB), which is the
federally designated Metropolitan Planning Organization (MPO) for the Washington
metropolitan region . The TIP includes estimated dates of construction of project
elements , based on a financial plan.
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Any development beyond that currently approved should be subject to the condition of the
adoption by the TPB of a rail project in the TIP . The adopted project will , at a minimum,
include the funding necessary to complete the segment of the Dulles rail extension to
Tysons Corner with at least three stations as well as an alignment in the urban center
extending to the vicinity of Route 7 and the Dulles Toll Road (Tysons West). Upon
adoption of a project fitting these parameters , staff is willing to allow additional rail-
related development in the vicinity of the station under the following conditions:

Up to one -fourth of the proposed additional non -residential square footage may
be constructed prior to completion of a rail extension to the vicinity of Route 7
and the Dulles Toll Road (Tysons West station).

Up to an additional one-half of the proposed additional non-residential square
footage may be constructed after a rail extension is completed to the vicinity
of Route 7 and the Dulles Toll Road (Tysons West station).

The remaining one-fourth of the proposed additional non -residential square
footage may be constructed after a rail extension is completed to Dulles
Airport.

The draft proffers propose a general commitment by the applicant to this schedule.
However, there are important modifications proposed by the applicant in the final phase
of development . They are proposing that the development of the remaining one-fourth of
the square footage be allowed upon the extension of rail or bus rapid transit to Reston
Parkway. Keying development of Tysons II to the implementation of a bus rapid transit
system is not in keeping with Plan objectives that predicate development on the
availability of rail. This proposal is not acceptable.

Further , the applicant also concurrently proposes to initiate development in January 2017
without inclusion of rail in the TIP . Acceptance of this proffer violates the guidelines set
forth in the Comprehensive Plan predicating additional development on the availability of
rail. Therefore , this language should be deleted.

YHC/AKR/MAD

cc: Michelle Brickner, Director, Design Review Division, Department of Public Works and Environmental
Services
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FAIRFAX COUNTY , VIRGINIA

MEMORANDUM

TO: Barbara A. Byron, Director
Zoning Evaluation Division, DPZ

FROM : Young Ho Chang , Director
Department of Transportation

FILE: 3 -4 (RZ 84 -D-049)

REFERENCE: PCA 84-D-049 -5, FDPA 84-D-049 -6, Tysons II - Road a Transportation System Impact
Tax Map 29-4 ((10))

DATE: September 18,2002

This department has reviewed the subject application , the accompanying development plan dated
September 9, 2001 , and revised through August 9 , 2002 , and the draft proffers , dated March 2002
and revised through August 8, 2002 . Key transportation elements of this application are its timing
with regard to development of a rail line through the Tysons Corner area and the impact the
addition of density will have to the transportation system , particularly the street network.
Importantly , how staff and the applicant address these issues will form a basis for consideration of
future rail -oriented development in the Tysons Corner area.

A companion memo was prepared to discuss the rail related issues associated with the proposed
development . This memo will focus on the impacts to the adjoining road network created by
additional development . Other transportation issues that should be addressed by the applicant
are also discussed.

The construction of a rail extension to Dulles Airport via Tysons Corner will provide an opportunity
to significantly reduce the current heavy reliance on single occupancy vehicles (SOV) for trips to
and within the Tysons core area . Rail is designed to provide greater capacity and convenience
through direct , fast service of transit trips to the Tysons area , maximizing transit as an alternative
to personal vehicles . Although rail will contribute to a reduction in vehicular trips , it will not
offset all trips generated by 1.7 million square feet of primarily office development . Vehicular
traffic impacts will need to be addressed . Several options exist to address these impacts:

• Commitments to improve capacity on the access points to the development

• Implementation of tangible efforts to reduce the number of single occupant vehicles
accessing the Tysons II area, such as corporate subsidization of the cost of transit usage by
employees , strongly proactive efforts to encourage car/vanpool usage , and commitments
to an ongoing interface with the County transportation staff to develop and modify
incentives that increase the effectiveness of SOV reduction programs

• Construction of a significant amount of residential development to more equitably balance
the peak hour flow of traffic to and from the site
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• A significant reduction in the raw number of available parking spaces or possible
imposition of parking fees, the pricing of which is substantial enough to discourage people
from commuting in SOVs

• A combination of these and other potential measures to offset street traffic impact

Roadway

Comprehensive Plan Recommendations

According to the Comprehensive Plan, "development proposals which will generate
significant amounts of peak hour traffic will be required to provide a higher level of
commitments than those which generate relatively fewer peak hour trips." Further, the
Plan "establishes a Level of Service (LOS) 'E' standard to assess transportation system
adequacy ." To maintain this standard , applicants should provide commitments in
compliance with two policies established in the Plan; a ' non-degradation' policy and/or an
'offsetting impact' policy . For 'non-degradation', development proposals will need to
demonstrate that their impact will not worsen intersections that perform at LOS 'E' or
below. For 'offsetting impact', if the applicant cannot maintain performance of the
localized transportation system, monetary contributions proportional to the traffic
generated by the development should be provided.

In the vicinity of the Tysons II development , the Comprehensive Plan recommends that the
following roadway improvements be constructed.

• Interchange at International Drive/Route 123. A design of an urban diamond
interchange was completed in conjunction with the Embassy Suites
development (RZ 1997 -PR-058 ) in the northwest quadrant of the intersection.
The applicant has proffered to dedicate right-of-way in conformance with the
current design.

The current design does not account for any increases in development density
for rail, including the Tysons II site. The applicant needs to ensure that this
design will be able to accommodate its traffic with increases in development
density. If it does not, the applicant should propose methods to address the
issue of capacity . This may include a redesign of the interchange to better
accommodate future traffic flows and a commitment to work with staff and
VDOT to secure design approval . If the interchange is redesigned, the
applicant should provide right -of-way in conformance with the new design.
Funding for construction or actual construction of the redesigned interchange
may also be appropriate.
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• Widening of Route 123 on the frontage of site. The applicant has proffered to
construct an additional lane; however , there are timing issues to be considered
with this construction proposal . It is not staff 's intent to have the applicant
construct a short - term improvement that will need to be removed with rail or
Beltway construction . Financial commitments in lieu of construction are
appropriate.

• Construction easements for all future improvements to Route 123 / International
and the frontage of Route 123 should be provided.

• Modifications to the Westpark Drive bridge crossing of Route 123 . Designs for the
Beltway improvement project depict a shift of the Westpark Drive bridge westward
to accommodate ramps from the Beltway . The applicant has made no
commitments to these improvements , including potential right-of -way dedications
needed to reconstruct the bridge.

Traffic study

Data provided in a traffic study is a key element to determining the impact the additional
square footage proposed by the applicant will have on the adjoining road network. The
analysis may show that transportation improvements to conform with Plan
recommendations regarding 'non-degradation ' may be necessary . Roadway improvements
may need to be constructed or other measures to offset the impact to the surrounding
road network may need to be implemented by the applicant . Without this information,
staff is unable to properly assess where and if specific measures to address traffic impact
will be required.

