
RZ/PCA APPLICATION ACCEPTED: December 21 , 2010 
FINAL DEVELOPMENT PLAN APPLICATION ACCEPTED: October 4, 2011 

PLANNING COMMISSION: July 25, 2012 
BOARD OF SUPERVISORS: September 25, 2012 

Count y of Fair f a x, Vi r g i n i a 

July 11, 2012 

STAFF REPORT 

PCA 92-P-001-08 and RZ/FDP 2010-PR-021 

APPLICANT: 

PRESENT ZONING: 

REQUESTED ZONING: 

PARCEL(S): 

ACREAGE: 

FAR/DENSITY: 

PLAN MAP: 

PCA PROPOSAL: 

Excellence * Innovation * Stewardship 
Integrity * Teamwork * Public Service 

PROVIDENCE DISTRICT 

Capital One Bank (USA) NA 

C-3, HC 

PTC, HC 

PCA 92-P-001 -08: 29-4 ((5)) A2 
RZ 201 0-PR-012: 29-4 ((5)) A2 
FOP 2010-PR-01 2: 29-4 ((5)) A2 (pt.) 

PCA 92-P-001 -08: 24.77 acres 
RZ 201 0-PR-012: 26.22 acres 
FOP 2010-PR-01 2: 12.78 acres 

3.88 

Transit Station Mixed Use 

PCA 92-P-001-08 is a proffered condition 
amendment request to remove the Capital 
One property from the proffers and plans 
associated with RZ 92-P-001 . 

Suzanne Lin 

Department of Planning and Zoning 
Zoning Evaluation Division 

12055 Government Center Parkway, Suite 801 
Fairfax, Virginia 22035-5509 

Phone 703-324-1290 FAX 703-324-3924 
www. fairfaxcountv.gov/dpzl 
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RZ PROPOSAL: 

FOP PROPOSAL: 

STAFF RECOMMENDATIONS: 

RZ 201 0-PR-012 is a request to rezone 
the subject site to PTC District to permit 
the development of a mixed use 
development consisting of 14 buildings 
with office, residential, hotel, retail and 
public uses. 

FOP 2010-PR-021 requests approval of 
two buildings shown on the COP as the 
first phase of development and includes 
one office building and one hotel, with 
drive through bank internal to the shared 
parking structure. 

Staff recommends approval of PCA 92-P-001-08. 

Staff recommends approval of RZ/FDP 2010-PR-021 subject to the execution of 
proffers consistent with those found in Appendix 1 (as may be amended). 

Staff further recommends the approval of the following waivers and/or 
modifications for these applications: 

• Modification of Section 2-414B of the Zoning Ordinance requiring a 75-foot 
setback of commercial buildings from Interstate 495; 

• Deviation from tree preservation target to allow tree canopy to be provided 
through new tree planting as depicted on the plan; 

• Waiver of underground stormwater management (SWM) detention in a 
residential area; 

• Modification of the PFM to reduce planting width from 8 feet to 4 feet with 
structural planting cells; and 

• Waiver of the Countywide Trails Plan requirement to provide a regional trail 
alongside Interstate 495 in lieu of sidewalks shown on COP. 

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 
recommendation of staff; it does not reflect the position of the Board of Supervisors. 



The approval of this rezoning does not interfere with, abrogate or annul any 
easement, covenants, or other agreements between parties, as they may apply to the 
property subject to this application. 

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. 

X:\DPZ\Tysons-Core\CASESI.Capilai_One_ RZ_2010-PR-02 1\Sta.ff Report and Appendices \Staff Report\ Cover Sheet. doc 

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 48 hours advance 
notice. For additional information on ADA call (703) 324-1334 or ITY 7 11 (Virginia Relay Center). 



Applicant: 

Accepted: 

Proposed 
Area: 

Located: 

Zoning: 
Overlay District: 
Map RefNwn: 

Rezoning Application 
RZ 2010-PR-021 

CAPITAL ONE BANK (USA) A 

1212112010 

MlXEDUSE 
26.22 AC OF LAND; 
DISTRlCT - PROVIDENCE 
EAST OF I-495, NORTH OF ROUTE 123, 
AND SOUTH AND WEST OF 
SCOTTS CROSSING RD IN 
FAIRFAX COUNTY, VIRGINIA, 
LESS AI\'D EXCEPT THE VACATED 
PORTIONSOF OLD SPRINGHOUSE ROAD 

FRO~! C-3 TO PTC 
HC 
029-4- /05/ I A2 
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Proffered Condition Amendment 
PCA 92-P -001-08 

Applicant: 

Accepted: 

Proposed 

Area: 

Located: 

Zoning: 
Overlay District: 
~lap RefNwn: 

2\-3 

' ' .,-

CAPITAL ONE BANK (USA) NA 

1212 112010 

PARTIAL PROFFER CO fDITION 
AMENDME T TO WEST*GATE 
24.77 AC OF LAND; 
DISTRICT - PROVIDENCE 
EAST OF I-495, NORTH OF ROUTE 123, 
A fD SOUTH AI\'D WEST OF 
SCOTTS CROSSING RD IN 
FAIRFAX COUNTY, VIRGINIA, 
LESS AND EXCEPT THE VACATED 
PORTIONSOF OLD SPRJ 1GHOUSE ROAD 

FROM C-3 TO PTC 
HC 
029-4- /05/ I A2 pt. 
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Applicant: 

Accepted: 

Proposed: 
Area: 

Located: 

Zoning: 
Overlay District: 
Map Ref 'tun: 

Rezoning Application 
RZ 2010-PR-021 

CAPITAL ONE BANK (USA) NA 

12121/2010 

MJXED USE 
26.22 AC OF LAND; 
DISTRICT - PROVIDENCE 
EAST OF 1-495, NORTH OF ROUTE 123, 
AND SOUTH AND WEST OF 
SCOTTS CROSSING RD IN 
FAIRFAX COUI\TTY, VIRGINIA, 
LESS AND EXCEPT THE VACATED 
PORTIONSOF OLD SPRINGHOUSE ROAD 

FROM C-3 TO PTC 
HC 
029-4- 1051 I A2 
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Proffered Condition Amendment 
PCA 92-P-001-08 

Applicant: 

Accepted: 

Proposed 

Area: 

Located: 

Zoning: 
Overlay District: 
Map RefNwn: 

CAPITAL 01\1£ BANK (USA) NA 

1212112010 
PARTIAL PROFFER CONDrTION 
AMENDMENT TO \VEST*GATE 
24.17 AC OF LAND; 
DISTRICT - PROVIDENCE 
EAST OF 1-495, NORTH OF ROUTE 123, 
AND SOUTH AND WEST OF 
SCOTTS CROSSING RD IN 
FAIRFAX COUI\TTY, VlRGIN!A, 
LESS AND EXCEPT THE VACATED 
PORTIONSOF OLD SPRJNGHOUSE ROAD 
FROM C-3 TO PTC 
HC 
029-4- 1051 I A2 pt . 
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Final Development Plan 
FDP 2010-PR-021 
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Applicant: 
Accepted: 
Proposed: 
Area: 

Located: 

Zoning: 

Map RefNum: 

CAPITAL ONE BANK (USA) NA 
10/04/2011 
MIXED U SE 
12.78 AC OF LAND; 
DISTRICT - PROV1DENCE 
EAST OF I-495, NORTH OF DOLLEY MADISON 
BOULEVARD AND WEST OF 
SCOTTS CROSSING ROAD 

PTC 

029-4- 1051 I A2 pt. 



PROFFER CONDITION AMENDMENT PLAN 
PCA-92~p.()0 1.08 

FOR 
CAPITAL ONE BANK 

PROVIDENCE MAGISTERIAL DISTRICT 
FAIRFAX COUNTY, VIRGINIA 

GENERALIZED DEVELOPMENT PLAN FOR THE PROPERTIES OF 
WEST*GROUP PROPERTIES LLC 
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CONCEPTUAL DEVELOPMENT PLAN 
RZ 20 1 Q..PR.021 

FOR 
CAPITAL ONE BANK 

PROVIDENCE MAGISTERIAL DISTRJCT 
FAIRFAX COUNTY, VIRGINIA 

-

LAND USE ATTORNEY: 
U)()l.EY lJ.P 

ONE fllli>.JX>M >QUAk l.! k i<STON T0\1/N reNrut 
11951 FJ.P..J!DOM DRJVH 

RESTON, VA 201'XI 
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1140CONNI!.CTICUT AVeNUE. NW, SUrrE 700 
W ASIIINGTON, OC 20016 
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PROJECT TEAM 

APPUCANT/ OWNER: 
CAPITAL ONE BANK. USA. NA 

1680CAPITALONHDR 
MCLEAN, VA 2211Jl 

C IVIL I!NGIN EER/ LANDSCAPE ARCI Iri"ECf: 
WIWAM 1-l GORDON ASSOCIATE.~. INC. __ _ 

4501 DALY DRJVU., SUm l 3lJ 
OlANTIU.Y, VA 201.SI 
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EXHIBIT 2 
EX APPROVED SITE PLAN 

FClA INfORW.TION ONlY 
(FClA nt: PUI!POS£ Of COioiPARISOH) 

NOTE: 
litiS COP< Of 1lf[ Af'I'RO',{IJ Sill: PlNI HAS IIEEII PfiOI'IlED 
tOEIN NCl IS S>IO'O'N .S SC;lffi~ED BACX (CAAYSCAI.[) 
SUPPI.D4EJII.ol. NOTES AHO tiFClAWAIION W.YE BEDI AD0£D 
(IN BCJ.Jl) BY Wl.UAI< ll GOROO'I, ASSOCIATES TO ASSIST N 
Tlf: [VAUJATlOH Of THE RPA OICEPTION REOtiEST. 

lftR'o'IWS IRU 
tiRI'A•0-21AC 
OR 10,670 SF 

FOR INFORMATIONAL PURPOSES ONLY!!! 
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FLOORS P1-P3: BElOW GRADE PARKING 
591,483 SF (1,1108PACES) PER FLOOR 

.GROUND FlOOR: PARKING & LOADING 
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I n.E 6lii'IEEl OEOIC,.A.~ .6.JO£A 16 &.eJECf TO Q.l.;VGE 
WIN NE FK4L oet:.N .t.IO ALIGH'1EMt' ~ SCOT'T!o 
~N::ioROAO. 

2 T\-IE 1"'-1'5LC F~ll..mES !iJO.N AT eLOCX a l!t A am£ 
FOPi n.E Pl.eUC FACIJTY U!i£S IOEMTFEO Oi n£ 
SILDNi T.cat..Al"'CN ~ f~ )I 

J. R£QOEAT1GHAL. " ACLITIE&. 
A. aE ~ co..RT OR Oll-ER SMLAR 5m:: 

5fl'(#l1' c.c.Rf TO eE PROIIDEI> AT ElEVATED 
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~ 
l ALL 6ll"EETI UU. l!le ~ TO e2.CO"e. fl'\eL.IC &T'IQEET&. A f'UeLIC. AC:C:Ee6 eA!E7'ENT 

U..l eE ~0 t..tot'fll THEN ~ u.tU. E)('f'BtC 10 T\4 l!llA..Ot.t:i. FACE.. n.E &I!!!C1'tON& 
FEATUIItiE CIN.-6TJI'EET r-~ ILIAI.JQil.AT&, AND 6 f'IIEET ~~AND ULL l'e ~ 
c::ot-IIW6TEN'TL..Y Ull-1 6£~ 1 (F'faYATE &'fJiEE'TioJ C/1' 'Jl.E I"'UeLIC FACJlrTIE& ~ f.-R1J. 

2. 6£1! '&T'I'IEI!'T ~ICA'MON' IN L..EGEND LOCATED ~ ~ 1 AND II ~ IHT'EHO£P 
LOCATION 01' ~D ~AO.IIAY &ECliON& AND ~'T"& ~ e.ELOiil. 

.l. eLIILD•TO- L NE& f"ISTL'J lavE eEEN E6TA8L.Iet-eo A& DE~ at 9£ET "01' T\-1!: CDP TO 
~TI!: AN U111BAN. P'EDI!6TRIAN-oJiUENTED ~ ~ euiL.DNI:a Altl! t,.OC...d.TEO 
c:::LC:Ief! TO ne ITJIIEet AND f"EDf!6TPa ........... ffiiiD:6~ AMA6 ARE LOCATED eiiTl&EEJtol f1.E 
etJ!LDNca ......, n-1! 6Tfii£ETS. IN~ !IJLDM:io P:AC.AOE6 JJ#I£ N1'DbED TO BE 
~ .. 11.J1:W A UAY A& TO~ A c:.otn'N.IOJ& ·~ ULAU. ~ f\.16 L N!, 
eaJT MOOI"CA'f~GlN:! TO EJT1.EPt SIDE oP Tle ISTL IWALJ.. eE f"EfiMMTT£P ~ IUO.I ARE 
N.&le&TAN'TIAL.~I&ITI-InE~NCJ~.A&~DYn.e: 
:t.a1*1Ci A.Pf'1Ht6fft.ATOI't-~ JoiC) OTWEJit ~C1\.MAL. CANOr-IE6 ATTAOED TO 1l4!! 
eLl!LDII>olei ~AGol! n.&AT jll'ffOJECT 0JT P"''ilCC'1 lle !!IJILD- TO-UE AN:J MO n-Il! eul.O~ 
ZONE 16-W..L ~ AOEG:llATE CLEAAANCE'""" I"'EPE6~AN I"''IVEE"'en Ar-0 6WAU. JtoOf 
CGN'LICT ~ AT'N'.I'l TM.E LOCATION&. VARIATION& TO e&JlLDNG PAC.ADE TO ee 
I'"RE&ENT'I!D WI~ fiU'TUIIIIE ~'6 ~ p;£VIEIIJ 1»10 ~AL.. 

"'- nE 611"£1!T NCT~ ~ n-£ ue.E Of Cf'o.E I"OOT GIJTTER r-AN!. NICE~ iiiT'W 1loiE 
INTENT TO fltEDUC2 PAvEMENT AND RO.ADWAY WIOTN& IN 'n-IE TY!CIN'& ~ A.Nt.4. TUI& 
Jllii£OliCT'ICI UU. IICCIIJJJQE A VOOT WAIVER 110111 ON-60"E I'II:)AOili,ATO TW.4T Allilll!: lf'TI.Itoj 'N!: 
VOOT PlroUT C/1' IIAY. H lWE EVENT \oiDOf IIJC:).I.D NOT AL.Loa.l O!E FOOT CiiJT"TVl PA.N&, A.N 
AOOrnoMAL ON! !lOOT CAN eE ~ ,_,.. n,w ~y T'fU....S. ~ ~ ft 
FOOT LAJ.I!:I TO 10 FOOT LANE&A. nE ~T6 IJC:IlLO 6 Tl...L RI.FILL n.E ...,......,.. tlDN OF 
10 ~ A6 ~ r'£R nE TTeGIN .. ~ ITMEET 6TANONt06. 

. _.._.., ® 0!! ~-~W ROAD · lWO LANE IWJTli PARKING) 

tiQIQ 

TJ.1E ACCG11'1"A.HYIHGo t1.A6e6 ~ FR1CM TLE ~~ CAPITAL ONE C>e&ICiN 
GUlOELNE& ILLU6lltA~ Tl-IE CiENERAot. o-&AR.ACT!"!Il 6C.ALE NO K4TER!.AL GI.IALITT LI!'V'El 01' 
n.IE Ft&AI.. &TliiEI!T~ A& UEU.. A6 T..e Tl'EAlt"IENT Of &fi'ECFIC I"EAT\JfiiiES, A6 NO'TB) ~ 
NDIV1DUAL. ~IQoML 

UNtlE fi.E6E ~ EXAtF'LE& DO NOT ~aENT A I"INALJZED DE~ 1l-EY Alli:E 
llil£~aeNTATJW. Clf' llC DA&eLIHE $TNCJ~ Cf/f' 0~ FOR THE 6~ AHO 
FEAli.R:5 NOTED. FHAL DE&uol WLl ee IN !l..le&TANTlA.L. ~ UITI1 TloK& CDr- AND 
f"RCf'fElli:S,ND~ TOA~I'HAL ~ P"UUHFOR'"'""AIEA 

~15 EXA"1P"'LE FilliON OOIINTQLN ~IHGTO.f 
!!IWOU.I& ~ eYILOII'CI ZGIHI! u&e& IN i..IReAN 
ENfVIIiiti::N'1EN 8iJO.I A6 61DE\UAL.K c::.AIE& 
CAN 8UCGE6ei"U..L T C0£)(16 T IIJll.i AOJACEJton' 
IERv1CE emtl£6 . 

r-EAOOW ROAD. &JCiNI!liC.'HT 
M-ACE I& DE&tciiNATED Fmt ~IN:'.. &I-LAD!: 
nra::ee &I-OJL.O ee &ELECTED .eo ~r 
V'I&IDILrT'r OF !IT~ FR01 ~A66tG 
~I& HOT~. 

TWE MIO-eL.OCX ~ l& TO eE Gl...ENill. T Vl61eLI! TO v&IIC!.LAR. JlllAfFIC J>t.D l"tAT eE A 
RA!5EO 1-1.1'1"' Of' Tl-41! 6AMe MATE,_,AL.. A& TlE 61DE\UAU(6. at-ACE 6I-OLO e.E Lur ~ 
TREE ~~lNG ef:D& FOR~ vENOOI't&. 