Conversations regarding the need for evaluation of the traffic impact of the additional
development proposed in this application were initiated coincident with its submission.
Evaluating the impact rail may have on the reduction of vehicular traffic generated by the
site and other development in the Tysons area is a complicated matter in the vacuum
created by rail's absence . Extended discussions between staff , VDOT staff , the applicant,
and the applicant 's traffic consultant regarding the scope of the study took place from
January - April 2002 without being able to come to formal agreement on the parameters of
the study . Without final agreement , a traffic analysis was submitted to staff for
evaluation on June 17.

During its review , significant concerns and questions pertaining to the methodology and
assumptions in the traffic study were identified , including:

• Use of rail-related development assumptions by the traffic consultant to evaluate
future vehicular traffic vs. the use of a growth rate as recommended by staff

• The need for the analysis to match square -footage phasing timetables for rail-
related development agreed upon by staff
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• The inability to determine a clear link to the impact development will have to the
surrounding street network

• Questions and concerns regarding the methodology utilized to develop data on trip
reductions and the need to refine the basis for trip reductions that could become
the nexus for specific proffered commitments to reductions

On August 7, guidance was provided to the traffic consultant with regard to assumptions to
be utilized and information we are seeking to derive from the analysis , which will require
an extensive re-creation of traffic data for staff review. As of the date of this memo, a
revised traffic study has not been submitted for staff review . Upon receipt of the study,
staff will initiate an immediate review of the data as well as coordinate with VDOT on
their analysis . Typically, a review of this nature takes approximately 4 to 6 weeks.

Trip Reductions and Phasing

The Comprehensive Plan states that individual projects should achieve a mode split for
HOV trips that supports an overall 20% mode split in Tysons Comer . An additional 3% of
trips should be by foot . According to the Plan , on individual sites property owners should
be allowed to achieve maximum planned development on their sites when appropriate
transportation improvements are provided in accordance with the Plan.

It is expected that the data provided in the revised traffic study will demonstrate how
Tysons II is to meet these criteria . The traffic consultant ' s initial analysis has indicated
that a 32 . 5% mode split between auto trips and non -auto trips can be achieved with future
construction of the approved unbuilt square footage and the proposed additional square
footage . Staff feels that the consultant has proposed a very ambitious rate of mode split.

Significantly , despite a purported ability to reduce vehicular trips by 32 . 5%, the applicant
intends to construct 10,320 parking spaces for the proposed /unbuilt structures G-M. This
represents 7% more than the 9 , 600 spaces required by the County Code . The arguments
for a significant reduction in vehicular trips are hollowed by the applicant 's expectations
that the site will require parking significantly higher than required. A strong case may be
made for significant parking reductions from Code requirements to discourage people from
driving to an assured parking space . The possible proximity of a future rail line may
provide further justification for a reduction.

The applicant has proposed very weak commitments to TDM measures , proffering standard
language regarding participation in County ridesharing programs and encouraging flextime.
These minimal programs will not achieve significant trip reductions , particularly the 32.5%
reduction the traffic consultant purports to be able to achieve . The applicant cannot rely
on rail alone to offset all trips generated by the additional development . Staff is seeking
strong , enforceable , easily monitored obligations for long -term trip reductions.

The applicant 's commitments should include specific steps to be implemented that will
facilitate the achievement of the proffered trip reductions at each phase of future
development . Once a trip reduction rate for each phase of future development is
determined , the applicant should propose detailed measures utilizing examples provided in
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the Comprehensive Plan to develop a TDM program that will achieve the proposed
reductions . The TDM program should also include commitments with parameters to
complete follow up studies to verify compliance with proffered trip reductions.
Withholding of approval of additional square footage until the proffered rates are achieved
should also be a condition of the commitment.

It is unclear from the draft proffers whether TDM commitments will be extended to the
approved but as yet unbuilt elements of the development . Inclusion of the unbuilt
development in future trip reduction commitments will aid greatly in reducing the overall
trips generated by the development , the subtraction of SOV trips that were already
assumed to occur under currently approved development will further Plan goals. In
addition , a more comprehensive TDM program applicable to the entire development will
be easier to manage and enforce.

Tysons Transportation Fund

The applicant has proffered a contribution to the Tysons Fund ( the Fund ). However,
credits toward their contribution have been requested for certain improvements they have
proffered to complete . The requested credits are not projects for which credit is typically
granted . However , this does not preclude the possibility that project (s) of significant
merit proposed by the applicant can be eligible for credit . Specific comments on the
applicant 's proposed credits are discussed below.

• Additional lane on the Route 123 frontage. The applicant is requesting that the
funds spent to complete this improvement be credited to their Fund contribution
amount. The widening of Route 123 is recommended in the Comp Plan, thus
improvements to the frontage will be a basic requirement of site plan approval. Its
construction or funding for future construction would not be considered a special
circumstance for which improvements would typically be credited. Therefore, this
credit should not be granted.

• An internal pedestrian bridge network . This is a desirable element of the project
causing the reduction of pedestrian traffic crossings of a heavily traveled vehicular
network . However, the above -grade crossings are designed as an enhancement to
the applicant 's development , serving primarily pedestrian trips internal to the site.
Thus , this credit is inappropriate.

• Signals at Tysons Boulevard /Westbranch Drive ; Tysons Boulevard /Park Run Drive;
and Galteria Drive /Westpark Drive . Under previously approved proffers, the
applicant made commitments to signal installations on Tysons Boulevard at
Westbranch Drive and Park Run Drive without reimbursement for their installation.
These signals function primarily to enhance ingress /egress to and from Tysons II,
thus their installation is likely to be necessitated solely by additional impacts
created by the applicant 's development . Providing a credit for enhancing access
to the applicant 's own development is not a prudent course of action.
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• Assuming the applicant proffers improvements that are determined to be
creditable against a Fund contribution , the applicant requests that the value of any
credits to the total Fund contribution be increased according to criteria used to
factor annual revisions to the Fund rate . It appears the applicant is suggesting that
if a creditable improvement is constructed in 2010 and the credit request is
withheld by the applicant until 2015, the amount of credit should be increased
based on a rate of inflation . Typically, developers who are constructing projects
that will be credited against a transportation fund contribution submit their credit
requests immediately upon completion of the creditable construction project. If
the applicant secures approval of conditions allowing creditable improvements and
these improvements are completed in 2005 , the applicant would have his future
contribution reduced solely by the costs of the completed improvements . We have
never considered an inflationary rate based on a developer withholding creditable
expenses to a later date.

Other Transportation Issues

• The slip ramp connection from 123 to the parking garage for buildings K , L, and M
should be deleted . Although the connection was approved under the existing
zoning , it directly conflicts with the underground portal proposed with the T9 rail
alignment . The rail issue notwithstanding, access to a garage from an arterial
roadway is not appropriate . Weave movements accessing the entrance and
conflicts entering the garage that can spill out into the roadway will create
additional points of potential confusion congesting an already saturated roadway.