Tl-E AGGGt'PAN'I"~ 
1"1-!CJT~ !><CERPT!:O 
FR::M TLE ~ CNti'TAL 
""'~!! CII!&IGN GtUIOI!l."'-1!6 
IL.LU61ltA~ T~ GI!NElUL. 
c:NAJUClVt. 6CAL.E AIID 
MATEJitiAL c:aJALITY Ll!'Va. OF Tl-le 
FINAL &~ec:;..d.PE. A6 1LELL A6 
lH!: T'REAlH!NT OF WE~IC 
F£A'TUI'E6, A6 NOTED H 
~CN"T~~ 
T\oE6E~~ 
00 HOT IIEJI"R9ENT A ~1'4AL.IZED 
DE&ICiN.,..,... ...... 
~.4TWEOfT\.E 
&Aeti.M 6TANDA.IIID Cll'-

~""'­·~ »lD ..... 'NRE& 
HO'f'm. RW.. CI£611GH ULL M H 
euo&T"""""'"'L~IIoll'W 
Tl-16c:or-AHO~!e...,.., 
eue..A!CT TO A P'UT\.IIIi2 "tu.L 
OEVEL.Of"'''"er(f ~!lOR.,..,. -... 

L ALL 8~ U..l &I!~ TO I!III!G0'1! ~IC &'niiEET&. Arla.IG .t.CGe66 
~WILLe!~~ n.e.i ~Will. exT&~? TO T1-e euii.DINCi "ACZ. 
Tl-E eecTIONB ~l\R!. ~-6Tlll£el ,.~ ~Y6. JJH;) 6TIIi!EET TME!6 AND 
WILl. 1M! Die~ CON&I611!NT\. T IIITW !lr:c:noN , ( J""!tiVATf: &fllta!T&J Of' 'n-£ 1"\,,DLIC 
"AClUTII!:& M.'MI.AL ("""'). 

2. 8EE '&l'llm:T c::u.o6FICAllQN" t.j L..EC.&ID L-OCATED~ ~ET6, ~ . IIOflt 
IN1"EM:::ED LOCA.llON Of'~ ~T 8EC1'1Qol6 AN::> UJAL..IQIJAT& 61o1C11.1.H 

""'"""' ). I!Ul.D·TD-u.e& ('811..') 1-U\It! Da!H 1!6TA81..~ A& oe"'1CTD) Of 61-&T .Of' T'loE 
~TO~Tl:..,...~~~~~~aa..DMi6 
NIE Loc;.AfB) c::l.OIIe TO tl« 6f'IIIEIT M-0 ~~TJIII!l!:6tc.lrl"£ ~ ~ 
LOC.t.TED ~ TWI! Cll&Dtc.e NO TWI!: 61'JIIEETI. N ~ eua..oMi 
FACADE&~~TOM.~NII.IC:UAGIAYMTO~A 
GC:lN1'MDJ& 6neET UAL.L A&..CltG l\olt LtC. euT ~11Cto6 TO l!m.EJ!t loiDI! 01' 
TWEI5TL&I-W.J.eE~~euc::wNJZNtlt.ZI6TM4'TIAL.~ 
III'TUTWl"~MCI~A6~8Tlle~~TR.4T""­
~NOOTl-Efl~~AnAO«DTOTWI!~ 
llfiiOtofTAGE n.&AT ~ GVT Ml:;lt1 T'loE I!IUILD•T04.Je JJH;) MO Tle: et.1LDMi 
zoe 66-IA.U. ~ .t.Oeca£41"! Cl..J!NitAHCE frOit .-£DE&Tl'tiAN t10YU"EN1' AND 
~NOT ~act UTW ·~ f'IIIIEE U:C.AflC:IN&. v....a.a.T'ION& TO 11:11A..0ki 
'AC.APf! TO !IE~ llofTW I'VT\JIIIIE fDf"""& I"O!It ~Ale' ~AI.. 

"'· n£ &TREET 6e:CTION6 ~ .,.,. U6E OF OtE FOOT c.uTTER PANe H 
~ UJll.l n-4!" NTENT TO~ ,.A\IEJ"ENT AND ROADWAY IIAOTW& IN 
ll-E TY&ON'6 COIIiJ'EI'l NII!A n.«e FIEOUCTION IUU. lliiEQJIRE A '¥'DOT U,l.t.IYEI'l 
I"'OIIi! CN-61Te. AOAOW.AT& lMAT AM II.ITW~ n-E VOOT ~OF IIJAT. IN n-E 
E'oi1:NT VDOT WC::U.D NOT AL.LOW QE FOOT GISTTEI'l P~. AN AODil'lCtiAL. OtE 
FOOT CAN eE l'lEOUCEO ~ fi.E ,;(;l.t.QWAY TRAYEL LANE& fFRIOI"' n I"'OT 
LANE& TO ~FOOT L»£8). Tl-E ROACWAT6 WClUL.D &TILL Rl..f!LL. TI-E MINI'U1 ""'"'OF II> FEI!T A6 IOEOJJIIOED I"ER,.., TYOON'O'""""' OTOE~OTANOAI'IC>O, 

~ 
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S P'l.llt.tc Sf!! .........n rr.....a.~ 
I 

! I 
21 

~ -
~ ~ 

I I 

1 .tfii'OfmC>I~CILI)~IIIC).IrO ... ~O<I~....,. ... ~.t'I·TliiEET..r.o ........ 
·~ I.U""¥'1: P\8l,JC;AC:CaM~ TO -I"\AA<<TAioB)BT Mot cutiN AloiClrCtA.nc:Jtol 
~~flEA~ CJL>+...af'NlrT ............ ~"ra,I/J#CI·~,.... .tiJ#0-..1. -E:IE~ 
~liNJ\.Y UTW t.fCnc:N, l'fi'RV4'8 ·~g. n4 ~ ~rurH.IAL t'P'I'I"ll 

1. .... f'IIIIEEl' ~nc:H' N~ \..OCA.faD 0\1......,_ , AfC) l f!CIIIt NTJNCIK) L.CC4~ ~ 
~~T~A#C-...&..IQIA.,.~~ 

l. ~TO.L.Ma f .. Jl,.'J N4~ DEDI R T........_, ... D8"'IC11iD 0\1.....,.. ~ nc ~TO CFIEATE' 
...,.~~~~...._e.II.Df'CA ..... L.OC:.t'IWDQ...OI&TOTUE 
.TM51' MO~~~~ ........... l.CICAJE)~.,... -....ceGaMO TloiE 
·~ "~~,~AM~TOK~I'4M.ii::W.t1Uo4Y ... f0 
~ A c:oNTMD.a •lfiEIT llAU. ALOJoG n,.- L. .... .u1' ~~ lO UTWEJ1t AC111 t7J. fl.E 
BTl. ...W.L .. ~ ~ ti.CW ...... 1'4 ... T.tHT\AI.. ~ un.il\4 ~AND 
~ ... ~.,..~ u:NIG~J6111L4TOR. ~»Dcrn..JIIt~ 
~· .tTTAOCD TOn.. -..LOHGII*:Nt.AOI T\o!A.T ..,.,.._CT cur flll0'1 n,e II!IULD· TO.LINIE Me 
NTO n.-.I!IULONi ZO..S ..w.&. ~ Ac.:CUAI"' ~ F0111t ...::ceTJ~~UH ~NO 
M4AU. NOT c.c:Jt#UCT .. TW •nr.sT TN1: L.Oe.t~ V..,..,.T~ tO IBULDNG P.AC;.IOI! TO at: 
~UNIIVT\ME~IfOIII:MVIDIMCI...........,......_ 

"- Tl-E 6TJIIE2T le.cnc::t6 P"'RRCll""'6 n,e !.M: C1' Q.ll!: 1100T 6IJ'T"TER ,-AN& N ICIE~ . TW T\.E 
IN'1'r)toiT TO lliEDUCZ ,..~ N<O f'IOADU.IAT' UDTW&"' llo4!: rrec::t4'& ~ ~ 1'1-e 
IIIEIUC'TION IIIU. ft!:Q.Jtlte: .t VOOT ~ PQt QH~ ~T6 NAT~ Ull* l"E 
VDOT IIII:ICi64T Of' III.AT. "' '0-e EVENT 'lOOT U::U..O NOT AL.LOIU CN! PIOOT 6UTTEJt ,...,..., .tN 
ADOI~ QrE IIOOT G.AN eE ~....,.. n,e fiC).otrDU.IAT ~ym,. L.M«& ~ I FOOT 
UNEa TO 10 1"001' L...Me:$.t TI-e ~Ta 10.1.0 6 TLL. 11\.LfLL 'hoe ,.,..,...,., UDTW OF let~ 
A& IIEECIJINED ~ n.E T'r'ac:N'& IJRD,AN 6TIIII!IT 6TANOARP6. 

._.......,....., 
@ OLD SPRINGHOUSE ROAD · TWO UN£ 

SCAJJJ. ,. • :at IWfrit PARKING) (PUBUCl 

tiQil!J. 
fhW ACC.(:II"'pAHT'-..c; I"'M::71'~ l')cCI:fiiP"ff~ 
~Tt«~CAI"tTAL..c:Jta~ 
CiiJI:IeL.,..IU.U&T'IItAT2:ne~~ 
ICAU' AND 1'1AT!JIIdAL c:uAl.ITT ~ Oft ~ ,~ 
·~ .y lEU. A6 n.e ,...."'WWT t:. 
~tc P'EA'MII£6. A6 H01'E) .... ~ 
~...a.£ n.Eie ~CEDDIT 1DCAI"'Pl.D DO 
JtoiOT fiii!P'"IIIIU«HT A 'N.f.LIZED t*6ICIH. l'CT ..... 
~MNTA~ or 114! IISAiel.t<e 6TNC...,.;> 01' 
De~I"'Rf\.Etl'JiiiEJiftC.Nl"EMO 
..e.Al\M:I!6 ~. l"tPUol. OI!&IGH loiiiLL IN!"" 
IIJ&IT.ANTlAL.. ~ ILI'TW Tl-+16 Cat- AND 
~M. AND eue.JECT TO A fi\I1Uflll!! t-NAL.. 
~,.._AN~THI6A.1'11!4. 

~ f1.4T w.AIA! L111TED 61"1W:TOC6 t7-
l~ AT A~ fl"BXa""-AH 
~· TM6 ~ ~,.... 04AIUClVt 
OI/'IUCUA 6~U'TWA ~ 
ei.ILDHc. zo.,e ~1«8 f10IIIII! GP- .. eu=f£lt 
eeTU.ei!N n,.e ~ »0 n,.e AE~ 
UH f tiiEM>eri'IAL.· OftiEHTED ~iC UleiN!TAL ,.,..,T OCJ:J.P'r n-1! ~ ~ ll'l.~ ... ..,.., 



6 CAPITAL ONE DRNE&OLD MEADOW ROAD · 
sc.o.F I" • ,. FOUR LANE (NO PARKING) 

tlaiEl. 
n.E 6 TREET &ECTIQ.I5 I""'R'fO'i6E 11-E IJ6E OF ONE FOOT 6UTTE~ fi'A."4$ IN I<.EEPfNC. WIN THE INTIN'T 
TO REDUCE PAVEMEh'T .4ND ROA.DW.t.Y WIOn-& IN l1-E TT60N'6 ~R AIIOEA n-119> REDUCTION 
IIM..I. lli:I:QJI~ A YDOT WAJY&I'It l"<:)q QH··ITE l'l!OADWAY6 'NAT A.RE II.II TWN TloE vtlOT Rr-tT CJI!' WAY 
N nE E\o'ENT YDOf ~ ~ AU.~ ONE 1"001 ~ ,.AN6. AN a:>OfTIC:lt4.C.L CitE FOOT CAN BE 
~ FRC1H Tl-e ltO~Y TlltA...n. LA/'ES. fFfta"f II~ ~6 TO \C 1"001' L.At-E6J. "'1-E 
I'IOAPWAY& ut:U...P &TILL N.J<tU. T\.1£ l"'fto4H.I'1 UlDfl-1 CJII' ID ~I!T M fiii!QIJREO I""ER nE TT&clN .. 
UReAH 5Tfii£ET SiA>OARDS. 

CAPITAL ONE DRIVE & OLD MEADOW ROAD­
""""" o· • ,. TWO LANE <WITH PARKING 

OLD SPRINGHOUSE ROAD· TWO LANE 
"""""- , • • ,. (NO PARKING) 

--
•Hen• 

g OLD SPRINGHOUSE ROAD· TWO LANE 
SC\f.P, 1" • >' (WITH PARKING) 
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--1 
I 

@ SCOlTSCROSSING ROAD · .JONES BRANCH CONNECTOR 
5CAJ..E , • • 11/ 

T~l& ~CmEN'T ~ ~ PCW""T~ II.W!I4-4M:i!TON IUU&T"-4T1!6 
T~ GENERAL. Q.I.AR.IGTER, ecAl.E ANO MATERIAL QJA.l.ITY LEYEL Of' 
11-IE PINAL 6mEJ!T~ N ~AIQ.~ T~l!i ~ ~ 1\-1!! INCLNeD 
61lli&ET~ A.LONC:io n.E .lONE& ~ c:c::MECTOR (JI!k:.J lfiLAI"''PP' ILILL. 
HI!IT T~ P'ACE Of- I!JJILDM'il !1, TR.AN&ITIGIWII'«ii fRCM A LOJ.EIIt TO ~~" 
6n.EIT L.~ 0H OR"'ERENT f'LC)OR!!o .All 'fl.IE GRADE llti!IE&. TWI6 IUU. 
MAINT AIH vteuAL. POR:O&ITT AL.CIN:OI n.E &TREET&CAF'E IU-4ILE AL.&O 
AU.OWINI:i ~E6 AT !!IQ'h.j LEVEL& A!~ TJ.E 6TREET6CAPE JIIEACI.el 11-1!! 
~IC.I-Eit ~ AL.~ 'Jl.E 61DBLIAl.J< Af!D f'"L.ANTN:il ZGJirroE tWI'Tl-4 
6fllt£ET T'NEE6 A.& 61-0JNJ NilE 6T1aJCT\JRALL Y P ART a= TlE .ec: 
JitAI"P~DeiE 6~. Tl-IE CGit'I"""..ETE &Tl~EET&CAP"E LULL M eutl.T 
tP TO TWE euLOMil FACE TO r-RQVfDE A !EAr"I..Ee& PEOE6TRI.AH 
~ ~ TlE euiLD~ FMOflAGE FROM nE 6TJH:>Nfr> 
c:.R.t.o!·LE\IEL 6~8CN'E BETGM> TlE eA6E Of> nE JeC IIW"P, 

u.t-UU! n«6 ~CEDENT EXN"Pl.E DOE& NOT~ A ~IZED 
De:61Cifr4, tr WI ~eEN'TAll\I'E C. TI-E e.AeELI£ 6T»DARO OF 
~I'IOIItfi.E6f1iiiEE'T'BCN"NC:)fe.A~~-~ 
~ UlJ.. ee"' 1!1Ue6TAH'n.ftl. ~ \llll4 nu COl"' MoO 
~.AI<O~ TOA R.Il'UREFNA.L..OEVEL.Gir"t'eef~A::Ift ..... -... 

--~1 

I -. 

-l 
I --. 

- : ' --. 
- - 1 

--~· I --a --· 
.,--
L__ 
I 
I­
I 

([!) ~~;ROSSING ROAD· .JONES BRANCH CONNECTOR 

L ~tc.arte~~IJCII«!t~c:c:N«CTOfl~...,., 
CCNa~T'OI!II!~tiTO~ G\JilfiiiHT~IGH1tlf~I'QII 
N'ICJIIW"\A1'1Qu.L.~CIN..T MC .~TO~ 

J. ~euLP10L~MII!~ ..... TT1'"'1CoAL.COIPfT1CIIt4ii'OIItn.ltMiff 
~AID~ !!LILDNl& AH:I elJILC.,_.IU.D«HTT ~ Dl! 
.trU..~TO ~NI!IISILDTOLN! TP~~~:I\IIm· 
»06~0~. 