• An important localized item identified in the traffic study is a significant
deterioration in the level of service (LOS) of the intersection of Route 123 and
Tysons Boulevard with future development . Current PM LOS is rated 'E'. Future
service levels are at 'F', even with assumptions of construction of rail
improvements and widening of Route 123 to 8 lanes . Left turn volumes into Tysons
II contribute significantly to the failure of the intersection . The applicant has not
identified any improvements to address this capacity issue.

• Pedestrian circulation should be provided from the proposed park extending to
Galleria Drive.

• The public should have 24 - hour access to the above -grade pedestrian linkages
proposed by the applicant.

YHC/AKR/MAD

cc: Michelle Brickner , Director , Design Review Division , Department of Public Works and Environmental
Services
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FAIRFAX COUNTY, VIRGINIA

MEMORANDUM

TO: Barbara A. Byron, Director
Zoning Evaluation Division, DPZ

FROM: Fred R. Selden , Director r,12
Planning Division, DPZ

SUBJECT: ENVIRONMENTAL ASSESSMENT for: PCA 84-D-049-05;
Tysons II Land Company, L.L.C. FDPA 94-D-049-06

DATE: 24 September 2002

This memorandum, prepared by Mary Ann Welton, includes citations from the Comprehensive
Plan that list and explain environmental policies for this property. The citations are followed by
a discussion of environmental concerns, including a description of potential impacts that may
result from the proposed development as depicted on the revised plan dated August 9, 2002.
Possible solutions to remedy identified environmental impacts are suggested. Other solutions
may be acceptable, provided that they achieve the desired degree of mitigation and are also
compatible with Plan policies.

COMPREHENSIVE PLAN CITATIONS:

The Comprehensive Plan is the basis for the evaluation of this application. The assessment of
the proposal for conformity with the environmental recommendations of the Comprehensive
Plan is guided by the following citations from the Plan:

On pages 91 through 93 of the 2000 edition of the Policy Plan under the heading "Water
Quality", the Comprehensive Plan states:

"Objective 2: Prevent and reduce pollution of surface and groundwater
resources.

Policy a. Implement a best management practices (BMP) program for
Fairfax County, and ensure that new development and
redevelopment complies with the County' s best management
practice (BMP) requirements. .. .

Policy k. For new development and redevelopment, apply low-impact site
design techniques such as those described below, and pursue
commitments to reduce stormwater runoff volumes and peak
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flows, to increase groundwater recharge, and to increase
preservation of undisturbed areas. In order to minimize the
impacts that new development and redevelopment projects may
have on the County's streams, some or all of the following
practices should be considered where not in conflict with land use
compatibility objectives:

Minimize the amount of impervious surface created.

Site buildings to minimize impervious cover associated
with driveways and parking areas and to encourage tree
preservation.

Where feasible, convey drainage from impervious areas
into pervious areas.

Encourage cluster development when designed to
maximize protection of ecologically valuable land.

...Encourage fulfillment of tree cover requirements through
tree preservation instead of replanting where existing tree
cover permits. Commit to tree preservation thresholds that
exceed the minimum Zoning Ordinance requirements.

Encourage the use of innovative BMPs and infiltration
techniques of stormwater management where site

conditions are appropriate , if consistent with County

requirements.

Apply nonstructural best management practices and
bioengineering practices where site conditions are
appropriate , if consistent with County requirements.

Development proposals should implement best management practices to reduce runoff
pollution and other impacts..."

On page 94 the of the 2000 edition of the Policy Plan under the heading "Water Quality", the
Comprehensive Plan states:

"Objective 3: Protect the Potomac Estuary and the Chesapeake Bay from the
avoidable impacts of land use activities in Fairfax County.

Policy a. Ensure that new development and redevelopment complies with
the County's Chesapeake Bay Preservation Ordinance."

N:IPD%WELTOMRZITysons11. 84. d. 049 . 5&6.doc
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On pages 95 to 96 of the 2000 edition of the Policy Plan, under the heading "Noise", the
Comprehensive Plan states:

" ... Federal agencies with noise mitigation planning responsibilities have worked with
the health community to establish maximum acceptable levels of exposure (Guidelines
for Considering Noise in Land Use Planning and Control). These guidelines expressed in
terms of sound pressure levels are 65 dBA Ld„ for outdoor activity areas; 50 dBA Ld„ for
office environments; and 45 dBA Ldo for residences, schools, theaters and other noise
sensitive uses.

Objective 4: Minimize human exposure to unhealthful levels of transportation
generated noise.

Policy a: Regulate new development to ensure that people are protected
from unhealthful levels of transportation noise...

New development should not expose people in their homes, or other noise sensitive
environments to noise in excess of 45 dBA Ldn, or to noise in excess of 65 dBA Ldp in the
outdoor recreation areas of homes. To achieve these standards new residential
development in areas impacted by highway noise between 65 and 75 dBA Ld„ will

.require mitigation..."

On page 96 of the 2000 Edition of the Policy Plan under the heading "Light Pollution", the
Comprehensive Plan states:

"Increasing urbanization requires that care be taken to reduce unfocused emissions of light and
that efforts be made to avoid creating sources of glare which may interfere with residents' and/or
travelers' visual acuity.

Objective 5: Minimize light emissions to those necessary and consistent with
general safety.

Policy a. Recognize the nuisance aspects of unfocused light emissions."

ENVIRONMENTAL ANALYSIS:

This section characterizes the environmental concerns raised by an evaluation of this site and the
proposed land use. Solutions are suggested to remedy the concerns that have been identified by
staff. There may be other acceptable solutions. Particular emphasis is given to opportunities
provided by this application to conserve the County's remaining natural amenities.

N: IPDIWEBTON RZITysonsll. 84.d.049 .5&6.doc
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Water Quality Best Management Practices

Issue:

Element V. of the current proffer statement dated August 8, 2002, addresses the issue of
stormwater management best management practices in a very cursory manner. The Proffer
Statement and Note 5 of the current development plan reference the Overall Stormwater
Management Plan #6028-D5-01-3, which was originally approved for the development twelve
years ago. The applicant indicates that any new stormwater best management practice
requirements for this amendment request will be addressed at the time of site plan review. In
addition, the proffer statement asserts that no new impervious surface will be created as a result
of this request, even though the applicant is proposing to increase the total overall square footage
by an additional 1,600,000 square feet.

The current stormwater facilities may be encroached upon by the proposed changes in the
development program as well as by future improvements to the beltway. The existing
configuration of the International Drive bridge may be moved and may further encroach on the
existing ponds.

Resolution:

The applicant should demonstrate that the Overall Stormwater Management Plan #6028-D5-01-3
(approved on September 20, 1990) has been updated and submitted to the Department of Public
Works and Environmental Services to reflect all current proposed changes. In addition, to the
applicant's changes, all proposed changes in the roadway configuration should also be
demonstrated and evaluated as part of a current stormwater plan revision. The applicant will be
required to address the specific requirements of the County's Chesapeake Bay Preservation
Ordinance (Chapter 118 of the County Code) for the proposal.