BW.D·TO.UC. f"'tTl.'I-YI! !'E&i bT~ .... ~ON IHI!:Cf. Cll' 
'fl.aQ)I"TO~TEAIH~~T7ti.t.N~!NYIIIIGH'I!NTU«M 
BI.IIL.Otc.6NfE.L.QC:..41U) t::LG181!:TOn4!6f11E&T ......O~~~TC:.N-e: 
........... Loc.t.'m)~M"~AI'Cfl.l!f~ N~ 
BUII..l>N:O I'~ l/llle HTltCIEDTOM ~ N II..IC:W 4 11o'Y M TO 
~.A~Ifllll!ln'IW.J...lL.QGnc.Lte..lill.rtl"tCCCM''C:ATIO'oeTO 
~~met~ Cll' na an.~MAL.L. Dl! ~~ tuCU..,.,. 
...,.,.rHtW..~..-rwne~....c~.,.~•v 

1'14ZI:>Iitod~T'IUTOIIl ~MO~~~ 
An~TOtw!:~f'llll::ltoCI'KoeTM4Tf"''IIIoCCTcutfWI:I"''n« 
~-to-uoaMO foiTOTl-11: ~zoe~~ .r.oecawte 
c::z..&NtNc:a LI'Oft fi'Uiia.......,. ~ NO ...w.l. NQf CCN'LieT V'W • .,.., 
1'11111!EUXAnc:»& v ....... nao. TO~t"AC:ADI!:TODe~llllW 

~l'tlf"'ai'CIIIt.......,NCN'f"f/110¥~ 



ti<ZIL 
Tl-1! AGCOI"'PANYINCio IMAC.E:& ~EO~ n£ fDROA=ERED C~TA.L. QoE OE&IGH 
~N.& LL.U&T!IUTE T\-E GBERAL 04ARACTal. &cAL£ »D l"'tAlEJitiAI.. QJ.t.l./TY ~ o­
ne ,. ......... &TJ~~£el&CAI"E..,.. ,..ART'ICU-AR n-E ~ e:x.At"PL~ ~ ~CTlCUT AYE. 
IN ~a..c.rON I!W-60a.6 ne tn'!Jc:)£0 ~ ()(> ne econe ~ III:IC:),ttO 
6Tlii:Enac:..r-e AT nE ~ et..OCX.IInl-'L.Aii!l:ZR~~ ~6 NoD~ 
~ ZOE& ~Ni • Ci!REATER eu:t=ER I!SETtEEN ne ~~ »0 n.e 
~ euv..oN::i6 fGR::UC> R..()(;IR U6E& MAT ee ~~a::61DeN11AL.-~ ~ALl ne 
~~ 61-0£.& n.r~a n.E fii'EDE&Tift4N E)(lll'£~ A T n,e 
N1'EMEC110N OF &COTTa~ ROAD,~ ~ ROAD AHO N! r-eTJiflO ~~ 
!NTRY. teuot«ii fi.E &COTT& ~~AND EN..Aiir£0 II'ED!6TfltiAH ~Avt«:i 
A.R£.4 AT f1.l! COfiN9Ir: ~ENTRY~ NTO n.E ,..NIIC. »D l1l!TliQ ~ 

II.WI..t" n.E6E 1'1.AC.E6 PO NOT ~6ENT A fHALIZEP ~ n.EY 00 eHQII TWI IN'T&ICIID 
fiEATLN6 c;f' Tl-IE ecoTT6 a;roe&~to~e;o ~AD STREETI!iCAPE A."D ITI5 ..n.Af~fll' TO TI-e 
~M::t ,..t.I'IIK6 AhO eiJIL.DNG. ~AND 16 fOEI"''ItE6ENTAT1ve: C1' T~ eAAEL .. 
6TAIC:IAN) (Jie DE\IELOA1ENT ~ n.1E 6~ AND FEAT\.R6 NO~. F""-"L OE&IGN 
WILL ee N eue&T.ANTIAL.. ~ IIAn.l Tl4!6 ~AN:>~. M-e eua.JIECT TO A 
"'-'TUllia! ~tiAL DEYELOfl'f"ENT .-t....AN FOR n.l16 A1iEA. 

H 
I 

., ... -
I_ 
I 
I­
I ,---

l ........_ KC'TTI QIIIQIMNOi I'IOotOIJCIHI!I ~ c:.c:.N!CTOit CEeiOH 
M<Q~""-'CT!GtoiTOM~&T~ ~ 
~II:IH'eiTINOUNI'ICMN'ON'\Aofli:IHA.I..~&CH..TM«Jle 
.._.crro~ 

). n.e5LOTO~NI""'!~AIA.t'n"'tCALCCIC>I'TlCltoii"'OIt 
n.IT'fllllat ~ND~~M«JII!MJIL.OH:) 
II...JI!t"8i'h~DI:Ai..I...Oii!OTO~'r\CDIJIII.PTOL.M!TO 

~~~T\IIIIIliMC>I~~-

S. llltAD-~t"BTL.'I I.Iollo'ot DEBoiUTAOlleiCP AeDCP'tCJEDQ\1 
_.,.~ft4aP TOQlll.A.T1l.tN~ 
~~~~IUI..PMi6ME 
I.QCA.ftl) Q..CIIM TO "4' I'JMRT MD l"aXa~'J'ME&TCAI"'! 
~AM I,.OC.&fU) ~ ne a&DMi8 NO n4!: ~~ 
N~~JI~AMI'f18CIE)f0-~ 
H~4 ... T ... TO~A.~&~UAU..olol..DG 
n-. 1.. .... an ~,.,._ TO~ tiCe t:' Tie BTL. 8tWi. 
-~~~...,..., ... ,~ 
~UTWn.ea:IP"MC~.ta~DT 

n.e~~nu.t~ .-.a..uooan«JJ':~ 

~· .r.rTAaCP ro n-. IIP&.DNi ~.tGE '"""" ~ 
Ql1' .-..:rt n-. DIA.D-to.u. ND Nto n..: I!IUl.DM:O zoe ~ 
~AQtlQJ.Iotl:~f'CIIt~·"'f'lllllMoj~A#O 
......U. NOT CCHUCf UTW ITIIIIEf:T Tlllll9! I.DCATICIHa. VAIG.6nc;N5 
TOD.Jl.ONO I"~ fO ele ~~~ l"'':>r-'8 
f'IOit~II!WANO~AIL. 

KEY PLAN 
SCAJ.F.. I· • w 

® SCOTI'S CROSSING ROAD/ METRO PARK 
5CAI.F.: NT..S. 

-------1 
I ---1 
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liCAI..E; 1" • 1 00' 

INTERIM CONDmON: TEMPORARY CONNEC'110N TO SCOTT'S CROSSING ROAD 
Tl-46 ~.TOe!:~ CJitCE ~ 
~ c.c::Me:CTCR. f"'I.U..Y c.c:>t!t1"11aJCT'm 

' ~-=----~ 
·:1 - -r-·--
\ 

LEGEND 
~11ATELt1rTac:IF-~ 

(•••••) I"!DfiTR!AH CIROI.Al10N ~ 

~ LHT60"~~AREAC~TV 

{!) 6COTT& ~ ~AD lliCI!-AL.IGNI!D TO ..101'«6 ~ 
eot+E:CTOR OYER eE1..11L&T fiST' ()'Tt.£M,), 

G) c:.otoe~"' ~ N: - AI..ut"'IEHT" Of ~A,L. c::NR 
~ N:::Ll.D6 !5>' ll.IOE CGINQIIIE'T'I' w.t.LJ( CN TWE !All &CI. c:J' 
n.t! IIIOAD. 

® ~~r,~~=~~ 
@ CONSTYU::l'ION OF TEJ"P''RAAIlT' ~C1'1Qol TO c..AT£6 C. r"'ICl.Z.AH 

AGt%46 llll:MD 111'14 f""L'!IL.LC. ..AGC%16 ~-

® G.A~6 011' ~ A.C:'.CZM l'fOAD urw a• uoe: WAI...K ~ 
ec:oTTa ~ROAD tSY ~J. 

@ C"aATE& Cll' f"Q..eAN P"'EEE!tT'JiaAN .fGGH6 TO~ 6TATk::Jt.l 

(j) t"'ETRO 6fAftc:JN AGc25e POIIie !r"PL..'T'ft6"""'"' IDC:I6rM) 
I!IUIU>t«>e. 

l'B'POIItNn" lf"'C:Wf6 f"II!LO. 6I"'CCM eo.Rr6 .tH) IW"'CCIIn'& "'"YI...IGN ,.....,. ere f"\A.NfA.N!D SY (:.AIIIITAL. oe fi'CieT c,o.eTJiil.,lc;T~CN. 

@ CON&~ Off-~ la!'T~w.t.I.J.. .AI....GMi Lt11'& 01' 
Rr.l-0' ~ IUAT. 

® I"'UeL.IC ACCZ&e E~ TO 81! ~FOR~ M-o 
~AL DY c:c:::u«'Y ATTOIIINe'Y. 

@) ll-4t6 EN'Tll't.ANI'2 l"tA.Y eE AO.AJ&TEC wn.. ,._. CON61l'iiUCTION Ofl TWf! 
..ICt£6 ~ c;.c:lN'oECTOR ~CT i !IY OT~.1 

NOTe. 

n..: ~ ~ NC) TA.IILI..A.TIC:JN& fli9\..Ec:Ta0 ~ 
~ GN.. Y JW0 ..... ll.a.IECT TO MOOFfCATlON BT 
1').1! AP''"'LJCANT TO ME·~ T\.11! ~TO~ IT6 
~T2:~.AHD~~OEJ"''.AND6. 

2.. ,..ARK& JH:J OPEN lf"'ACI! ~ 6MAU. ee: CON!tl'IIII.ICTn> 
IIIN~~A& 'ne ~1"!: ~ l'i9'£JiitTO~IC 
P'ACLJT~ 1"\..AH CN...a:El 110 flCM ceTA.D...6. 

l. Ll"tfT6 c:. ~ 16 ~I'UTE. eHAU. ee ~reo ro 
&DC~ OEVn.QIIt1ENT to'O ID<ISTJ<otG. GCJrC)~. 
AK> U&..L De'~"""" IIIII!VO »0 ~AI.. WTW 
"""""1'01"11. 

------ - --- --



INn:RIM CONDI'TlON: UL TlMATE CONNECTlON TO SCOTT'S CROSSING ROAD 
rwte f'\.L.IoR .a ro eE CGI"P\E1'W ON2 .JC:Itre6 
~ GCII+ECT~ l$ P\U..Y c:.GIN&l'IIIIJCT!D 

LEGEND 
Af'I'I'ROXIHATE L.t11T& Of PI-4A&E 

<~ I'"'I!DE6ml......., GII'IICU..A.TION ~ 

r==J LnT& OFA-IA&N::icNEA I~TEJ 

~~ION~~P'~ ......... IIIIT'W fllli'Oe6eLE 
IECI.RJY GAT£6 TO e£RYE lEt"FFRAR'r' ..-oRT8 An.D6. 

@ CG'N&TJIIU:TlOJtol GP Tn"'"''RARAtY c:.c:HoECTlGIN TO GIATaa ~ I""'C'.l..£A. 
ACCEN JliOAD ll'fl.f f'\JeLJC .t.CCE66 E.A.KJ"E>ff. 

(!) 641!:6 OP- I"CLE.AI"' ACCEM lliOAO IUITW l!lo ' UOE WALK IJtC)£Jit 
5COTTI ~ llllOAC (ISY O'TloEM.l 

@ 6ATE6 01" MCL.EAN fDEC>E&Tp;l!A"oo ACCEN TO~ 6TATICN. 

G> HE"TNO 6TATk:IH ACCE66 FOR EMPDL.OYEE6 r::'RIOM E)(I6TIHG 
euu.o~. 

@ I"'P.ACT TO T'EJ"P''RART' 6PC>R1"6 FIEl..D, r1.AY eE JQE~. 

® T'EJ"''IIIRART 8PORT6 F4ELD. &PORT co..R16 AND 6f'"ICIRT6 PAYUON 
1'\AT D1! MANTA•I•eD S Y c:;..artTAL. c:»11! f""'6T CCNe~W:W.. 

@ =~OF T'EJ"''""RART" RElAt-ING uw...L .t.&..at«io U"'T& OF 

® fl\.eLIC AC.c2M E.A!e"EWf TO 1!1E ~FOR AEYUI NC 
lii"'PftfDVAL. 1ST COUtn'T An~ 

M'I.R KQ.M'TY G.ATE Loc:.&Tk:IH UTW E>G"'.ti'C>£0 rEDIAH. 

I"''TEH1'1AL. L.Oeo4Tte:IN OF HEW~ 6fi'OPf1'8 FIELD. 

TWM!I ~ 1'1AT I!IE A.C),.lJ81'ED ILfO.I '1l-4! GO-I8ll'LCTION 01" fl.E 
..l(;llt"'EI ~ COI+ECT~ PROJECT t i!Sl' Qll.E!Qa1 

NOTE. 
T\4!. ~ fl'l.AH& AND TAflli-A,TIOHtt ~ .1.1i1e 
~ CN..T .1/11<0 ARE IU!lJECT TO ~llON BY 
n4! ~TO Ill!!:~~ Tl« ~·TO~ ITa 
~~~Me o..RIID(T~ ~ 

2. P'.tlrl<a »0 QI'EN ..-ACE ~ 111-&.&U. ee: c:.c:»el'lll.IC'TI:P 
u.tl\4 U.C:W ~ A.6 T\.1! 81n: ~ llll!fiiJit TO P"\JJ!!LIC 
llfAGJL.I11E.6 ..........,.. ClH.I4Ul' leiN:lft oet ........ 

1 LI'1JT'a GP ~ 16 ~TI. IMAU. DE AD.IJ6fEC TO 
BL.EJC) ~ DEVELGJII"'t'ENT HTO E><lai'Jri4G COOI'TlC:ltoa, 
»0 liiLL eE ~ flOR JII:I!YtDI AK:> ~A.Lu.fn.' ..,_..,.... 



NOlCo 
1le ~ ~ /JHD TAaLA'11C:lN!o REP\..ECTED Alii! 
~ GINLY MD AlliE eueJECT TO MOO~flCifoiBT 
~~TO PilE·~ TlE ~TO rEEl rT1 
~nr ~ Af'C) o..RQ9IT MA.IIII<ET OEJ"\AtC6. 

1. TloE L,....,.. C'-~ UTJ.4N EA0-4 ~ MAT l!le r10DIRED 
III'TW~AoLCJf-~~~ 

). 11-E ·~MC> .a.aec:x:1AlED~ ~ eE: 
~UN~~c.c::N6T'IIIJCT10N..~TO 
~~r"'LdH(;Ito(&I-EET'!L 

.. .-..ca MoO OP'etlfi'AC2. AREA&~~~~ 
II'TW~AL.OII'IIUT\IIIE~fi'L.AN6 

~CJI&~I'AGLITeAICCIP·&rre:~ 
TOM CWTVI1N!D UTU ~ ~ AT TJ.C Tra OF 
MI!!IMIMfelN GF A Ffro&AL DEVEl.Of"'"'E I"'LAN FOR 1lE 
NIP'I!CTED~&J. 

• • Lt1TI Of-~ te ~TE. ~ eE AD.~.~& TED TO 
eLOO ~ De~Of'f'1EHT NTO E>d&n.IG COJre)ITICftt&, AND 
WILL ee f""'llll!!~ ~ ~ A1<0 ~AL.. WITWI"\il'\.R" ..,.... 

1. .. ~""L. CQt.leTJILICTIQoj OF &TJiii£ET8 N-0 l'iOAOW.I.Y6 ~~~EJ~~E.­
TO c.Qolll'MJCTION OP Tt-E t.LTlMATE PAver£NT IUOll(. !IUT GN-Y 
Tl-1! 6TN!!~ ON lloe I!IOILOHG 510~ ~f' n« ~ 
01 ........... 

e. TWI! ...,.,.._ICAHT JIIIE.IEfltVE& TloE ~ TO ~lliiJCT 'f'o4e 
eutL.Ot«:"A, ptNWC,HG NC ~A~~~ AU. AT 
ONCE eM \loll~ ~~TE &TACi£6, A8 CETE"""'N!D AT ~ 

LEGEND 
~11ATE Lrt'T& OF fii"WoAee: 

(-•••) fi"EDE.&TNAH 011'11Cll...AT'10N IIII::UT!: 

L:2] LI""'T& OF~ AREA f~I1A'T2J 

~ aru> ... 

c:::m El.EVATEO PLAZA 

{!) ~~'!"~ 1 »C 2 fUTW MOOCtATEt 

G) CCIN6T'Jiii.JCT10N c;, E.l.EVA~ ~ II.ITW eui~Nl l. 

0 
G) ,.Ail'TlAL CON!tfll'lJC110N A.ea1'Utof 610e} CJ/11 OLD ~ 

ROAD~ I&ITW OH· 6l1'¥:ET .-~ 

@ l!l..ZVATm ~6TRlAN ~CTIOH. • • ,....._ ~ eelCIM. 
TO Vd6~ ~AL. OE C:Wtca I!IUILDNA. 

® 6.411!.6 C'# HCI...J!AN I'""ED£6TJia.AH AGaa6 TO~ 6TAnGN. 

(!) ='=..o~M~~O'TftiMOH E>O&~ NO 
@) ~ ~ RELO, 8I"CWT c:c::utT'a AND &fi'CWT& ,.AVLt:J<.I 

ruY DE MAHT..t.toi!D !rf' ~AL. .,.. ~T c.o.16nu::nc:N. 

® 
@) 

c:.c::t4T~O"~,.~AM.A. 

~ A.lllr NO l"'\..eUC 6~ ~ IITN TWl6 ~OF 
~~ 



TWE ~ 1"'\...Noe AHO TAD.I.ATIC.::NII ~...,.. 
CONCEPT\IAr.L OHL. T M-D ARE ~ TO r100~T10N BT Jl.IE 
~~TON!·~ 1\e ~6 TO I"EET rra ~TE 
~NO~t1AIIIJICZT~. 

TI-e l111Ta 0/f' I.OIIk ll.l'1'l4N EACU ~MAT eE I'100FIEO u.m.l 
~ALCP~~~ 

n.e 6~ AHO .A!6CJC:&A.1'2D ~ 8WoAU ee: 
~ UTW ~ ~ c.oN&~ fiiB'Ql TO 
OV£RAU. ~ ~ (;1111: 14-EET 9.. 

.-~ MO OP"D' •.-a- ...,....., ..w..L ee AJIIimoiEJit ...-...a v.rrw 
~AL OF fiiU1\IIE OEVELCIA"1EKT r-L.AN:S. 

t . ~ OF ,..,...._tc FACILITlE.t NC> a=F-&rTE ~~ TO eE 
~UTWANAL. at::.~ AT 11-E TI"E OF euet"ti&ION 
01' A I"HAir.. ~~N:)IIIl TlE AI'FECTEO ~&.1. 

&. L1'11T& 01!' ~Ill~~ &WALL BE AO.JJITED TO 
l!!ll..E)C) ~ ~ NTO ~~ CGNOmc:::N&, AHO UU. 
!JI!.~~I'liEVIBIIIAIC>~"l."'""'fi\ITUII1eE~ 

, , ,..AIIl11AI.. CONIT1'1JCTIQ.I OF- 6T'fiii'EET& AND ~T6 ~TO 
c:oteTR.CTl()-1 01!' n.e ILT't'\.ATE ,.A\I'Et'ENT U ON, euT CJ<.L T 11-IE 
ITREET~G.tt~Ai ON nE !II.ILCJ«ii &IDE FER 1l£ ~ OLAC.R.61'16. 

a. n-IE ~ICANT i~Q:E8ER'VE6 1l£ ~ TO CG'N&TRJCT TlE 
euiLOINC.e, ,.~ AN> AMOCL4~ N=RA&TIIIJCT\lle ALL AT 
QC.I! ~ u~ ee-.uu.TE: erAGI!e. Ae ~ AT n.e TI"E 
~~~.AL.. 

~ n.E &Eo.JIUTY GAT&IOJ6E Ale) OTWEfll 6EaJRJTY N'\IIA611IlJCT\Jilli£ 
~ ~ 1«W TO eE I':ELOCATm TO ALLOIII"\\SLIC 
ACC£16. 

=:!::::!:=""";f;;..,..,...,.,.. LI"'WTft 01' f"'WA8C! 

~•••••) f"EEUT'JIIa,frlol CJIIICLI....ATlON ...:urE 

c=J Ll'1fTSCII'~.AMEA t~t1A11!J 

~ eiJILONQ 

~ ~ATED~ 

~ eiO-METEH'TlG'N P\....AHTE!a 

(!) ~~ OF DWLD!toG& • · 1 ANP • tUl'W A.N<:IC.&ATED 
6~.-~J. 

0 ~~~~~co:'~~:.: 
AR&T II!!UU.OICI t • OR &J IN Ti-16 ..........._ 

(!) PAR'tl.AI.. ~~ OF OLD r"'&.otDOtiU ROAD t'UoafDirt.l &tDEJ 
J#D A680CIATED 6~ """'c;.c:lNS'TliU::TK:IN CP l!!ll.ll.Dt-G ... 

@ A r""'RTllN 01!' n« 6TJII!EIT GltiO TO eECOI"W: ~C lloiTl-4 Tl« 
DEVEl....OP"ME OF Tl-1& r"'MASoE - K£ a.a:.EN:), 

® c.Gllloenu:TIIQ4 C'l'- r"''CXET ,.AIIIIC WITW etJLDM6. 

® c:.c;:ao.e.nru:nc:;~N "'~ !Uo&l"fJJIN f""''CJCCn ,.."*' Wlfl.4 ~ "L 

CD cc:t'oi&nru::T'ION a- ac::utW EA61UIN fi'OCXET ,.NIK unw ~ a. 

@) ~~~~~=~OF -@ ~~~~~_!g.~IT.t.flOol~ 

@ ~CC::,~!~~:~AL 
OF n.e FtMT II!!ILILDNG. t• 0!1t 1J IN TWt6~ AH:)I,IIICIH 
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PER CAPITAL ONE CONCEPTUAL DEVELOPMENT PLAN 
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PER CAPITAL ONE. CONCEPTUAL DEVELOPMENT PLAN 



PERSPECTIVE VIEWS ARE PROVIDED TO 
ILLUSTRATE THE GENERAL CHARACTER, SCALE, 
BUILDING MASSING, GENERAL 
LANDSCAPE/ STREETSCAPETREATMENTAND 
MATERIAL QUALITY LEVEL OF THE DEVELOPMENT. 
OTHER DETAILS OF BUILDING AND LANDSCAPE 
DESIGN SHOWN HERE THAT HAVE NOT BEEN 
ESTABUSHED ELSEWHERE IN THIS CONCEPTUAL 
DEVELOPMENT PLAN ARE SUBJECT TO CHANGE IN 
FINAL DEVELOPMENT PLANS, PROVIDED THEY ARE 
DETERMINED TO BE WITHIN SUBSTAN'TlAL 
CONFORMANCE WITH THIS COP AND PROFFERS. 

VIEW OF RETAIL STREETSCAPE 
N OT TO SeAL£ 
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SrrE SECTIONS ARE PROVIDED TO ESTABUSH lliE 
SCALE, MASSING, BUILDING HEIGHTS. USE 
CONFIGURATION AND OIMENStoNAL RELATtONSHIPS 
BETWEEN THE BUILDINGS, LANDSCAPE FEAT\JRES, 
METRO FACIUT'IES. STREETS AND ADJACENT 
LANDFORMS. OTHER DETAILS OF SrTE DEVELOPMENT 
SHOWN HERE THAT HAVE NOT BEEN ESTABLJSHED 
ELSEWHERE IN THl$ CONCEP"''UA.L 0£VELOPMENT PLAN 
ARE SUBJECT TO CHANGE IN FlNAL DEVEl.OPMENT 
PLANS. PROVIDED THEY ARE DETERMINED TO BE WITHIN 
SUBSTAN'TlAL CONFORMANCE WITHTHtSCDP AND 
PfiOF1'ERS. 
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SITE SECTIONS ARE PROVI.D£0 TO ESTABUSHTHE 
SCALE. MASSJNG, BUIL.DtNG HEIGHTS. USE 
CONFIGURATION AND DIMENSIONAL RELATIONSHIPS 
BETWEEN THE BUD..DINGS, LANDSCAPE FEATURES, 
METRO F ACJUTIES, STREETS AND AO.JACENT 
LANDFORl45. OTHER DETAJLS OF SITE DEVELOPMENT 
SHOWN HERE THAT HAVE NOT BEEN ESTABUSHED 
ELSEWHERE IN THIS CONCEPT'l.JAL DEVEl.OPMENT Pl...AN 
ARE SUBJECT TO CHANGE IN FlNA.L. DEVELOPMENT 
PLANS, PROVIOEDTH£Y ARE 0£TERMINI£D TO B£ wrrHlN 
SUBSTANTIAL. CONFORMANCE WJTH THts COP AND 
PROFFERS. 

........ -· ....... ........... 
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SrrE SECTtONS ARE PROVIDED T O ESTABUSH THE 
SCALE, MASSING, BUILDING HEIGHT'S, USE 
CONFIGURATION AND DIMENSIONAL REUTtONSHIPS 
BETWEEN THE BUILDiNGS, LANDSCAPE FEATURES, 
METRO FACILITtES, STREETS ANO ADJACENT 
LANDFORMS. OTHER DETAIL..S OF SfTE DEVELOPMENT 
SHOWN HERE THAT HAVE NOT BEEN ESTABUSHED 
ELSEWHERE IN n-tiS CONCEPTUAL DEVELOPMENT PLAN 
ARE SUBJECT TO CHANGE I.N FINAL DEVELOPMENT 
PLANS. PROVIDED THEY ARE DETERMINED TO BE WrT'HIN 
SUBSTANTIAL CONFORMANCE wrTH THIS COPANO 
PROFFERS. 
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MODEL PHOTOGRAPHS ARE PROVIDED TO ILLUSTRATE THE GENERAL 
CHARACTER, SCALE, BLOCK AND STREET GRID CONFIGURATIONS, AND 
MASSING OF THE DEVELOPMENT. IN PARTICULAR, THEY ARE INTENDED 
TO SHOW THE PROPOSED DEVELOPMENT IN THE CONTEXT OF ADJACENT 
PLANNED BUILDING AND TRANSPORTATION DEVELOPMENT IN THE 
TYSONS EAST AREA. OTHER DETAILS OF BUILDING AND LANDSCAPE 
DESIGN SHOWN HERE THAT HAVE NOT BEEN ESTABUSHED ELSEWHERE 
IN THIS CONCEPTIJAL DEVELOPMENT PLAN ARE SUBJECT TO CHANGE IN 
FINAL DEVELOPMENT PLANS, PROVIDED THEY ARE DETERMINED TO BE 
WITl-IIN SUBSTANTIAl.. CONFORMANCE WITH THIS COP AND PROFFERS. 
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THE ACCOMPANYING IMAGES AND DIAGRAMS EXCERPTED FROM THE PROFFERED CAPITAL ONE DESIGN GUIDEUNES 
ILLUSTRATE THE GENERAL MASSING/ ARTICULATION PRINCIPLES, CHARACTER AND SCALE OF THE ANAL DEVELOPMENT, AS 
DETAILED IN THE SPECIAC NOTES AND CAPTIONS. 

WHILE THESE PRECEDENT IMAGES AND DIAGRAMS DO NOT REPRESENTANALIZED DESIGNS, THEY ARE REPRESENTATIVE OF 
THE INTENDED APPUCATION OF THE STATED DESIGN PRINCIPLES AND THE BASEUNE STANDARD OF DEVELOPMENT OF THE 
FEATURES NOTED. ALL EXCERPTED IMAGES SHOULD BE REFERENCED IN THE CONTEXT OF THE FULL PROFFERED CAPITAL ONE 
URBAN DESIGN GUIDELINES. FINAL DESIGN APPLICATION OF THESE PRINCIPLES WILL BE IN SUBSTANTIAL CONFORMANCE 
WITH THIS COP AND PROFFERS, AND ARE SUBJECT TO FUTURE FINA.L DEVELOPMENT PLANS FOR SPECIFIC PHASES. 
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FROM THE PROFF ERED CAPITAL 
ONE DESIGN GUIDEUNES 
ILLUSTRATE THE GENERAL 
MASSING/ ARTIC ULATION 
PRINCIPLES. C HARACTER AND 
SCALE OF THE FINAL 
DEVELOPMENT, AS DETAILED IN 
THE SPECIFIC NOTES AND 
CAPTIONS. 

WHILE THESE PRECEDENT 
IMAGES AND DIAGRAMS DO NOT 
REPRESENT FINAUZED DESIGNS, 
THEY ARE REPRESENTATIVE OF 
THE INTENDED APPUCATION OF 
THE STATED DESIGN PRJNCIPL£S 
AND THE BASEUNE STANDARD 
OF DEVELOPMENT OF THE 
FEATURES NOTED. ALL 
EXCERPTED IMAGES SHOULD BE 
REFERENC ED IN THE CONTEXT 
OF THE FULL PROFFERED 
CAPITAL ONE URBAN DESIGN 
GUIDEUNES. FINAL DESIGN 
APPUCATIONOFTHESE 
PRINCIPLES WILL BE IN 
SUBSTANTIAL CONFORMANCE 
WITH THIS COP AND PROFFERS, 
AND ARE SUBJECT TO FUTURE 
FINAL DEVELOPMENT PLANS FOR h;;..----'"'-"=-i 
SPECIFIC PHASES. 
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0 PLAN - LEVEL B1 
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PLAN - LOWEST PARKING LEVEL (BS / B6) 
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FLOOR Pt.ANS ARE PROVIDED TO ILLUSTRATE THE 
OVERALL BUILDING CONACURATION, EX"fENT OF 
BELOW-GRADE EXCAV AnQN, PRELIMINARY PARKING 
C ONFlGURATION, RELATlONS H IPO F THE DUILD4NC 
WfTH GRADE-LEVEL SITE ANO STREET'SCAPE DESIGN. 
BUILDING ENTRY LOCATIONS, APPROXIMATE CORE 
CONFIGURATlONS, BUILDING MASSING AND EXTENT OF 
ABOVE-GRADE ENVELOPE. AND GENERAL 
RELATlONSHIP OF BUILDING USES. OTHER DESIGN 
DETAILS REPRES£NTED ON THESE Fl..OOR PlANS THAT 
HAVE NaT BEEN ESTABUSHED ELSEWHERE INn-US 
FINAL DEVELOPMENT PLAN ARE SUBJECT T O CHANGE 
AT SITE PLAN AND BUILDING PERMrT SUBMISSIONS 
PROVIDED THAT THE rTEMS NOTED ABOVE REMAIN IN 
SUBSTANTIAL CONFORMANCE W rTH THE COP, THE 
PROF FERS AND THE FINAL DEVELOPMENT PLAN. 

PLAN - TYPICAl BELOW-GRADE PARKING (B2 - 114 1 B5) 
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- OVERALL BUILDING CONFIGURAT10N, EXTENT OF 
BELOW-GRADE EXCAVATION. PREUP.41NARY PARKING 

l
CONFIGURATION, RELATIONSHIP OF THE BUILDING 
WI'Tli GRADE..f...EVEL SrrE AND STREETSCAPE DESIGN, 
ButLDING ENTRY LOCATIONS. APPROXIMATE CORE 
CONFtGURATIONS, BUILDING MASSING AND EXTENT OF 

[
ABOVE~RADE ENVELOPE. AND GENERAL 
RELATIONSHIP OF Bl..nLDING USES. OTHER DESIGN 
DETAILS REPRESENTED ON THESE FLOOR PLANS THAT 
HAVE NOT BEEN ESTABUSHED ELSEWHERE IN THIS 
FINAL D EVELOPMENT PLAN ARE SUBJECT TO CHANG£ 

I AT SITE PLAN AND BUILDING PERMrT SUBMISSfONS 
PROVJOEOTHATTHE rTEMS NOTED ABOVE REMAIN IN 
SUBSTANTlALCONFORMANCEWrTHTHECOP, THE 
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WlOSCAP£ COMPVJADONS 
4-708: OPEN SPACE 
OP(H SP"C( R£0UIR£D N/ A roR PTC OISTRCT 

13-201: INTERIOR PARKING LOT LANDSCAPE 
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AioO BARR1CR REDUIRCM£NT SINCE TRANSITIONAl SCREENING 
'*'NO BARRIERS SHAU. ONlY APPLY AT THE PERIPH(RAl. 
BOV"-DARY Of Tl£ TYSON'S CORNER URBAN C(toll[R AS 
IOOITin CD IN l HC -'OOPTtD COt.IPRDIE.NSNt PlAH. 
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VEGETATED SCREEN WAU.. EXAMPLES 

, __ _ 
--

THE ACCOMPANYING PRECEDENT IMAGES AND TECHNICAL 
DIAGRAMS ILLUSTRATE THE OVERALL V ISUAL C HARACTER AND 
GENERAL DESIGN PARAMETERS OFTHEGREEN WALL SYSTEM. AS 
DETAILED IN THE SPECIFIC NOTES AND CAP'TlONS. SPECIFJC 
PROPRIETARY SYSTEM DESIGN ANO On-tEA DETAJL.S PERTAIN ING TO 
THE C OMB INA nON OF THE VEGETATIVE UV\NG WALL AND OTHER 
SCREENING SYSTEMS NOTED MAY VARY WITH FINAL 
A.RCHrrEcnJRALAND SrTE PL.A.NS. W HILE THESE PRECEDENT 
IMAGES AND DIAGRAMS DO NOT REPRESENT FlNAUZ£0 DESIGNS. 
THEY ARE R EPRESENTATIVE OF THE INTENDED APPUCATtON AND 
QUALITY LEVEL OF THE STATED DESIGN PRINCIPLES AND SYSTEMS. 
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LANDSCAPE COMPUTATIONS 
~-708: OPEN SPACE 
OPEN SPACE REQLnREO N/A FOR PTC DISTRICT 

1 3-201 : lNTERIOR PARKING LOT LANDSCAPE 

PAAIU"Mi LO; ~~[A \l'ilCUO(< CH - 'il'i'£ET 
PA~I\I-.;G, LOADI.tG EMRA.~E~. 1!1-CJ 
P,\Q~I~.t; l,.,.'lAC£ (NT~'' CS) "'I 
LANDSCAP( PlAN r OR AAEAS 

TRCE COVER REQUIRED 

IOTA! !.twx: rRli tov{P ~ 

sr.6XI sr 

2,550 Sf 

(II TJIEU O B05J) • '1,7''.0 
TR£[ ~ PROVIDED 2.750 sr 
TREE AREA PR<MDED > IR£E AA£A REQUIRED 

13- 202: PERIPHERAL PARKING LOT LANDSCAPE 
lJ.NOSC.N'( STRf' ABIJTT!t-IG RCHT !lf WilY 

TOIA.LlJHC.ISI F'[(t fY rA()o(IA£:( N/11 

NU~BER Of TREES REOUIR£0 (1/ 40 lf) 