Finally, the applicant should demonstrate in greater detail, square footage allocations to support
the Proffer Statement conclusion, "... that there will be no increase in impervious areas..."

Transportation generated Noise

Issue:

Proposed Building J is projected to have a hotel as well as a residential component. Thus, the
impact of highway noise and future transit noise should be mitigated for this building.

A highway noise analysis was performed for Chain Bridge Road (Route 123). The analysis
produced the following noise contour projections (note DNL dBA is equivalent to dBA Ld„ ):

65 dBA Lda 329' feet from centerline
70 dBA Ld„ 153' feet from centerline

N..WDIWELTOMRZITysonsll. 84. d. 049 . 5&6. doc
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The southern aspect of Building J adjacent to Chain Bridge Road falls within the 65-70 dBA Ld„
impact area. This calculation only considers highway noise. If a strong likelihood exists that a
proposed transit station will be located along the north side of Chain Bridge Road then that too
will have an adverse affect on the residences and the proposed hotel.

Suggested Solution:

In order to reduce noise in interior areas to 45 dBA Ld" or less, the hotel and residences should be
constructed with building materials that are sufficient to provide this level of acoustical
mitigation.

The applicant is encouraged to mitigate all transportation-generated noise through the use of
appropriate building materials, which provide the proscribed level of acoustical mitigation. The
applicant may choose to submit an independent noise study for review and approval by the
Department of Public Works and Environmental Services (DPWES) to demonstrate greater
specificity for noise impacts.

Light Pollution

Issue:

No detailed specifications regarding proposed lighting have been made available in this
application.

Resolution:

It is suggested that the applicant offer detailed lighting specifications, which incorporate the
concept of fully shielded (cutoff) lights to avoid excessive illumination, as well as light trespass
on adjacent properties. A "shoe box" design luminaire exemplifies a fully cutoff fixture.

In addition, all signage, which is proposed as part of this current application, should be internally
illuminated. It is recommended that the applicant consult the Illuminating Engineers Society of
North America for lighting guidelines.

TRAILS PLAN

The Trails Plan Map depicts a bicycle trail along the north side of Chain Bridge Road, a bicycle
trail on the southeast side of Westpark Drive and a bicycle trail adjacent to International Drive.
The Director, Department of Public Works and Environmental Services will determine what trail
requirements may apply to the subject property at the time of site plan review.

BGD: MAW

N. IPDIWELTONIRZITysonsll. 84. d. 049 . 586. doc
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FAIRFAX COUNTY PARK AUTHORITY

MEMORANDUM

TO: Barbara A. Byron, Director
Zoning Evaluation Division
Department of Planning and Zoning

Planning and Developmennivision
FROM: Lynn S. Tadlock, Director

DATE: September 3, 2002

SUBJECT : REVISED REPORT : PCA 84-D-049-5; FDPA 84-D-049-6
Tyson's II Land Company, L.L.C.

Loc: 29-4((10)) 2-A1,2-A2,2-C,2-D,3-A,3-B,3-D,4-A,4-B,5-A,5-B,5-C,6

BACKGROUND

The Fairfax County Park Authority (FCPA) originally reviewed this application in
November, 2001. At that time, no residential uses were included as part of the proposal. The
most recent application, dated August 9, 2002 now includes a residential component. The
current Development Plan shows an intensive mixed-use development of office, retail, and
250 new proposed residential units on approximately 57.44 acres. The proposal will add
approximately 583 residents to the current population of Providence District.

COMPREHENSIVE PLAN CITATIONS

1. Park Services and New Development (The Policy Plan, Parks and Recreation Objective 4, p. 180)

"Maximize both the required and voluntary dedication, development, and
renovation of lands and facilities for parks and recreation to help ensure an
equitable distribution of these resources commensurate with development
throughout the County."

Policy a: "Provide neighborhood park facilities on private open space in quantity
and design consistent with County standards; or at the option of the
County, contribute a pro-rata share to establish neighborhood park
facilities in the vicinity..."

Policy b: "Mitigate the cumulative impacts of development that exacerbate or
create deficiencies of Community Park facilities in the vicinity. The
extent of facilities, land or contributions to be provided shall be in general
accordance with the proportional impact on identified facility needs as
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determined by adopted County standards. Implement this policy through
application of the Criteria for Assignment of Appropriate Development
Intensity."

2. New Park Facilities (Area II Plan, Tyson 's Corner Urban Center, Area-Wide Recommendations,
Open Space/Parks/Recreation , Page 73 - 76).

The Open Space/Parks/Recreation Section of the Comprehensive Plan calls for a
series of walkways, outdoor recreation, pocket parks and neighborhood park
facilities.

ANALYSIS AND RECOMMENDATIONS

The residents of this development will need access to outdoor recreational facilities. Typical
recreational needs include playground/tot lots, basketball, tennis and volleyball courts and
athletic fields. Based on the Zoning Ordinance Sections 6-110 and 16-404, the applicant
shall provide $955 per non-ADU (affordable dwelling unit) residential unit for outdoor
recreational facilities to serve the development population. With 250 non-ADUs proposed,
the cost to develop these facilities is $238,750.

The Development Plan shows a proposed urban park. The plans and proffers need to more
specifically identify the extent of proposed recreational facilities at the site . Qualifying
recreational facilities can be credited toward the $238,750 required recreational contribution.

The $955 per unit funds required by Ordinance offset only a portion of the impact to provide
recreational facilities for the new residents generated by this development. Typically, a large
portion if not all of the Ordinance-required funds are used for outdoor recreational amenities
onsite (such as an outdoor pool and tot lots). As a result, the Park Authority is not
compensated for the increased demands caused by residential development for other
recreational facilities that the Park Authority must provide (such as picnic areas, ballfields,
and basketball courts).

In order to offset the additional impact caused by the proposed development, the applicant
should provide an additional $119,515 to the Park Authority for recreational facility
development at one or more of our sites located within the service area of this development.
If no qualifying outdoor recreational amenities are provided, the applicant should dedicate

P:\Planning and Land Management\Development Plan Review\DPZ Applications\PCA\PCA 84-D-049-5\PCA 84-
D-049-5.doc
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$358,265 to the FCPA (the sum of the Ordinance required P-District funds and the impact of
the development on the need for new recreational facilities).

cc: Kirk Holley, Manager, Planning and Land Management Branch
Chron Binder
File Copy

P:\Planning and Land Management\Development Plan Review\DPZ Applications\PCA\PCA 84-D-049-5\PCA 84-
D-049-5.doc
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FAIRFAX COUNTY , VIRGINIA

MEMORANDUM

TO: Staff Coordinator

Zoning Evaluation Division, OCP

FROM: Gilbert Osei-Kwadwo (Tel: 324-5025)

DATE:January 18, 2002

System Engineering & Monitoring Divisio
Office of Waste Management, DPW

SUBJECT: Sanitary Sewer Analysis Report

REFERENCE : Application No. PCA 84-D-049-05/FDPA 84-D-049-06

Tax Map No. SEVERAL LOTS ON 29-4 /10/

The following information is submitted in response to your request for a
sanitary sewer analysis for the above referenced application:

1. The application property is located in the SCOTTS RUN (El) Watershed.
It would be sewered into the Blue Plains Treatment Plant.

2. Based upon current and committed flow, excess capacity is available at
this time. For purposes of this report, committed flow shall be deemed
as for which fees have been previously paid, building permits have been
issued, or priority reservations have been established in accordance
with the context of the Blue Plains Agreement of 1984. No commitment
can be made, however, as to the availability of treatment capacity for
the development of the subject property. Availability of treatment
capacity will depend upon the current rate of construction and the
timing for development of this site.

3. An existing 8 inch pipe line located EASEMENT and ON the
property is adequate for the proposed use at this time.

4. The following table indicates the condition of all related sewer
facilities and the total effect of this application.

Existing Use Existing Use
Existing Use + Application + Application

Sewer Network + Application + Previous Rezonings + Comp Plan

Adeq. Inadeq. Adeg. Inadeg. Adeq. Inadeg.
Collector X X X
Submain X X X

Main/Trunk X X X
Interceptor
Outfall

5. Other Pertinent information or comments:
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FAIRFAX COUNTY, VIRGINIA

MEMORANDUM

November 26, 2001

TO: Barbara Byron , Director
Zoning Evaluation Division
Office of Comprehensive Planning

FROM : Ralph Dulaney (246-3868)
Planning Section
Fire and Rescue Department

SUBJECT: Fire and Rescue Department Preliminary Analysis of Proffered Condition
Amendment PCA 84-D-049-05 and Final Development Plan Amendment FDPA
84-D-049-06

The following information is submitted in response to your request for a preliminary Fire and
Rescue Department analysis for the subject:

1. The application property is serviced by the Fairfax County Fire and Rescue Department
Station #29, Tysons Corner.

2. After construction programmed for FY 19_, this property will be serviced by the fire

station planned for the area.

3. In summary, the Fire and Rescue Department considers that the subject rezoning
application property:

X a. currently meets fire protection guidelines.

_b. will meet fire protection guidelines when a proposed fire station becomes
fully operational.

c. does not meet current fire protection guidelines without an additional
facility; however, a future station is projected for this area.

.d. does not meet current fire protection guidelines without an additional
facility. The application property is _ of a mile outside the fire
protection guidelines. No new facility is currently plarined for this area.

C: \windows \TEMP\RZ. DOC
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FAIRFAX COUNTY WATER AUTHORITY
8570 Executive Park Avenue- P. 0. Box 1500

Merrifield, Virginia 22116-0815
(703) 289-6000

November 20, 2001

MEMORANDUM

TO: Staff Coordinator (Tel. 324-1250)
Zoning Evaluation Division-Suite 800
12055 Government Center Parkway
Fairfax, Virginia 22035

FROM : Planning Branch (Tel. 289-6363)
Planning and Engineering Division

SUBJECT: Water Service Analysis, Rezoning Application PCA 84-D-049-05
FDPA 84-D-049-06

The following information is submitted in response to your request for a water
service analysis for the subject rezoning application:

1. The application property is located within the franchise area of the Fairfax County Water
Authority and the City of Falls Church. There are also private water mains associated with
this application.

2. Adequate domestic water service is available at the site from existing 12 & 8 inch mains
located at the property. See enclosed property map.

3. Depending upon the configuration of the onsite water mains , additional water main
extensions may be necessary to satisfy fire flow requirements and accommodate water quality
concerns.

4. The City of Falls Church should be notified for development within their franchise area.

Attachment

ie K. Bain
Manager, Plannirlgl}lepartment
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APPENDIX 17

Date. 9/20/02

Map: 29-4
Acreage: 57.44
Rezoning
From : PDC To: PDC

Case # PCA-84-P-049.5

PU 3552

TO; County Zoning Evaluation Branch (DPZ)
FROM: FCPS Facilities Planning (246-3609)
SUBJECT: Schools Impact Analysis, Rezoning Application
The following information is submitted in response to your request for a school impact analysis
of the referenced rezoning application.
I. Schools that serve this property, their current total memberships, net operating capacities,

and five year projections are as follows:

School Nana and Grade 9!30101 913041 2002-2003 Memb/Cap 2006.2807 MemWCap
Newber Level Capacity

Membership 1
Membership Difference Membership Difference

2002-2803 2006-2007
WesWriar 3048 K6 398 446 463 -65 457 -59
Kilmu3011 7-9 850 860 901 A l 950 -100
Marshall 3070 9-12 1500 1235 1310 190 1290 210

The requested rezoning could increase or reduce projected student membership as shown
in the following analysis:

School

'el
(by

Grade)

Unit
Type

Proposed Zoning Unit
Type

Existing Zoning student
Increase!
Dentate

Total
Students

Unity Red" Students Units fio Students
K-6 HR 250 7C 063 16

^
16 16

7-8 HR 250 X.011 3
- -

3 3
9-12 HR 250 X.028 7 7 7

Source : Capital Improvement Program, FY 2002-2006, Facilities Planning Services Office
Note : Five-year projections are those currently available and will be updated yearly. School

attendance areas subject to yearly review.
Comments

Enrollment in the school listed (Marshall High) is currently projected to be below capacity.

Enrollment in the schools listed (Westbriar Elementary , Kilmer Middle) is currently projected to
be near or above capacity.

The 19 students generated by this proposal would require . 76 additional classrooms at Westbriar
Elementary (19 divided by 25 students per classroom). Providing these additional classrooms will
cost approximately $ 266,000 based upon a per classroom construction cost of $350,000 per
classroom.

The foregoing information does not take into account the potential impacts of other proposals
pending that could affect the sane schools.
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Selected Excerpts from the Zoning Ordinance

ARTICLE 16

DEVELOPMENT PLANS

PART 1 16-100 STANDARDS FOR ALL PLANNED DEVELOPMENTS

16-101 General Standards

A rezoning application or development plan amendment application may only be approved
for a planned development under the provisions of Article 6 if the planned development
satisfies the following general standards:

1. The planned development shall substantially conform to the adopted comprehensive
plan with respect to type, character, intensity of use and public facilities. Planned
developments shall not exceed the density or intensity permitted by the adopted
comprehensive plan, except as expressly permitted under the applicable density or
intensity bonus provisions.

2. The planned development shall be of such design that it will result in a development
achieving the stated purpose and intent of the planned development district more than
would development under a conventional zoning district.

3. The planned development shall efficiently utilize the available land , and shall protect
and preserve to the extent possible all scenic assets and natural features such as trees,
streams and topographic features.