~St,..ltOTit!.~RJ...tii• 'IIAf 

TOTAL IJI'I:AA i"E(T or ~TAU ,.1, 
NUWBER 01" lll(ES REQUIRED (1/50 lf) 

13-301: TRANSffiONAL SCREENING AND BARRIERS 

nits SrTE !5 NOT SUBJ(CT TO lH( TRANSITION& SCREENING 
AND Q.t.RR:IER REQUIREMCNT SiNC[ TRANSITlONAL SCREENING 
AND BARRIERS SHAlL ONI.Y APPlY AT TH£ PERIPHERAl 
90UNOAR'I' Of THE TYSON'S CORNeR uRBAN CEN'TER AS 
ID(NTIFlED 1H THE ADOPTED CONPRDf£NSJYE PI.Mt 
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® CAPITAL ONE DRIVE· 2 LANE (NO PARKING) 
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® PRIVATE DRIVE · 2 LANE (WITH PARKING) 
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O VIEW-SOUTHEAST 

0 VEW- BIRDSEYE 

C9 VEW- NORTWWEST 

C9 VIEW- BIRDSEYE 

PER_.ECTIVE VIEWS OVERI.AYTHE F1JT'URE STREET GRID AT FULL BUrLDOVT ATOP TlfE EXISTlNG/INTERJM 8TRE.ET CONFIGURATION FOR 1liE 
PURPOSES OF ILLU81"RATION. SE£THE VEHICULAR CIRCUL.AnON PL..AN ON SHE:ET 8 FOR DETAILS OF TH£ FDP 8TR£ET CONFIGURA noN. 
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SITE AND BUIUliNG 
ESTABUSH THE SCALE, MASSJNG, 8\.NUltNG HEIGHTS, 
USE CONFIGURATION AND DIMENSIONAL RELAnoNSHIPS 
BETWEEN THE BUIUliNGS, L.ANDSCAPE FEAnJRES. 
STREETS AND ADJACENT LANDFORMS. OTHER DETAJ.LS 
OF SITE DEVEL.OPMENT SHOWN HERE THAT HAVE NOT 
BEEN ESTASUSHEO ELSEWHERE IN TMIS FINAL 

~ DEVELOPMENT PL.AN AA£ SUBJECT TO CHANGE IN FINAL 
~~~~e~~~----~--~~~~~·~W~S¥~~ARCHnECTURALANDSnEPLAN~ 

MAXIMUM BUILDING HEIGHTS FOR BUILDINGS 1 &.2 NOTED 
ON SHEET 3 ALLOW FOR UPTO ONE ( 1) ADDITIONAL 
FLOOR OF ABOVE-GRADE PARKING AN.D ONE ( 1) 
CORRESPONDING ADornoNAL FLOOR OF 
EXTENDEDSTAY HOTEL TO WRAPTH£ PARKING PUHTH, 
AS SHOWN THROUGHOUT THIS FINAL DEVELOPMENT 
PLAN. THE FINAL NUMBER OF ABOVE-GRADE FI...OORS 
wrrHIN THIS MAXIMUM WILL BE ESTABUSHED WtrH THE 
SITE PLAN SUBMISStON. 

SEC'nONKH 
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PRECEDENT I MACES, PAVING PATTERNS. Srr£ AMENmES AND DESIGN DETAILS ARE PROVIDED T O 
ESTABUSH THE BASEUNE STANDARD, VISUAL CHARACTER, SCALE. AND MATERlAL QUA.UTY l.EVEL OF 
THE URBAN DESIGN FEATURES NOTED. AND ARE REPRESENTATlVEOFTHEINTENDED DESIGN. FIELD 
PAVING AT S ECONDARY PEDESTRlAN AREAS AS SHOWN MAY BE DEStGNED AS SCORED CONCRETE. IN 
CONFORMANCE WTTH THE CAPITAL ONE URBAN DESIGN GUIOEUNES. SPECIFlC PRODUCT SELEcnONS, 
AMENrrY LOCATIONS, AND DETAILING OF STREETSCAP£ FURNrTURE. UGHT1NG AND PAVING MAY VARY 
WITH FINAL ARCHrTECllJRAl. AND SrTE PLANS, PROVIDED THEY ARE IN SUBSTAHTlAl. CONFORMANCE 
WITH THE DESIGN INTEHT PRESENTED IN THE COP, THE PROFFERS AND THE FINAL DEVELOPMENT Pl.AN. 
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PRECEDENT IMAGES. PAVING PATTERNS, SITE AMENITlES AND OEStGN OETAJLS ARE 
PROVIDED TO ESTABUSH TH£ BASELINE STANDARD, VISUAL C HARACTER, SCALE. AND 
MATERlALQUAUTY LEVEL OFntE URBAN DESIG N FEATURES NOTED, AND ARE 
R EPRESENTATIVE O F THE INTENDED DESIGN. FIELD PAVING AT SECONDARY 
P EDESTRIAN AREAS AS SHOWN MAY BE DESlGN£0 AS SCORED CONCRETE. IN 
CONFORMANCEWrrH THE CAPITAL ONE URBAN DESIGN G UIOEUNES. SPEC IFlC 
PRODUCT SELECTIONS. AMENn'Y LOCAT10NS, AND DETAIUNG OF STREETSCAPE 
FURNITURE, LIGHTlNG AND PAV1NG MAYVARYWTTH ANALARCHITECT\JIRALAND SITE 
PLANS. PROV IDED THEY ARE IN SUBSTA.NTlALCONF ORMANCE WrTH THE DESIGN 
INTENT PRESENTED IN THE COP, THE PROFFERS AND THE A NALOEVEL.OPMENTPLAN • 

.............. _ 

... ~""'tCJ.j 

=:~m..MO 
~Hf'IMIITfO 

nc•~Uoi!N .., ..... 

BIKE RACKS 

ununYVAULTCOVERS 

·I"!!IIEE[''"'~MCif'IIIU_I"fta 
~ ... ~~ 
I"'\.MfT''N, TO I"'LTBl • TCW'UlTDt MCI 
~ ....... fWT" TIIII!II!&IIICIII1N 

LOW IMPACT DESIGN (UD'S) 

...... 
~eiC't'CU:,.~ TO-~ 
~ ~ ,.-'MtO ......c.& TO,_, C* DICZI!D 
L.IB)·T~ 

~~~ClH~c;,~ II)L~ 
canm~ •...,. ~ Cl'...,. -..no uo ..,., ~ 
WTW. n.: ~ -......c>M2I6 uu. W..lo« 
aav"'rm ~ .-AC& ~l'Ml~•rm 
M::ICJie Me &110 P'"'.....-.Nf TO t«1rT L111D ~ 
MCIIoCU"UNI"'L.~ ........... fDL 



BMP /SWM NARRATIVE AND ANALYSIS 

IW:KGRQJND 
Till llf'lllli)JDI 15 1"1\RI OT M: CAifiU5 '110[ SltlfiWWUI ~ ~. 10DH DmT\lD "IK:: 
il'fiOUI!JoW",UtMJWJ.ToiCIJ!ItS IW'Nil tAaJ:MSStm20f.. M ~~I([N OCYQ.OIIEDlOIKil 
Til: r«Nt. c:cum- 1'1.&1: r.~~C~.JTC ~oWoUo~L (l'rlotl .w:~ MONS o:JIN[.II UMN\1 Q>l1tll - rwNt. c:oum 
~ I'\Jifll ('D.C-f'C:CI') II(QI.IIIOIDin..M -.ww ~111K "" teu«SIIIXQW.Il 
OJJI"IU. !illlol OI.Wmrr CCIIt1lll, 1M1 SW Wttn COtiQ.. M SIN JGUIOOm; IF 1WrfaJ' HCUa:S 
IIOOIPJNO"H:rlli'IICMOT !VH"JUFIDINsnt.UDSl4.l, oiHilfiD3So&l. MIW:liGMII'OII 
IMIS ilfiC:I£r I!O.I.D;J ShOI!InCT I'1JIJ~10tHf SW lftUIOIDm; D(M; il'f¥ AN) 

Ja.lt-A:O". f)Ci(ro51f1U.I(IIolf'UWOmlliii ~IA'MlD-""'''IIOITDOtlwct:M I"IIOCIWolfOIIM -.. .......__ 
TlC NICICiltriiiHI.Siml i'ml ON M IJCtiftClSIIN 1001-GPII{WUIU ~'IIV1t!I[I'Uifi I 
ll.tt-11-ooNCJR ttl HCIOOJ)Pio()fJ ~ IKCM'nlll QIC CoiiRil MM~CDIJ1Di Rill M 
~M.....:OOWCIIfiSQfiT~lUftM&UtCSNII~SUif"IICXIWII(JCUirSNID 
~ Srt SIG"'liA "DDSrMl ~. &« JIIIC.'ICUiiU-"'""MD 1W DQiiQt I:S1Afl.&6 M; tiiSll.M 
CCIICII;DI Rill flt5 I:I&LOJIIIIOn' SINC( H: PIICiDIT CNI'IUl DIE lk.llDtC (D51WC MtHl I I) Ill() M 
PllltSCMTtlfAASRIC'T\IFI:;w.{ ~y.::oc lloiPU:IUltti61\SmON1tWP!.Nt TIOU"OIIC.NI:DIIS'Ilta 
~1"1 f'£SI.wl:fl11Sni10 a:tOTDCS I'\Nj f*TNrlllli MltoS!Sr~ M ~MID~ 
COW'IAAQ)(;MOIDI. ll€snt15UJCAT!JIIjOIQl~~CIHT/Iifi!KM.COI.HlYZOI I IOI, ...., 
TIC:IIIU'afll. tnruroN ~ WU1: ICJI' a1MSQJ10 ftASIII.[ \.NTL flllmO wt.Tm 5 COr.I\C1tD :K: 
IO!ill~SIItll«A&LlS ILHDISIJCCDinDI5111K~ru.N(n ........ 
... ,......,.) Ml JaN CCMIPtnf Ll!iUII'OII IHS ~ M Dm1C ~IS 10L -A VAKN Of 8111'/SW PIIAC'I1XS AilE ~l PRtF05[D INCU.WC nt1i D11511C PONO rD N.J'll nf[ 
IMJW.I.~~IIOII' I'ROCIWI. nt:~~SHOW~ IUOIN:WDt. lltn iiOft.MI(I) 
lD.~~(CISTtltiCS).5fOA.IIC:(w.~A.I1.ctaHIC!In._, IIOIICtlt!OI'IImjsriJiiliQ_"'.C.4( 
ICI'I(f'tiUGa01'9111CTCl:S,SUCH .Ii$ MUMJIOIC.IInJUIS,NO~IIQJ.OC.,UIIYI(AI'f\OfO 
~H~~NW:Tas:MO'.COIUlOMArilrli'JOhlDM:.AU. 
Jlilf'/s-W ,'CIJIU lfLL K ....... fUl WMD1 NCI .....,.,MCD. fM[ !Mil iJ'flaiiWI ~ 1115 'I'QI(rl' ~ M:Ua: 
S. DI5..:T mts~II[IJIW).~M;S['IIU.W.IIII'Wil:lmDN o\ Ultii(D~ RI[JIIoW!CtM 
IMNU. ll'fll'.lelt.w fOil M CAWPUS 1Ml N:I).M[W(Ill'S NfD COWf'U,I,'C( IIIIi. ~~[SCUD lfil OCUU t1 tte: 
~5(tfiOMS.lHCf'IU'OSOI~I'tllttHf....;(P.i&41. (111'.ArtiQCiii[[II~AS""''JtYtJ5 

n£R ~ PFW ADEOUAT! OUTfAll 
IH[ ~CIIII"fofrU.QIIIII[SSC MDII: IS NSf~ rti'IKA(a.Dal ~CMY, ,.,. rul M Dniiiii'IOPOin 
fMJWl ~ 5INCI: M a.. Uh.Jllll fK arTDfiOI Wf:MID 10 lriOll;l4: .tO[CI..ii.Tt ILIITIIIJ.. N: 1W 
41'1t..rtl)lQ~y 1H$ ~an K PfiOoollO\GJ.JW( 'oli.\S I«rfurctHf, ~.IIO(QIJCYf:F M 
DO'IINSTRLW O!IMW:£ srsrtlot. SPtCJ1CAI..L't' M OOMriS'1'1tto\01 I"K smtli, 'IIIU.ItYOIIf'O o\C:CtiRD~ TO II'UIIUC 
r-.ca.na ~WU~.. lPnQ '-OlGUI(•) II!1H M:: cntlll rx II(VO' DC1DIWIICI IA.IZINC n< .ox IILU. 1'1\1 
~IIOCliiii.OCTIJIIL.IlOI5CC!fSI5IDft'.UJS11'D!MCrtiOUDioiC(.IG(:QUU(CIIJI'"IU(Jif\I ... MIG),. 
WROfi, XIOf«HJQ.IIIIlJII(WIS101Mii\."U'ClllflrU.Ii$lTSI5.,111«:H1.1Ca 

MoP.nr..U.OI' K Dt'IC.Cf"'£VTIIJXX A IS M Dime '11(1' I'IMI-WHJrC\1$111110 M m J11.U IOaootwc' 
111[ orun or .-..o, 10 anu-c: " DIIIHWif: l#b ,. c:r:M"JJoot!!! ~ tHt: I:IMihl« /IIIUo rwD~~~ 
M OMUIPI.cn' SIIE'5 Dll£ft:lN ~ H: JaiAl 01N1« N€J. '1t1 K I'OIO'S C01i11D1. mt.CNRt f' ll!l 
DltiiMCt NtrA l.iEil5 Tllt toS CIIITDI.._ 1HE mDfl 01' ~ Wl.l. ll[ 41 llA5T 1!10 ft[J IIEltiW IH[ OAYl.Ofl' 
PQIIJ fX nt: Pllf<f'lll SIIIIU.JM~ 011 AT lLioSI 1.58 rtO 11E1.c. IH£ f1ltSl S'I'RL.CT\II: ID.Dill' M GloW f" 
~llfJO A Qli5£DMJDj. 

0« IOI4.111!Wrw1: .triO IQ IKI'OIG 15 IU" NCIIIMWOt .....-.-roM ..,...£la£ ft"S~ JU 
M "'CCIS IU IC. ~ M 1&.1 /IGIJDI ftC ft'lt.tt_.~.t(.'ftl Cft SUI£. ..:M IS~ 
T}ll,Jj mer,..," ncJID'tllll. nc IINOIC:(~~Uolllll:m M e CJI'ItlM.NG OI:OODif ar~'ftl 
I( AI ltASf 1!10 I1IT II:L.Ow Thi! Oo\YUCHf I'I;IHt 01 nt: "'CPAL SPl.I.I AY 011 nt( nitS! STIIut1IJII[ IQ.Ootl 1K 
DMI. Cll':i'l~ Sfiii..CftJII£ 60 ISM: f'ltSI' '5'TJU:IUIIC IQ.OI Tll: DoW. NO li(JI[TOI!(. 1$ 1H[ SJARTINC 1'01111 or 
IIIYIOI'. TIC" ~f1101j tliS'1'fiG Slla.Cf1.M:III 'ltiOII5f'lllj; STI!Ut!VII: U G 11\0 I» rm. M:JI[rCit, M 
DlD'TOI'IIrGI5niOWOKflloCSflllt1\ji[IO JOD:ISIJCSI'It.Cft.ll:lt 

I«D 01 nc NW..1'Z 51>0111 011 HX_OJ,t,i[_ mnro!U ~ ~- It IS JK ClP'NOW Of JK 0CND1 1HU 
ntl: CIII:SftJtO $KJIW 5DtJt ,. Ml5 3n£ a.m-oiU • .t«QQ.iiJt NG 3MIU MID' K IHID'I 01' M 
~$50'FOIID!Njfii i-G:III.UI{4}. 

IK ~ ICOM:31K 111(;1{110 11(~1[ IH[OOtC:IOON or~ G'D.»C't'kSQI CW r-..... 
OCNDIIC: N«~ ~ SI.IIM:"r OF M ~ ~ ~ltiiiWM wmcm r011 .IOC.WC 
AGClWt llU!f.tU ""'f It U\DOm:D, I((\IOQ, oiHI ~ I'!' lAO AT N M. 01' JM. SIJ[ 1'\,Ni 

n£R 1: Pf\1 STORNWAT!R OUAHTliY COHlllOl - RUNOFf RAT! COKIROL FOR 
2-YR AND 10-YR DES1CH STORMS 
Ill£ !IraNI 0:W.. Of THE ~11:11 NllCRMI II I'D III(£T II:O.JIO.O iTS Dr RCIDI &-G!Dl.JA 01' TM( ~. 
111£POST•IX'4:lDi't.IEHitiUtelrrltlrtsrORl·'fRAi11 10-~~S'TOIIMSStW.I.IIOTOIIXDinc: 
Pll.-~ IUUT IIAfiJ llJI »£ l-'1'11 .WD IG-'tlt DGOf S10II:l6 (mJI 10 SEtiOI 5-J 01' W1CtM 
mtw'loAO IWUrOOOT twaDOII). 

MC"ra.t!CIOTSIPC.tOC'tO~Mi111Ut.C111JrfarntE:~.tiCI1M:U!l[f6GIIO}I 
IOCn, lt£M 1UI.tt K IIUICin" aiM: lllMIOt flll)ll it' 1m TM: llllSWC atld'DI TO 11 fQI M 
II'IIOf'IIIIS:[ CICHlrTal. so: M AWU'Z OH Staf l!A. 