4. The planned development shall be designed to prevent substantial injury to the use and
value of existing surrounding development, and shall not hinder, deter or impede
development of surrounding undeveloped properties in accordance with the adopted
comprehensive plan.

5. The planned development shall be located in an area in which transportation, police
and fire protection, other public facilities and public utilities, including sewerage, are
or will be available and adequate for the uses proposed; provided, however, that the
applicant may make provision for such facilities or utilities which are not presently
available.

6. The planned development shall provide coordinated linkages among internal facilities
and services as well as connections to major external facilities and services at a scale
appropriate to the development.

16-102 Design Standards

Whereas it is the intent to allow flexibility in the design of all planned developments, it is
deemed necessary to establish design standards by which to review rezoning applications,
development plans, conceptual development plans, final development plans, PRC plans, site
plans and subdivision plats . Therefore, the following design standards shall apply:



In order to complement development on adjacent properties, at all peripheral
boundaries of the planned development district, the bulk regulations and landscaping
and screening provisions shall generally conform to the provisions of that conventional
zoning district which most closely characterizes the particular type of development
under consideration.

2. Other than those regulations specifically set forth in Article 6 for a particular P district,
the open space, off-street parking, loading, sign and all other similar regulations set
forth in this Ordinance shall have general application in all planned developments.

3. Streets and driveways shall be designed to generally conform to the provisions set forth
in this Ordinance and all other County ordinances and regulations controlling same,
and where applicable, street systems shall be designed to afford convenient access to
mass transportation facilities. In addition, a network of trails and sidewalks shall be
coordinated to provide access to recreational amenities, open space, public facilities,
vehicular access routes, and mass transportation facilities.

13-202 Peripheral Parking Lot Landscaping

If any parking lot contains twenty (20) or more spaces and transitional screening is not
required by Sections 301 and 302 below, then peripheral parking lot landscaping shall be
required as follows:

1. When the property line abuts land not in the right -of-way of a street:



A. A landscaping strip four (4) feet in width shall be located between the parking
lot and the abutting property lines, except where driveways or other openings
may necessitate other treatment.

B. At least one ( 1) tree for each fifty (50) feet shall be planted in the landscaping
strip ; however, this shall not be construed as requiring the planting of trees on
fifty ( 50) foot centers.

3. The Board, in conjunction with the approval of a rezoning or special exception, may
approve a waiver or modification of the requirements of this Section. Such waiver or
modification may be approved:

A. For an interim use of a specified duration, and/or where deemed appropriate
due to the location, size, surrounding area or configuration of the parking lot;
and

B. Where such waiver or modification will not have any deleterious effect on the
existing or planned development of adjacent properties.

4. In a Commercial Revitalization District, peripheral parking lot landscaping shall be
provided in accordance with the provisions of that district.

N: IZEDIBRAHAMIWPDOCSIRZIRZ 2001-DR-019, Civic PiacelSelecled Excerpts from the Zoning Ordinance.doc
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GLOSSARY
This Glossary is provided to assist the public in understanding

the staff evaluation and analysis of development proposals.
It should not be construed as representing legal definitions.

Refer to the Fairfax County Zoning Ordinance , Comprehensive Plan
or Public Facilities Manual for additional information.

ABANDONMENT : Refers to road or street abandonment, an action taken by the Board of Supervisors , usually through the public hearing
process , to abolish the public 's right-of-passage over a road or road right-of way . Upon abandonment , the right-of-way automatically
reverts to the underlying fee owners . If the fee to the owner is unknown , Virginia law presumes that fee to the roadbed rests with the
adjacent property owners if there is no evidence to the contrary.

ACCESSORY DWELLING UNIT (OR APARTMENT): A secondary dwelling unit established in conjunction with and clearly subordinate to
a single family detached dwelling unit . An accessory dwelling unit may be allowed if a special permit is granted by the Board of Zoning
Appeals (BZA). Refer to Sect. 8-918 of the Zoning Ordinance.

AFFORDABLE DWELLING UNIT (ADU ) DEVELOPMENT : Residential development to assist in the provision of affordable housing for
persons of low and moderate income in accordance with the affordable dwelling unit program and in accordance with Zoning Ordinance
regulations . Residential development which provides affordable dwelling units may result in a density bonus (see below) permitting the
construction of additional housing units . See Part 8 of Article 2 of the Zoning Ordinance.

AGRICULTURAL AND FORESTAL DISTRICTS : A land use classification created under Chapter 114 or 115 of the Fairfax County Code
for the purpose of qualifying landowners who wish to retain their property for agricultural or forestal use for use /value taxation pursuant to
Chapter 58 of the Fairfax County Code.

BARRIER: A wall, fence, earthen berm, or plant materials which may be used to provide a physical separation between land uses. Refer
to Article 13 of the Zoning Ordinance for specific barrier requirements.

BEST MANAGEMENT PRACTICES (BMPs): Stormwater management techniques or land use practices that are determined to be the
most effective, practicable means of preventing and/or reducing the amount of pollution generated by nonpoint sources in order to improve
water quality.

BUFFER : Graduated mix of land uses, building heights or intensities designed to mitigate potential conflicts between different types or
intensities of land uses; may also provide for a transition between uses. A landscaped buffer may be an area of open, undeveloped land
and may include a combination of fences, walls, berms, open space and/or landscape plantings. A buffer is not necessarily coincident
with transitional screening.

CHESAPEAKE BAY PRESERVATION ORDINANCE: Regulations which the State has mandated must be adopted to protect the
Chesapeake Bay and its tributaries. These regulations must be incorporated into the comprehensive plans, zoning ordinances and
subdivision ordinances of the affected localities. Refer to Chesapeake Bay Preservation Act, Va. Code Section 10.1-2100 at seq and VR
173-02-01, Chesapeake Bay Preservation Area Designation and Management Regulations.

CLUSTER DEVELOPMENT: Residential development in which the lots are clustered on a portion of a site so that significant
environmental/historical/cultural resources may be preserved or recreational amenities provided. While smaller lot sizes are permitted in a
cluster subdivision to preserve open space, the overall density cannot exceed that permitted in the zoning district if the site were
developed as a conventional subdivision. See Sect. 9-615 of the Zoning Ordinance.

COUNTY 2232 REVIEW PROCESS: A public hearing process pursuant to Sect. 15.2-2232 (Formerly Sect. 15.1-456) of the Virginia
Code which is used to determine if a proposed public facility not shown on the adopted Comprehensive Plan is in substantial accord with
the plan. Specifically, this process is used to determine if the general or approximate location, character and extent of a proposed facility
is in substantial accord with the Plan,

dBA: The momentary magnitude of sound weighted to approximate the sensitivity of the human ear to certain frequencies ; the dBA value
describes a sound at a given instant , a maximum sound level or a steady state value . See also Ldn.

DENSITY : Number of dwelling units (du) divided by the gross acreage (ac) of a site being developed in residential use; or , the number of
dwelling units per acre (du/ac) except in the PRC District when density refers to the number of persons per acre.

DENSITY BONUS : An increase in the density otherwise allowed in a given zoning district which may be granted under specific provisions
of the Zoning Ordinance when a developer provides excess open space, recreation facilities , or affordable dwelling units (ADUs), etc.

DEVELOPMENT CONDITIONS : Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of
Zoning Appeals (BZA) in connection with approval of a special exception , special permit or variance application or rezoning application in
a "P" district . Conditions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with
the Zoning Ordinance and/or conformance with the Comprehensive Plan. For example , development conditions may regulate hours of
operation , number of employees , height of buildings , and intensity of development.



DEVELOPMENT PLAN: A graphic representation which depicts the nature and character of the development proposed for a specific land
area : information such as topography, location and size of proposed structures, location of streets trails, utilities , and storm drainage are
generally included on a development plan. A development plan is s submission requirement for rezoning to the PRC District. A
GENERALIZED DEVELOPMENT PLAN (GDP) is a submission requirement for a rezoning application for all conventional zoning districts
other than a P District. A development plan submitted in connection with a special exception (SE) or special permit (SP) is generally
referred to as an SE or SP plat. A CONCEPTUAL DEVELOPMENT PLAN (CDP) is a submission requirement when filing a rezoning
application for a P District other than the PRC District; a CDP characterizes in a general way the planned development of the site. A
FINAL DEVELOPMENT PLAN (FDP) is a submission requirement following the approval of a conceptual development plan and rezoning
application for a P District other than the PRC District; an FDP further details the planned development of the site . See Article 16 of the
Zoning Ordinance.

EASEMENT : A right to or interest in property owned by another for a specific and limited purpose. Examples : access easement, utility
easement , construction easement , etc. Easements may be for public or private purposes.

ENVIRONMENTAL QUALITY CORRIDORS ( EQCs): An open space system designed to link and preserve natural resource areas,
provide passive recreation and protect wildlife habitat . The system includes stream valleys , steep slopes and wetlands . For a complete
definition of EQCs, refer to the Environmental section of the Policy Plan for Fairfax County contained in Vol. 1 of the Comprehensive Plan.

ERODIBLE SOILS : Soils that wash away easily , especially under conditions where stormwater runoff is inadequately controlled. Silt and
sediment are washed into nearby streams , thereby degrading water quality.

FLOODPLAIN : Those land areas in and adjacent to streams and watercourses subject to periodic flooding ; usually associated with
environmental quality corridors . The 100 year floodplain drains 70 acres or more of land and has a one percent chance of flood
occurrence in any given year.

FLOOR AREA RATIO ( FAR): An expression of the amount of development intensity (typically, non-residential uses ) on a specific parcel
of land . FAR is determined by dividing the total square footage of gross floor area of buildings on a site by the total square footage of the
site itself.

FUNCTIONAL CLASSIFICATION: A system for classifying roads in terms of the character of service that individual facilities are providing
or are intended to provide, ranging from travel mobility to land access. Roadway system functional classification elements include
Freeways or Expressways which are limited access highways, Other Principal ( or Major) Arterials, Minor Arterials, Collector Streets, and
Local Streets . Principal arterials are designed to accommodate travel ; access to adjacent properties is discouraged. Minor arterials are
designed to serve both through traffic and local trips . Collector roads and streets link local streets and properties with the arterial network.
Local streets provide access to adjacent properties.

GEOTECHNICAL REVIEW : An engineering study of the geology and soils of a site which is submitted to determine the suitability of a site
for development and recommends construction techniques designed to overcome development on problem soils, e.g., marine clay soils.

HYDROCARBON RUNOFF: Petroleum products , such as motor oil, gasoline or transmission fluid deposited by motor vehicles which are
carried into the local storm sewer system with the stormwater runoff , and ultimately , into receiving streams ; a major source of non-point
source pollution . An oil-grit separator is a common hydrocarbon runoff reduction method.

IMPERVIOUS SURFACE : Any land area covered by buildings or paved with a hard surface such that water cannot seep through the
surface into the ground.

INFILL : Development on vacant or underutilized sites within an area which is already mostly developed in an established development
pattern or neighborhood.

INTENSITY : The magnitude of development usually measured in such terms as density , floor area ratio , building height , percentage of
impervious surface, traffic generation , etc. Intensity is also based on a comparison of the development proposal against environmental
constraints or other conditions which determine the carrying capacity of a specific land area to accommodate development without
adverse impacts.

Ldn: Day night average sound level. It is the twenty -four hour average sound level expressed in A-weighted decibels ; the measurement
assigns a "penalty" to night time noise to account for night time sensitivity . Ldn represents the total noise environment which varies over
time and correlates with the effects of noise on the public health , safety and welfare.

LEVEL OF SERVICE (LOS): An estimate of the effectiveness of a roadway to carry traffic , usually under anticipated peak traffic
conditions. Level of Service efficiency is generally characterized by the letters A through F, with LOS-A describing free flow traffic
conditions and LOS-F describing jammed or grid-lock conditions.

MARINE CLAY SOILS : Soils that occur in widespread areas of the County generally east of Interstate 95. Because of the abundance of
shrink-swell clays in these soils , they tend to be highly unstable . Many areas of slope failure are evident on natural slopes . Construction
on these soils may initiate or accelerate slope movement or slope failure . The shrink-swell soils can cause movement in structures, even
in areas of flat topography , from dry to wet seasons resulting in cracked foundations , etc. Also known as slippage soils.



OPEN SPACE : That portion of a site which generally is not covered by buildings , streets , or parking areas . Open space is intended to
provide light and air; open space may be function as a buffer between land uses or for scenic, environmental , or recreational purposes.

OPEN SPACE EASEMENT : An easement usually granted to the Board of Supervisors which preserves a tract of land in open space for
some public benefit in perpetuity or for a specified period of time. Open space easements may be accepted by the Board of Supervisors,
upon request of the land owner , after evaluation under criteria established by the Board . See Open Space Land Act, Code of Virginia,
Sections 10.1-1700, et seq.

P DISTRICT : A "P" district refers to land that is planned and /or developed as a Planned Development Housing (PDH) District, a Planned
Development Commercial (PDC) District or a Planned Residential Community (PRC) District. The PDH, PDC and PRC Zoning Districts
are established to encourage innovative and creative design for land development ; to provide ample and efficient use of open space; to
promote a balance in the mix of land uses, housing types , and intensity of development; and to allow maximum flexibility in order to
achieve excellence in physical, social and economic planning and development of a site . Refer to Articles 6 and 16 of the Zoning
Ordinance.

PROFFER : A written condition, which, when offered voluntarily by a property owner and accepted by the Board of Supervisors in a
rezoning action , becomes a legally binding condition which is in addition to the zoning district regulations applicable to a specific property.
Proffers are submitted and signed by an owner prior to the Board of Supervisors public hearing on a rezoning application and run with the

land. Once accepted by the Board , proffers may be modified only by a proffered condition amendment (PCA) application or other zoning
action of the Board and the hearing process required for a rezoning application applies. See Sect . 15.2-2303 (formerly 15 . 1-491) of the
Code of Virginia.