TIER Ul: Pf~ STOR~WATER QUAU1Y CONTROL - 40% PHOSPHORUS REIIOVAL 

nc:-.ornc:Jt.R~ lOla 10 ll((tN ~aF!il~l-o~GI.JDDr""'-OOilKlUDI 
I"'QQIQ5[0~ ..,._ aoacaCMII[C!JrMD«S~SICI:MIIOtc:CAS(N 
""'UMUJS"'-"'IIUSSI-'m,rlC.Dl~Ofll.IICX ~ ISSJI..lni(AitiiAS 'M:W ~Mr"f'OII' 
YIAIU~c::otffliiCl.~TOJ[COfSI!iftNT\mltrlC.MNrll.H!Oti!Nol f'tlt liOII~ ~ 
PIIO.I(CI'(O TO!N.f'tCI5I'HOIIIUSIIUI(IIl'I'O.WliJNLQI,Df'OIII'TH£1'1D'0501~5WUBEAUJOCiolrr 
~LrSSt!WI tOSCOW'WD IO~UWl5f'Ml.(t11l) ftiii~ ... TIOJJ ....._ 
AU. nt: IIINCJT nDt K snt ...._ oomwu OCDt tiC c.mc 'W[J fiCIIrG. nc: 10&111. M'OMJU5I6S Rill 
lHISPWOI'CISID~IIIIU~ fliCII HDISIIHCCDCIITIM,SOM'CT$KRIIIOt~Jtt;.DCI5fiC 
YIU I"CNDS: Nl'IXJif l3~ FOUl! Tlof:fSw.tiii:OUIUITICIJ.Mmt IMI'JIIIICFO'illl ~ .11110 
IIC:~II£'.CWIIL.~Of:IOS"CN'IICIIC:Hl'oUI. rHOOOII.M 6011 P'KI5I'HCIMitDI()W. 
~~ WU II[ 1LT MIOuGH TI«EXISf1oiCW[II'OfoO. 5[[ OIENW.'ISIS t)rrl SK£1' 22. 

TIER fV: CllW'RfJi£NSI'I PWI - FRiT I" RAINfAll RETENllOH TO THE EXTrN1 
POSSaE 
1)€~ GOIILOTM~ ~15'1011Ch1friftc:fEJIJOIOflllliWIIU.OTII-Sift_ IMii0,10Q.If 
IIC:CAI'!'tAt ON[~JIONPIIICDS, OUIIOCII rtM!hlr.S~T~LWUI$'ItiiiiiiWIJEI tom10L 

W~~S~~U fSCMl '""J IIIIJliiA.f•rot. ~"01 NG/tiC ~or ....,.-au. 10 war M 
lln[NtDI~f1fM: f .. U: aum'S~~I'UIIIF'QIIlnOJrfit:OINJl .. 
.m!IOtl, 'Ill:~~ IIIO ~SIIIrOM fiUVIDUSoc:t.ASIOH5 EnaUGMY.IIIIOJ5 ·cti.A~C»WJ..[MC[SIHJ 
H: r.tJIII\DrttiMJrlCOH"ADAOOHS..ntmCOUR ~COWI'UNCL 

.,-,ot ~ DWIIJSTK P"'lllCaL 11HD JWDCioi[JI 001 QUill l,tCOISUH*' f1f K IIC1DiOOfl QIII[Uf'S TWU 
aunT 1JPUD-.!. GIP1' IDI flo![ WIOU5 D NG U ~ 1tW \4101 WILL .lrt1D1o' K U5t t:l 
~W!r); 1t0 .:Hr4-'M'f (*"')WE lnOt' M ~ -.a_ll(l""' IGC& or H fliiSf 01« 
1101 f:F....,.IIIJ.1'11011114[ IWIDIOtll.QCICAIOilialfiiSUUml TOMUI.""'*lt CCIICDON5 fOil HI 'M. 
~ "-NNI.tSSIIQio!ll ON M1"l D. SIICl IMI5ll'Al.Oft:IIIIII'\.Wta II~ 1111 -riiCIOG, IIWI'I' 
or -...cHit'£ 11'101) CllHr'IIOL.rtfM~. w[ KlN " IS I'ICtAIBOif 1D DOlo\. TKXSl fiiC1CIIIS IQ..Ow 
»10 S'l~ltJW.TtK tOO. orCOWf"'WC( w TK Sl..85(QWo'f srrr I'I.M St.~« ,.._, etwaf"Tii:rACJOitS 

"""'""""~ 
N 01110 10 ~ '* 10« 1fiNIIf.tU. nor « " .....e:~~ or W£.diiiD n.r « a.wom.:t ¥14.A1L 
NCL1DC U MJf tMIUI nt 01[1)1 111110FS. ...mtrol NIO ........U ~ {c:si'OIIS). NJ1( « twO 
ll"''rACtaiiiN"Fti:ne M: .-.mor DOl W£A5UI( ID li(TMN KfliSJ IIOIOt....--u.M rRST SM 
IIY'CIJa Ll'VIl. f1f tiO+~W JIIOMINC~.IU..IIUIRAmT0-'1 M '1I[T[HI1QII CIOIT. M KCIJICI 
ro\C'1011..ntCTtiC M Allll'l'(l ~ ~ lOIIlNN M FIIS'IIHOIIJ" WtfH.J.I5 Tl€SP£t:f1C D[S!I;M 
Dr'I'...UOI'~IOSlJII[, 

1Kn:u.o-tl:llf(dii[SNI)~IID()tiOICIIIm'1'SMIKID)IIJil.llDI-MPAO.ID'IO.te:tCW: 

"""""""-

'otlin-'TaiWDriDlfS 100:1 

UIIIAIIIOII£lOIOOIII W/.....rcNilMKSmMSLWlll.tMOU!t.DIIN[JI'I IO(IS 

..... "ttt~(amJIJG)I.PfOIA IIOCi!NI'#U. IPTO~ 

U lk( fMt ar M ~ TIC CIO'fDC CMtm f'QII [.104 WAUl[ *K DM.T Kllf AFJXICNt(D .n. 
1K 'T'fSO'It aJ1MJ1 aJWPIDVftM l'l..lllt SIOitiiWilDI CCMJOJit,Witl ~- IOio ~ t-II -21DIT 
o\NO ""';( NOT llftM N.i.T .t.DOP1'Q) IT QP1r..U. 1€ !WI{ CONCOIIS twJ 0PWM.S IIUIWC tDtiPI.WIC[ #M,'I'$0 
-'1 VI[ ~ lllVO' ""y ~ ~ M:Sl A£1[Jo'IOt aKOOS 011 MI.! Tl6t CII(DitS lolo\l 5L1BS£01.1£.HflT 
OW«. MJITOII(. MtDPIIIATIQIG N() ll€~COITNIIll wr.t~~j MUIIl0£'«1Df\\rt"-"'6 .W: 
Sl&ltttfDO.....:£J"DifTDIDQCI.OfCISIIEl:lMIIr1Dti~~PWMS4lnt:rw:or"""'-OCIN[(ItrC 

~MIIICSc.QOIIUf6K~IKYICc:rJrii[Ml1YCIMISroll'wm!M......,.~ 

.. alNIIICtcJ.I!I[ AS l!liU:SftD W $llrfT, AlMJJCN 50111[ IOSYIIES IIMTK 0tWGD 10 I'AOC( R.OftlT 
W(JII($TIIAAC( To wa:ttK.: ~ TOIIOIIIM TICMST N:H Dr Atl.loll'"-1. n::. ~L M;aal(t()ffClN 
M:MOmWU I(COIISISttHf .milK~~ tOtlJM:. SKan:AnQMND, t IJl1lll ntE 
~ M ~CD tOPACMX AllOII'ICMirLStQIU(I lt'MM:I..U5IOHOI' ~WMitl 12M)j S'IOH£ 
SUWPII(U)fMCMlDWoO'II!IICJIIDDII'D1041.\11[1\>f' locn:I£1DiliOIIjC11(])11 ti<Sl'OIW:l9.1ot1'1UMIOJ[ 
susm .. M~IMSI(.SPa:RAliQIIite. trDMC1£N1111CMJUS(.IH)'II:c:cufTTCOII"~ 

SPIIIUOMX'IHt.S ...Uifl,ffJ,liiiWC[ f'CIIotWGIIS'tiiWI:'IIfDeiiiiCII[1(lftDI • .trOinOIC,.Ur'C:n5De 
COII!O SJOIIWoiJDII CESOi ~ ~orlri'M. IPI. JK D"Cor OtWGD srtJiirC[ .... ~ 
l!lllll[ftlf(IQJrj -.A511150JS.1lDIIICIDCIQ1tSI[DITst.tfT 

.. AW~C* 1on.: m r..crOIIS .tfftt'1IHI; COiro1P\.IAHC[ orCo\CI! ~ IIIJl)ill()ll' or n£ fltSTIOIOf 
l'oAI!tiUIClCJMlfi(JojTII£..'111COH-sm:IIOWVliJlllriOIIOIIUOOIOH lfiS CUI~Iri(IN;I*l'-001 

tUIICCD'I~, Sl&I[O'JII(JI;'J.IliJC~Of'TlQ[ICI[IDIJ'OIIIIOSUI[S~ 

~IIODfll:l'or 1K r.S'ItolfTIWW.ftlG:CXIfoiiiiQ)If lftii'«<T.ta1J"niC.-mnDi 1D IJIQ.I 
lfGI![WriiQIII'51tJIWIMIU. 

.l,lM5:11K, KIIfiL\It 1M5""'l.CaiiON wt.l~IDC:I OI'MfW!ilOiit:~IIP'IW!IflltJ..Oi'ISI!ttotlnt( 

POIII(INCI"a.DOI: A IUIC~JOM:w.wtto1C11110fGO\SSHO\IIHOfi'SHITT * Alrl401.01 
LIMCtRWN'IT!SM: rM. II(ttNfOt OllllllSNl MIJ.I[~~OII LIOiiOSUIIIC 1M Tll[COWf'l.W!IC[ 

~'l!iliS,MCIOAUr::ICIIOt~NCIMt.OrAnOIIOI'K~~1111:1*1t£IIQIIIWJ' 
l'fiCSOit~CiW.I.DCUOOif!llnt:~ fAftoiUtl'l', c.':OIIIfllW!Uwm!Mf'ISI>IS'VIIImrrtS.Wtt 
.am:ctm•N~USIDIN1H&~IC"-1UIIll. 

nER V: LEED 55 CREDIT 6.2 STDRMWATER DESIGN - OUALJTY CONTROL - I " 
RAINfAll TREAT\AEIIT 
MGCIIILt6"NwntTVIOfK~~ISJIIIoiiiCIMMUID~(aofU) 
N • et fO 1W\LIIOfT ~ "-""' 1D tN>rull" NG 'llfAl M srtliiiiMIQI IUIOn' fDt I' Mfif".U IISK 
~..,_'M'JHGlSSIOICM!larc&Cf. 

.t.5 SIAIDIIM'IOI .. AU. M lt\.IIOT nQI nt:sntWllMiii\MU.T OOUI 'Ttl: [X!SnliG'WO' f'Dfl0. 114[ '11'~1[11 

Ot»oLL1'Y "'')WW;( llF wrT POHD IS • Tt.O or M IUICtf" ntOY O..t' lt»iroiU, ,_ £rluUWn 10 tiC: IUICfT 
fJDj 1r IW!f"olll... nt5 £H5liO 1K 1SS IIEJIOIIJIII. rtn:IDCI' IJ" M tO 15 N llASf 1C:11: K .:DJC~oD~r 

t6 LaDS5CU 1511£JI't M:DI5JIC 110 f'GIIl.SilltC:~tSl!SCJI MD U 

nER VI: LEEO 55 CREDIT 6.1 STORI.INAT!R DESIGN - OUAIITITY CONTROl -
25X REDUCTlOO 
H: CTDit or 114[ LASf not II TO 1C1 CL.III(H1 UDI ~~ jQ(DI' 1.1} II 'llttOI M 
POP-U'\WliJ'WDIJ ...,- Dl5iDMQl IW£,. \G.Uil: iiiiU. K O£SIPOI 10 II: %IS U:SS 1IWt hC: 
.. ~\IIOI:SI'tiii:Ml-"1 ~-+fl ._.~ 

ASSlAl(DIJt fUll. Itt II\Uiut'nOIII fl" K ~HID MVSC IIP'OI't:OIIIOO'IIIOUC:(S ntt-....cn 
QIM: 1Qj!IIJ1 n.DW I" fOIIt M:CIUStN:l fDOl\OOI'RI I1 rDII IK PMIPOSillc::D«lnDD M IIUICifTIIDI.ICTDt 
fY M ~ltll: HNM:Sl1lrl Nil IIIOIII.J'OmOII fi.WmD MWCtS 0€ uorr a-..: NW8[A nll)ll &7 ru" 
,._ , _,.. 2..._ mHrL 1111 At:IIJIOI. tl:IOOI)Ij 'oOLLA(" IS .ruo l'fii:MOm m rurmo llflJIJC[ M II'['.M 

~OOtt'JOCMIICMII1DIUCOIIIPIOITCliM:IIINmll.tri(IKIICIDmCJI.C:..uwt.1HEI!mJIIOoOifOI' 
UD 'OS Cl.l 15 AOIOG.. SIX 1K Mli.JSG OIISHD' l\A. 

NOT!: 
TM:~IICIJM3Mit!Gtii' 10'MfH 
...._SZLliHDlOCiolDIDf'H~ 
~~ ~ r/QlrC wnt rtw. 
~A$~1JrDN'D.NGI'I 
5UIISWI1\Il~lllnt11t1S~. 



- - =-cr-M'f 

-· :::-s:o.~ 
\.._ ____ """""-"""' 
'---- SlONirG[ VoiULJ' ll[llrtii.Pltl l '· « .~-.a.J 
----- ~~~~ 



nER 1: PFM ADEQUATE OUTFALL 

TOTAi. lliiMoi.I«N!£ 10 1'0ND(otlN'l.UUICl1 * YAICfl£$ 
llltAI~Nft),nJOtil 'llC.SI'r'50M:l:'IIDH•:li.2..JCI![S 

~liD f'OII C(Mtoi,I!!5QN • ~l.lACID 

tol (~NOniOUMSin~ •IU.IQO 

)I.J .IIQID 8 CIIV:rut t- 11.• ~IteM:~ K tw10if 01111."\110' IS AI 
WISI' 150 I'm 111.01 D« UCI .:1 n€ P'MCJU ~ur "ft 

OOINT RfWW NW YS!S 
1, STQRII 1¥( 10-tlA 

orr-WD~~Mroor« N£A .-.-.. .o.c.c-u' 
Qltt-!111[ ~ N!rA. ,.zu._ c-uD a-osm c .. ,. .... ,_ 
'-5.1..,.._ ,_,.,., 
l'lf'(§l1t0.7?" 
""'f:Sl.OPtS•t2•~; 
Plf't~G'r' GJ- 1 217da 

~,,.,,,.. ,. Q..Hhh 

l. S'fQIN II« I!A-D.I ~ 
~CII.Ir.Wr«AIIIk .... JA-.~.10 

''"'':!IINJI ._,,.~" -·-PI"( Jilt o-n· 
I'II'(IUJ'tS.31~ 
PIP[ tN'IQtf' Ql•nld' 

Oo-72Jcta, o- 211kh 

J SlOIIW N't: D'I~OII' 
~~MtA. A•I.o.t.,.(~.ll) 
loooi)Mft ........... --Pft sur o-n· 
"""SJI'(S..O.IU 
l'lf'lCIIPoiOI'YO..Jeeo:h 

Oe-JIIch > O..:r~~Dm. --<---



r------- """"' .,._, ----, I ___ _ ~n:~' 

'-""----'1:=---

' , 

----

TIER II: PFM STORMWATER QUANTITY CONTROL - RUNOFF RATE CONTROL FOR 2- YR AND 10-YR DESIGN STORMS 

talt~l"l Condttion Pl'oCIO.ed CondiOon .... AftfA (IIt) ·--I, .. '"-; I· I •I( T )I ·I· ~··~I · .. ~ .. - r--~~ ~· .. 1~ ·"' ·I, Ana(.) Ar~t•l•c:l ~IIYl~td ( ; ) QUds) QIO(dt) Roof(K) t~MCMN~tl(~ Alei (.C.I atoc (Me I QZ(dt) WO(ds) 
CH-911 CN~IO CH 1ft" CNooM CN.... CH'ID CN n 

A u s ... LZI .. • 17.66 ...... . ., ... .... .. • n. .. ., ... 

TIER VI: LEED SS CREDIT 6. 1 STORMWATER DESIGN - QUANTITY CONTROL - 25l: REDUCTION 

'" ..... ...... '"""""" ........ .., .. ..._ ........ -~ ... - '::.,.:1=1 ....... 1, '',,1 ~· I•" ~+ ·---.~~~~-:1~--:r-.. ~~ . ·1-,1 :I ,., .. , 'CMJidl)~~\1'.,~ ...,I.Mi ~m·r~ ., ... I.,J .,,... ..,...,._,.. """ ~ ~ =~ ;: a. .. Ofoal 01 ~,,., ld'l to.z•~~um 0145 CN... OND ,.,..._ .__._,...!dl ,..,._ v.a.-t ld) . ~ uo '" '" M . " ... - ,. 
··~ 

.... U> . - . . ·- IJ.et Cl.&V 
"l..,._wwd ll .... ............ d n. 



TIER Ill: PFM STORMWATER QUALITY CONTROL - 40:11 PHOSPHORUS REMOVAL 

Jlr~Adli~¥rtMnll 

flllllrnov<~l ~qulnr:~fiC 

AAEA(~~t) 
EllsbncWetPond 

m"" . , ................... :1,'"""'+ Trt!ati'IW!~I~C I\IJnoll ~~~ ~R~movM'I I:dllell'll!d 
Aru ll~udlrc peen Coefhde "' "'"'XAl.C A~•I.Q Coel~l Efficiency Remcw.! 

-_l_K ( A C £ AXCXE 

• . , ... OA Ul '·" ... ""' 1. 16 

nER V: LEED SS CREDIT 6.2 STORMWATER DESIGN - OUAUTY CONTROL - 1" RAINFALL TREATMENT 

PONQ VOlUI!E W EB QREQGtNG PER srre PLAH lff35.§P-91 

""" .... '""" ~-., 
"" ,,., ,., "" "'' "" " " . ' 

,. .. 
"' . .. . """' "" -"" "' ' )1.1120 . .,. 



SC.OU: 1"• 100' 

TIER N: COMPREHENSNE PLAN - FIRST 1 " RAINFALL RETENTION TO THE EXTENT POSSIBLE 
....,.,."'-"...... -~.._._. ....... --.~--- --....... ,..,..,. ........ ..,._._ . .......... ~ .,._.._.....,.., _ _..,. la......t 

~~-r--.~.~==~.~-~. To~~~N=uT- ~.~.=••"'~·~=~~~-,--~T~~-~ •. ~.~--T7~~>~H~~~~-,~~~~~~~.M~.~M=,~~M~O~~~~~.~=-~ .. =~~~~~~~~~-----r.~==,~~~~=~~~-~. ~-~~~~~~~~===4~~=-~~~~~.~-~ ... --~4 
,.,l.q llod<lol.,_lft.., llttoCll5 '-"S..W ~~-=~-= .,_,..,...,

1

==.,. ~~ Y= ~IIV c:::..., f.;••••;tl~ ;::;:--;rf) "' ew.:~•"""' Aed~'' """':.~!:'""' .._:.~~~~"!',_ Y;:.,~t•\ "-•,'7-"';'lolt 11':~~ '-enue-

" " 
. ... ~ 

rot;,l a.w 6,011 a..w z.m 

SIIPPIV Demand 

"""' 
tk1orn --·c.a.a o.a.., III.H\1,.. 

ID .... ,__ .... .., c..a .... 
.... , .... 

··~ 
,.., 

O.B .... 'm •u ., ., U Q I om "'"' " ""' ~· IOU! C.M .L... 1,.'1'11 11 l k \m 

·n..._,......,__ .. ~....., .......... ,.,._.*"--c..:-..lo-~~~0.11. 

1"' o a u :r - Xl II,. * 
•I' ._,. ep;n - liN 

.... 6,079 1~ 

Cilurn Vol ...n. •AunoH lteductlon Ctl!dl' 



BUILDING ELEVATIONS ARE PROVIDED TO ILLUSTRATE THE 
GENERAL C HARACTER OF THE BUILDING MASSING, SCAt£, 
FA<;AOE ARTICULATION. GENERAL BUILDING ENVELOPE AND 
FENESTRATION TREATMENT. MATERIAUTY AND MATERIAL 
QUALITY OF THE PROPOSED DEVELOPMENT, AS WEl..1.. AS THE 
POROSnY. MATERIALITY AND ENTRY LOCATIONS AT THE 
GROUND FLOOR OF THE BUILDING. OTHER DETAILS OF 
BUILDING DESIGN SHOWN HERE THAT HAVE NOT BEEN 
ESTABUSH£0 ELSEWHERE IN THIS FINAL DEVELOPMENT 
PLAN (SUCH AS SPECIFIC MATERIAL OR COLOR SEL£CTIONS, 
FENESTRATION DETAILS, ETC.) ARE SUBJECT TO C HANGE IN 
FINAL ARCHrTECT\JRAL AND SrTE PLANS. 

ELEVATION- SOlJTliEAST (VIEW FROM SOUTHERN LEG OF EXISTING CAPITAL ONE DRIVE AND RTE. 123) 
t• • 40' 
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BUIL.DING EL£VAnONS ARE PROVIDED TO IU..USTRATETHE 
GENERAL C HARACTER OF THE BUILDING MASSING, SCALE. 
FAc;:ADE ARTICULATION, GENERAL BUILDING ENVELOPE AND 
FENESTRATION TREATMENT. MATERIAurY AND MATER1AL 
QUALITY OF THE PROPOSED DEVELOPM.ENT, ASWELLASTHE 
POROSITY. MATERIAUTY ANO ENTRY LOCATIONSATTHE 
GROUND FLOOR OF THE BUILDING. OTHER DETAILS OF 
BUILDING DESIGN SHOWN HERETHATHAVENOTBEEN 
ESTABUSHED ELSEWHERE IN THIS FINAL DEVELOPMENT 
PLAN (SUCH AS SPECIFlC MATERIAL OR COLOR SELEcnONS, 
FENESTRATION OETA.ILS, ETCJ ARE SUB.JECTTO CHANGE IN 
FINAL ARCHrTEC'rURALANO SITE PLANS . 

ELEVATION· NORTHEAST (VIEW FROM PROPOSED OLD MEADOW ROAD) [_J . ... 



BUILDING ELEVATIONS ARE PROVIDED TO ILLUSTRATE THE 
GENERAL CHARACTER OF1liE BUILDING MASSING. SCALE. 
FACADE ARTlCUL.ATIO N , GENERAL BUILDING ENVELOPE AND 
FEN ESTRATION TREATMENT, MATERIA.UI"Y AND MATERIAL 
QUA.UTY OF THE PROPOSED DEVELOPMENT, AS WELL AS Tl-tE 
POROSO"V. MATERlAUTY AND ENTRY LOCATIONS AT THE 
GROUND Fl.OOR OF THE BUILDING, OTHER DETAILS OF 
BUILDING DEStGN SHOWN HERE THAT HAVE NOT BEEN 
ESTABUSHED ELSEWHERE IN THIS FlNAL OEVEl.OPMENT 
PLAN (SUCH AS SPECIFIC MATERIAL OR COLOR SELEcnONS, 
FENESTRATION DETAILS, ETC.) ARESUBJECTTO CHANGE IN 
FINAL ARCHITECTURAL AND Srr£ PLANS. 

ElEVATION- NORTHWEST (VIEW FROM NORTHERN LEG OF EXISTING CAPITAL ONE DRIVE) 
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BUILDING ElEVA nONS ARE PROVIDED TO ILLUSTRATE THE 
GENERAL CHARACTER OF THE BUILDING M ASS1NG. SCAL..E. 
FAc;::ADE ARTICULATION. GENERAL BUIL.DING ENVELOPE AND 
FENESTRATION TREATMENT, MATERIAL..O"Y A ND MATERIAL 
QUALITY OF THE PROPOSED DEVEL.OPMEHT. ASWELLA.STHE 
POROSrrY, MATERlAUTY AND ENTRY LOCATlONSATTHE 
GROUND FLOOR OF THE BUILDING. OTHER DETAILS OF 
BUILDING DESIGN SHOWN HERE THAT HAVE NOT BEEN 
ESTABUSHED ElSEWHERE IN THIS FlNAL OEVELOPM.ENT 
PLAN (SUCH AS SPECIFlC MATERIAL OR COLOR SEL£cnONS, 
FENESTRATION DETAILS, ETC.) ARE SUBJECT TO CHANGE IN 
FINAL ARCHrTECTURAL AND SITE PLANS. 

ELEVATION- SOUTHWEST (VIEW FROM EXISTING PARKING GARAGE & SOUTHERN LEG OF EXISTING CAPITAL ONE DRIVE) 
t· - :za 



VIEW LOOKING NORTHWEST 

VIEW LOOKING SOUTliEAST 

MODEL PHOTOGRAPHS ARE PROVIDED TO ILLUSTRATE THE 
GENERAL CHARACTER, SCALE. AND BUILDING MASSING OF 
THE DEVELOPMENT. IN PARTICULAR. THEY ARE INTENDED 
TO SHOW THE PROPOSED DEVELOPMENT IN THE CONTEXT 
OF ADJACENT PLANNED BUILDING AND TRANSPORTATION 
DEVELOPMENT IN THE TYSONS EAST AREA. OTHER DETAILS 
OF BUILDING AND LANDSCAPE DESIGN SHOWN HERE THAT 
HAVE NOT BEEN ESTABUSHED ELSEWHERE IN THIS F INAL 
DEVELOPMENT PLAN ARE SUBJECT TO CHANGE IN FINAL 
ARCHITECTURAL PLANS. 

VIEW LOOKING NORTH THROUGH OLD MEADOW ROAD 

VIEW LOOKING WEST 
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A GLOSSARY OF TERMS FREQUENTLY 
USED IN STAFF REPORTS WILL BE 

FOUND AT THE BACK OF THIS REPORT 

Tysons Corner Urban Center Background 

As a key employment and business center in Fairfax County, Tysons Corner has been 
the subject of several planning efforts over the past few decades. The most recent 
effort resulted in a Comprehensive Plan amendment which was approved by the Board 
of Supervisors in June 2010. The effort was largely prompted by the opportunities 
presented by the expansion of Metrorail's Silver Line, with four new Metro stations in 
Tysons Corner. Since the final Environmental Impact Statement for the Silver Line was 
adopted in 2004, the Tysons Land Use Task Force, a 36 member group of Board­
appointed citizens, developed a vision for the future of Tysons Corner based on public 
input and best practices in transit-oriented development. Following the presentation of 
this vision developed by the task force, staff and a committee of the Planning 
Commission developed Comprehensive Plan language and a zoning ordinance 
amendment based on the work of the task force and additional economic, 
transportation and fiscal analysis. 

The Plan was designed to take advantage of the four new Metro stations, and to set a 
framework for the transformation of Tysons into a transit-oriented, walkable, green 
urban center. The Plan envisions that Tysons will be Fairfax County's "downtown" and 
home to up to 100,000 residents and 200,000 jobs by 2050. The Plan envisions that 
Tysons will be a 24-hour urban center where people live, work and play, with growth 
focused around the stations. 

The zoning ordinance amendment established a new zoning district for Fairfax County, the 
Planned Tysons Corner Urban (PTC) District. This new district encourages intense levels 
of development around the Tysons Metro stations. So that it can be assured that new 
developments capitalize on the opportunities presented by the four new Metro rail stations, 
the PTC District requirements are closely tied to the Comprehensive Plan. 

In order to achieve the highest densities, a rezoning application which demonstrates that 
a proposed development furthers the Plan vision of the Tysons Corner Urban Center is 
required. To that end, Capital One Bank has submitted RZ/FDP 201 0-PR-021 and 
PCA 92-P-001-8 in order to remove the Capital One property from the current proffers 
associated with RZ 92-P-001 (proffers associated with the West*Gate office park) and to 
redevelop the 26.2 acres near the Tysons East Metro station (currently under 
construction near the intersection of Scotts Run Crossing and Route 123) with a mixed­
use neighborhood consisting of 5 million square feet (SF) of office, residential, retail and 
hotel uses. 

The proposed Capital One rezoning is the second development proposal to come 
before the Planning Commission. Under this development proposal, the applicant 
seeks to redevelop what was to be a corporate office campus into a mixed-use, transit­
oriented development. 
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DESCRIPTION OF THE APPLICATION 

Figure 1. Photograph of 3-D model created by applicant of their development proposal 

Overview 

Conceptual Development Plan (COP) 

Page 2 

This rezoning application (RZ 201 0-PR-021) proposes a mixed-use, transit­
oriented development located adjacent to the easternmost Metro station, 
currently named Tysons East, in the Tysons Corner Urban Center. The applicant 
proposes to rezone the entire parcel from its current zoning of C-3, with Highway 
Corridor (HC) Overlay, to the PTC district with HC Overlay. The site is currently 
developed with a 14-story office building, adjoining one-story conference center 
and associated parking structure, as well as several temporary playing fields. 
Under this application, the office building and conference center would remain, 
but the parking structure would be ultimately razed for redevelopment. The 
temporary fields will also be removed as development comes on-line. The 
proposed development includes approximately 4.4 million SF of new 
development including 3.1 million SF of office space, 1.2 million SF new 
residential development (between 800 and 1,230 units), 416,886 SF of hotel 
space, 110,876 SF of retail space along the streets, and 30,000 SF of civic 
space for an overall floor area ratio (FAR) of 3.88. The proposed site layout is 
based around a grid formed by four public streets which serve the development 
and surrounding area, a network of parks and plaza spaces including: a Metro 
urban park adjacent to the Metrorail station and Scotts Run ; a common green 
with athletic field in a residential block; and a civic plaza in an office/hotel block. 
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Final Development Plan (FOP) 

Waivers and Modifications 

Page 3 

The FOP request is for one phase on the 
COP, specifically Block A, also known as 
the Capital One Expansion Phase. The 
FOP shows a 281 -foot tall office building 
and a 111-foot tall hotel served by and 
built upon a shared parking structure. In 
addition, a private park space would be 
located on top of the 8-story parking 
structure. The FOP also features a drive­
through financial institution which will be 
located entirely within the parking 
structure. While the buildings in this 
phase represent the ultimate condition, 
many of the surrounding streets and 
landscaping will be realigned and/or 
reconstructed with later phases of 
development to complete the ultimate 
layout of the site. 

The requested waivers and modifications include: 

• Modification of Section 2-4148 of the Zoning Ordinance requiring a 75-foot 
setback of commercial buildings from Interstate 495; 

• Modification of the Public Facilities Manual (PFM) to reduce the distance from 
which trees can be planted adjacent to stormwater management easement; 

• Deviation from tree preservation target to allow tree canopy to be provided 
through new tree planting; 

• Waiver of underground stormwater management (SWM) detention in a 
residential area; 

• Modification of the PFM to reduce planting width from 8 feet to 4 feet with 
structural planting cells; and 

• Waiver of the Countywide Trails Plan requirement to provide a regional trail 
alongside Interstate 495. 

A reduced copy of the proposed Conceptual and Final Development Plan 
(COP/FOP) is included in the front of this report. 

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. 
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LOCATION AND CHARACTER 

Page4 

The subject site is located in what is known as the Old Springhouse Land Bay 
(Land Bay A) of the West*Gate office park. As depicted above, the application property, 
located on the eastern side of Tysons Corner, is bounded by three roads, including Route 
123 to the south, the Beltway (Interstate 495) to the north and west, and Scotts Crossing 
Road (which is planned to ultimately become the Jones Branch Connector, connecting 
Route 123 to Jones Branch Drive across the Beltway) to the east. The site has frontage 
along Route 123 and Scotts Crossing Road. The site's Route 123 frontage will be framed 
by the Metro Silver Line expansion, currently under construction, with a station near the 
intersection of Route 123 and Scotts Crossing Road (Tysons East). 

The site is currently developed with a 14-story (205-foot tall) office building, an 
adjoining one-story conference center and parking structure. In addition, the site has 
several sports fields of varying size, including one baseball diamond and several 
rectangular fields as well as several sports courts. The site also contains an existing 
stormwater management wet pond. The topography of the site is fairly flat in the center of 
the site, with the highest point along the Beltway and the lowest point at the corner of the 
site adjacent to the Scotts Run stream and the intersection of Route 123 and Scotts 
Crossing Road. Scotts Run has a Resource Protection Area (RPA), Environmental Quality 
Corridor (EQC) and floodplain associated with it, which also impact the site, although the 
stream is located almost entirely within Virginia Department of Transportation (VDOT) 
right of way. 
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Figure 4. Aerial Photograph of the Subject Site 

A chart describing the surrounding uses is provided below: 

SURROUNDING AREA DESCRIPTION 

Direction Use Zoning 

North Multifamily Residential (Gates of Mclean) PDH-30 . 

Office (West*Gate Office Park, Cleveland site) C-3 

South Office (West*Gate Office Park) C-3 

Park (Scotts Run Park} R-30 

East Office (West* Gate Office Park) C-3 

West Office (across Beltway) C-4, C-7 

BACKGROUND 

Page 5 

Plan Map 

Residential Mixed-use 

Transit Station Mixed-use 

Transit Station Mixed-use 

Open Space 

Transit Station Mixed-use 

Office 

On June 22, 1992, the Board of Supervisors (80S) approved RZ 92-P-001 to rezone 
128.63 acres, which comprised the West*Gate site, from 1-3, 1-4, C-2, C-7, R-1 and 
Highway Corridor (HC) Districts to the C-3 and HC Districts, subject to proffers dated 
June 19, 1992. 