PUBLIC FACILITIES MANUAL ( PFM): A technical text approved by the Board of Supervisors containing guidelines and standards which
govern the design and construction of site improvements incorporating applicable Federal , State and County Codes , specific standards of
the Virginia Department of Transportation and the County's Department of Public Works and Environmental Services.

RESOURCE MANAGEMENT AREA (RMA): That component of the Chesapeake Bay Preservation Area comprised of lands that, if
improperly used or developed , have a potential for causing significant water quality degradation or for diminishing the functional value of
the Resource Protection Area . See Fairfax County Code , Ch. 118 , Chesapeake Bay Preservation Ordinance.

RESOURCE PROTECTION AREA ( RPA): That component of the Chesapeake Bay Preservation Area comprised of lands at or near the
shoreline or waters edge that have an intrinsic water quality value due to the ecological and biological processes they perform or are
sensitive to impacts which may result in significant degradation of the quality of state waters . In their natural condition , these lands
provide for the removal , reduction or assimilation of sediments from runoff entering the Bay and its tributaries , and minimize the adverse
effects of human activities on state waters and aquatic resources . New development is generally discouraged in an RPA . See Fairfax
County Code, Ch. 118, Chesapeake Bay Preservation Ordinance.

SITE PLAN : A detailed engineering plan, to scale , depicting the development of a parcel of land and containing all information required
by Article 17 of the Zoning Ordinance . Generally , submission of a site plan to DPWES for review and approval is required for all
residential , commercial and industrial development except for development of single family detached dwellings . The site plan is required
to assure that development complies with the Zoning Ordinance.

SPECIAL EXCEPTION (SE) / SPECIAL PERMIT (SP): Uses, which by their nature , can have an undue impact upon or can be
incompatible with other land uses and therefore need a site specific review . After review , such uses may be allowed to locate within given
designated zoning districts if appropriate and only under special controls, limitations , and regulations . A special exception is subject to
public hearings by the Planning Commission and Board of Supervisors with approval by the Board of Supervisors ; a special permit
requires a public hearing and approval by the Board of Zoning Appeals . Unlike proffers which are voluntary , the Board of Supervisors or
BZA may impose reasonable conditions to assure , for example , compatibility and safety . See Article 8 , Special Permits and Article 9,
Special Exceptions , of the Zoning Ordinance.

STORMWATER MANAGEMENT : Engineering practices that are incorporated into the design of a development in order to mitigate or
abate adverse water quantity and water quality impacts resulting from development . Stormwater management systems are designed to
slow down or retain runoff to re -create , as nearly as possible , the pre-development flow conditions.

SUBDIVISION PLAT : The engineering plan for a subdivision of land submitted to DPWES for review and approved pursuant to Chapter
101 of the County Code.

TRANSPORTATION DEMAND MANAGEMENT (TDM): Actions taken to reduce single occupant vehicle automobile trips or actions taken
to manage or reduce overall transportation demand in a particular area.

TRANSPORTATION SYSTEM MANAGEMENT (TSM) PROGRAMS : This term is used to describe a full spectrum of actions that may be
applied to improve the overall efficiency of the transportation network . TSM programs usually consist of low-cost alternatives to major
capital expenditures , and may include parking management measures , ridesharing programs , flexible or staggared work hours , transit
promotion or operational improvements to the existing roadway system . TSM includes Transportation Demand Management (TDM)
measures as well as H . O.V. use and other strategies associated with the operation of the street and transit systems.



URBAN DESIGN : An aspect of urban or suburban planning that focuses on creating a desirable environment in which to live, work and
play. A well-designed urban or suburban environment demonstrates the four generally accepted principles of design: clearly identifiable
function for the area ; easily understood order ; distinctive identity ; and visual appeal.

VACATION: Refers to vacation of street or road as an action taken by the Board of Supervisors in order to abolish the public's
right-of-passage over a road or road right-of-way dedicated by a plat of subdivision . Upon vacation , title to the road right-of-way transfers
by operation of law to the owner(s) of the adjacent properties within the subdivision from whence the road/road right-of-way originated.

VARIANCE : An application to the Board of Zoning Appeals which seeks relief from a specific zoning regulation such as lot width , building
height, or minimum yard requirements, among others. A variance may only be granted by the Board of Zoning Appeals through the public
hearing process and upon a finding by the BZA that the variance application meets the required Standards for a Variance set forth in Sect.
18-404 of the Zoning Ordinance.

WETLANDS : Land characterized by wetness for a portion of the growing season .-,Wetlands are generally delineated on the basis of
physical characteristics such as soil properties indicative of wetness, the presence of vegetation with an affinity for water, and the
presence or evidence of surface wetness or soil saturation . Wetland environments provide water quality improvement benefits and are
ecologically valuable. Development activity in wetlands is subject to permitting processes administered by the U.S. Army Corps of
Engineers

TIDAL WETLANDS: Vegetated and nonvegetated wetlands as defined in Chapter 116 Wetlands Ordinance of the Fairfax County Code:
includes tidal shores and tidally influenced embayments , creeks , and tributaries to the Occoquan and Potomac Rivers . Development
activity in tidal wetlands may require approval from the Fairfax County Wetlands Board.

Abbreviations Commonly Used in Staff Reports

A&F Agricultural & Forestal District PD Planning Division
ADU Affordable Dwelling Unit PDC Planned Development Commercial
ARB Architectural Review Board PDH Planned Development Housing
BMP Best Management Practices PFM Public Facilities Manual
BOS Board of Supervisors PRC Planned Residential Community
BZA Board of Zoning Appeals RMA Resource Management Area
COG Council of Governments RPA Resource Protection Area
CBC Community Business Center RUP Residential Use Permit
CDP Conceptual Development Plan RZ Rezoning
CRD Commercial Revitalization District SE Special Exception
DOT Department of Transportation SP Special Permit
DP Development Plan TOM Transportation Demand Management
DPWES Department of Public Works and Environmental Services TMA Transportation Management Association
DPZ Department of Planning and Zoning TSA Transit Station Area
DU/AC Dwelling Units Per Acre TSM Transportation System Management
EQC Environmental Quality Corridor UP & DD Utilities Planning and Design Division, DPWES
FAR Floor Area Ratio VC Variance
FDP Final Development Plan VDOT Virginia Dept . of Transportation
GDP Generalized Development Plan VPD Vehicles Per Day
GFA Gross Floor Area VPH Vehicles per Hour
HCD Housing and Community Development WMATA Washington Metropolitan Area Transit Authority
LOS Level of Service ZAD Zoning Administration Division, DPZ
Non-RUP Non-Residential Use Permit ZED Zoning Evaluation Division, DPZ
OSDS Office of Site Development Services , DPWES ZPRB Zoning Permit Review Branch
PCA Proffered Condition Amendment
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