The GOP for RZ 92-P-001 was not proffered in its entirety. Rather, the applicant only 
proffered certain items within the GOP, including: (1 ) the overall maximum density for 
West* Gate and the maximum density for each of the three land bays; (2) maximum 
building heights; (3) conceptual limits of clearing and grading; (4) a Best Management 
Practices (BMP) stormwater management pond ; (5) delineation of the Scott's Run 
Environmental Quality Corridor (EQC); (6) a typical parking lot landscaping plan; and, 
(7) sidewalks and tra ils. Building size, location and footprints, as depicted on the GOP, 
were not proffered. 

On March 22, 1999, the Board of Supervisors (BOS) approved PCA 92-P-001 . The 
approved proffers were amended in order to: 

(1) Decrease the overall allowable density to 0.60 FAR; 

(2) Increase the height of the McKinley, Pierce and Taylor buildings (Colshire 
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Land Bay) to a maximum of 105 feet and the Washington, Adams, Madison 
and Jefferson buildings (Old Springhouse Road Land Bay) to a maximum of 
150 feet; and 

(3) Dedicate a 2.35 acre parcel within the Colshire Drive Land Bay for public use 
(the current kiss and ride lot). 

Concurrently, the Board approved RZ 1998-PR-052 to rezone portions of right-of-way of 
Old Springhouse Road from 1-4 to C-3 in order to permit future development within the 
abandoned portions of the road. The accepted proffers for that rezoning application 
were combined with the proffers for PCA 92-P-001. 

On October 16, 2000, the Board of Supervisors (BOS) approved PCA 92-P-001-2 and 
PCA 1998-PR-052. Under these concurrent applications, the approved proffers were 
amended in order to increase the overall maximum allowable density for West* Gate 
from 0.60 to 0.65 FAR (an increase of 300,521 SF). Under the approved proffers, the 
additional 300,521 SF was not assigned to a particular land bay; rather, it could be 
used anywhere within the subject site. 

Also, on October 16, 2000, the Board approved SEA 98-P-051, to amend SE 98-P-051, 
a previously approved Category 6 Special Exception (SE) which permitted an increase 
in building height to 150 feet within the Old Springhouse Road Land Bay (Land Bay A) 
of West*Gate. The approved special exception amendment (SEA) plat contained two 
(2) site layouts. Under the first site layout (Option 1 ), the height of the proposed Adams 
Building would be increased from a maximum of 150 feet to a maximum of 225 feet 
(195 feet of occupiable space plus an additional 30 feet for a penthouse structure). The 
Washington, Madison and Jefferson Buildings would remain at a maximum of 150 feet. 
The second proposed site layout (Option 2) would retain the currently approved site 
layout, which was approved under SE 98-P-051. The BOS approved SEA 98-P-051 
with a development condition which would require that at the time of site plan review 
and approval, the applicant elect one of the two proposed site layout options Finally, 
both proposed site layouts included waivers of the setback requirements per Sect. 2-
418 of the Zoning Ordinance and waivers of the interior parking lot landscaping 
requirements per Sect. 13-201. Ultimately, Option 1 was implemented to become what 
is now the Capital One office campus. 

On November 18, 2002, the Board approved SE 2002-PR-017 to permit a waiver of 
certain sign regulations for proposed signage within the Capital One campus. 

On October 17, 2005, the Board approved SEA 2002-PR-17 to allow further waivers of 
sign regulations on the Capital One campus. 
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COMPREHENSIVE PLAN PROVISIONS (Appendix 4) 

Plan Area: Area II 

Planning District: Tysons Corner Urban Center 

Tysons Corner Urban Center District: Tysons East District 
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(Scotts Run Crossing Subdistrict) 

The Comprehensive Plan Map shows the application property for this case to be 
planned for Transit Station Mixed Use and Park/Open Space. On page 152-154 of the 
Tysons Corner Urban Center of the 2011 edition of the Area II Plan, under the heading, 
Scotts Run Crossing and Colshire Subdistrict the Plan states: 

SCOTTS RUN CROSSING SUBDISTRICT 

The Scotts Run Crossing Subdistrict is comprised of about 58 acres and is 
bounded by the Dulles Airport Access Road (DAAR) on the north, Route 123 on the 
east and south, and the Capital Beltway on the west. 

Base Plan 

The two subdistricts are planned for and developed with office use at varying 
intensitie up to 1.0 FAR. The multifamily development in the Scotts Run Crossing 
Subdistrict (Gates of Mclean) is developed and planned for 30 dwelling units per 
acre. 

(The subject applications are filed under the redevelopment option.) 

Redevelopment Option 

Both subdistricts are planned to substantially redevelop with a mix of uses, with 
office as the predominant use. Each subdistrict is envisioned to become a mixed 
use area with an increased intensity and diversity of land use including more 
office and the addition of hotel, residential, support retail , and public and 
institutional uses. Because a key feature in both subdistricts is Scotts Run, 
redevelopment proposals should be designed in a manner that ensure this open 
space will become a more accessible resource-based urban park and areawide 
amenity. Redevelopment in these subdistricts should also contribute to stream 
and riparian buffer restoration efforts along Scotts Run. 

To achieve this vision, development proposals should address the Areawide 
Recommendations and provide for the following. 

o As indicated above, the vision for these subdistricts is to redevelop with 
significantly more intense office development, with the highest intensities 
near the Metro station. These subdistricts are also envisioned to become 
more diverse in land uses, to include hotel, residential and support retail 



PCA 92-P-001-08 
RZ/FDP 2010-PR-021 Page 8 

uses. The intensities and land use mix should be consistent with the 
Areawide Land Use Recommendations. 

o Logical and substantial parcel consolidation should be provided that 
results in well-designed projects that function efficiently on their own, 
include a grid of streets and public open space system, and integrate with 
and facilitate the redevelopment of other parcels in conformance with the 
Plan. In most cases, consolidation should be sufficient in size to permit 
redevelopment in several phases that are linked to the provision of public 
facilities and infrastructure and demonstrate attainment of critical Plan 
objectives such as TDM mode splits, green buildings and 
affordable/workforce housing. If consolidation cannot be achieved, as an 
alternative, coordinated proffered development plans may be provided as 
indicated in the Areawide Land Use Recommendations. 

o In these subdistricts, the goal for assembling parcels for consolidation or 
coordinated proffered development plans is at least 20 acres. A 
consolidation of less than 20 acres should be considered if the 
performance objectives for consolidation in the Land Use section of the 
Areawide Recommendations are met. 

o When a consolidation includes land located in the first intensity tier (within 
1/8 mile of a Metro station), it should also include land in the second 
intensity tier (between 1/8 and 1/4 mile of a station), in order to ensure 
connectivity to the Metro station. 

o Redevelopment should occur in a manner that fosters vehicular and 
pedestrian access and circulation. Development proposals should show 
how the proposed development will be integrated within the subdistrict as 
well as the abutting districts/subdistricts through the provision of the grid 
of streets. 

o In the Scotts Run Crossing Subdistrict, two circulation improvements are 
planned -- a new ramp from the DAAR and the extension of Scotts Run 
Road over the Beltway. The location and configuration of Scotts Run 
Road may be adjusted at the time of development approval so as to 
preserve and make use of the existing right-of-way. Redevelopment 
along these alignments should provide right-of-way or otherwise 
accommodate these improvements, and should make appropriate 
contributions toward their construction costs 

o For both subdistricts, other streets (creating urban blocks) as well as other 
pedestrian and bike circulation improvements should be provided to 
improve connectivity. The ability to realize planned intensities will depend 
on the degree to which access and circulation improvements are provided 
consistent with guidance in the Areawide Urban Design and 
Transportation Recommendations. 
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o Publicly accessible open space and urban design amenities should be 
provided consistent with the Areawide Urban Design Recommendations 
and the urban park and open space standards in the Areawide 
Environmental Stewardship Recommendations. 

o When redevelopment includes a residential component, it should include 
recreational facilities and other amenities for the residents, as well as 
affordable/workforce housing as indicated in the Areawide Land Use 
Recommendations. 

o Public facility, transportation and infrastructure analyses should be 
performed in conjunction with any development application. The results of 
these analyses should identify necessary improvements, the phasing of 
these improvements with new development, and appropriate measures to 
mitigate other impacts. Also, commitments should be provided for 
needed improvements and for the mitigation of impacts identified in the 
public facility, transportation and infrastructure analyses, as well as 
improvements and mitigation measures identified in the Areawide 
Recommendations. 

o In addition , a specific public facility need is the provision of a fire station; 
this facility should be accommodated in this area's redevelopment. 

o Building heights in these subdistricts range from 105 feet to 400 feet, 
depending upon location, as described below and conceptually shown on 
the Building Height Map in the Areawide Urban Design 
Recommendations ... 

o The Scotts Run Crossing Subdistrict is separated from suburban 
neighborhoods by the extensive right-of-way of the DAAR and Route 123. 
It is positioned along the Capital Beltway, and has an average grade 25 

to 35 feet below the Beltway, the planned extension of Scotts Run Road 
over the Beltway, and the elevated Metro station. As a result, this 
subdistrict's building heights are between 175 and 400 feet. Building 
heights should be highest closest to the Metro station or along the Capital 
Beltway. 

o A potential circulator alignment extends through these subdistricts, as 
described in the Areawide Transportation Recommendations. In addition 
to the above guidance for this area, redevelopment proposals along the 
alignment should provide right-of-way or otherwise accommodate this 
circulator and should make appropriate contributions toward its 
construction cost. See the Intensity section of the Areawide Land Use 
Recommendations. 

Urban Design Guidelines 

Since the adoption of the Comprehensive Plan and the approval of RZ/FDP 
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2010-PR-014 A&B (Georgelas), the BOS has endorsed the Tysons Corner 
Urban Design Guidelines (TCUDG). Although not a part of the Comprehensive 
Plan, the County envisions these guidelines as helpful to designers and planners 
who are faced with the challenge of designing a redevelopment in Tysons Corner 
by offering a base palette from which to start. As described later in this report, 
the applicant in this case has also proffered to follow their own complementary 
design guidelines which provide internal guidance to site design, layout and 
furnishings on-site, referred to in this text as the Capital One Urban Design 
Guidelines (COUDG). 

DESCRIPTION OF THE DEVELOPMENT PLANS 

PCA General Development Plan (reduction at front of staff report) 

Title of General Development Plan: Capital One Masterplan PCA Exhibit 

Prepared by: William H. Gordon Associates, Inc. 

Original and Revision Date: November 9, 2010 through June 19, 2102 

Conceptual Development Plan (reduction at front of staff report) 

Title of Conceptual Development Plan: 

Prepared By: 

Original and Revision Date: 

Capital One Bank Masterplan 

William H. Gordon Associates, Inc. 

August 4, 2010 as revised through 
June 13, 2012 

Final Development Plan (reduction at front of staff report) 

Title of Final Development Plan: 

Prepared By: 

Original and Revision Dates: 

PCA Exhibit 

Capital One Bank Masterplan FOP 

William H. Gordon Associates, Inc. 

June 30, 2011 as revised through 
June 13, 2012 

As described above, the subject parcel is currently part of a larger rezoning, 
RZ 92-P-001, which governs the office park development known as West*Gate. 
Specifically, the proffers set an overall FAR of 0.65 for the West*Gate office park 
and a FAR of 1.0 FAR for the Old Springhouse Road Land Bay (in which the 
Capital One campus is located). The proffers limit the square footage allowed 
for the various land bays in that development. Under the proposed PCA, 
1 ,229,226 SF will be removed from the West* Gate development. With deletion of 
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this parcel and the removal of this square footage, the remaining overall FAR in 
West*Gate is 0.49 and 0.17 in the Old Springhouse Road Land Bay, which is 
under the maximum FARs set by the proffers. Therefore, staff can support the 
requested removal of the subject site from RZ 92-P-001. 

Development Plans 

The COP and FOP are separate plans and will be described separately for 
purposes of this report. 

COP 

The COP consists of 57 sheets which show the site layout, massing, basic 
architecture and engineering used to design the proposed mixed-use 
development. 

Sheet Description 

Cover Team Contact Info, Sheet index, Vicinity and Soil Map 

Sheet 2 General Notes, Waivers and Modifications, RPA information 

Sheet2A RPA discussion and graphics 

Sheet3 Overall Development Plan 

Sheet4 Existing Cond itions 

Sheets S-8 Development Progam by Block, with Height and Uses in Plan View 

Sheets 9-9B Landscape Elements (landscape plan, existing conditions, planting list) 

Sheets 10-13A Urban Parks, Publ ic Facilities and Pedestrian Circulation Plan 
Sheets 14-15E Phasing Diagrams 

Sheets 16-16A Shadow studies 

Sheet 17 Renderings 

Sheets 18-19A Cross Sections through and Around Developme nt 

Sheets 20-22B Stormwater Management Plans 

Sheets 23-23A Cross Sections to adjacent developments and roadways 

Sheets 24 Compari son of Proposal to conceptual road grid in Comprehensive Plan 

Sheets 25-28A Details of Urban Park Spaces, with landscaping, amenities and hardscapec 

Sheet 29 Photographs of 3D model 

Sheet 30 Details of waiver to allow underground detention in residential areas 

Sheet 31 Emergency Access Plans 

Sheet 32 Conceptual Uti lities Plan 

Sheets 33-34 Diagrams and precedential photographs excerpted from COUDG 

FOP 

The FOP contains 39 sheets which show the details of site layout, engineering 
and architecture of Block A, as noted on the COP. Block A is referred to as the 
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Capital One Headquarters Expansion Phase in the COP and includes Buildings 1 
and 2, associated parking, and rooftop private amenity space. 

Sheet Description 

Cover Project team Contact Information, index, vicinity and soils map 

Sheet 2 General Notes, Waivers and Modifications 

Sheet 3 Overall COP tabulations and FOP tabulations 

Sheet4 Existing Conditions Plan 

SheetS Buildings and Streets associated with this phase 

Sheets6-8 Parking by Level 

Sheet 9 Vehicular Circulation Plan and Plan for Drive through bank 

Sheets 10-lOE Landscape Plans, EVM, Details, Planting Plans, Plans for Vegetated Wall 

Sheet 11 Open Space Plan 

Sheet 12 Utilities Plan 

Sheet 13 Park Plans 

Sheet 14 Pedestrian Circulation Plan 

Sheet 15 Streets proposed with this application and concept for futu re roads 

Sheet 16 Archi tectura l Perspectives 

Sheet 17 Architectural building sections through the site 

Sheet 18 Shadow study 

Sheets 19-19A Images of LID, lighting, paving, benches, planters, bollards, etc. 

Sheets 20-22A Stormwaer Management program details 

Sheets 23-26 Architectural Elevations 

Sheet 27 Photographs of 30 Model 

Sheet28 Emergency Access Plan 

Sheet29 Jones Branch Connector Phase 

Sheet30 Condition with realigned Capital One Drive 
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Figure 5. Conceptual Development Plan 

• Proposed Site Lavout. The applicant proposes a building program of 12 new 
buildings with retention of the existing 205-foot tall office building and adjoining 
one-story conference center. The development plan includes a building program 
which encompasses the entire site. In total , the 14 buildings will result in almost 
5 million square feet (4,969,523 SF) of development on this 26 acre site within Y-t 
mile of the Tysons East Metro station (currently under construction). The overall 
FAR would be 3.88. The buildings are all considered high-rise; that is, the 
minimum height of any of the buildings would be 75 feet, with the tallest building 
proposed at a maximum height of 395 feet. The buildings are organized into a 
series of 5 new blocks, oriented toward the proposed new streets and public 
spaces. Details on the park spaces will follow. The following chart and 
illustrations provide a close-up of each block, as well as the details on GFA and 
heights for the proposal. 

,._.,_ ---­~ 
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Capital One Headquarters Expansion Phase (Block A) 
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Block A consists of two buildings, one 281-foot tall office tower (Building 1) and 
one 111-foot tall hotel tower (Building 2). The buildings are built on a single parking 
structure and are surrounded by Capital One Drive, Old Meadow Road and Old 
Springhouse Road. Each building will contain ground floor retail , with retail fronting 
along the entirety of Old Meadow Road. The parking structure extends 7-8 floors above 
ground and the applicant proposes to use this rooftop as a plaza with landscaping and 
hardscape to serve the occupants of the building. 

Block A Summary GFA Range Min./Max. Max. 
He~ghts Parking 

Building 1 - Commercial 300,000-512,250 SF 150-281 feet 639 
Office 
Building 1 - Retail up to 7,750 SF Ground floor 126 
Building 2 - Hotel 50,000 - 68,250 SF 75-111 feet 135 
Building 2 - Retail up to 8,250 SF Ground floor 135 
Maximum for Block A 596,500 SF --- 1,035 
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Block B, located between the Beltway and Capital One Drive, consists of three 
buildings built on a parking podium. These buildings would be arranged around a halt­
acre civic plaza. The buildings consist of an office tower (Building 3) ranging from 150-
225 feet tall, a hotel (Building 4) ranging from 150-293 feet tall , and a commercial office 
tower (Building 5) ranging from 125-200 feet tall. The Civic Plaza is at-grade and 
features plantings, specialty pavers and seating areas/benches. A proposed 30,000 SF 
community center is proposed to be located in the ground floor of Building 3, near the 
Civic Plaza. The COP also shows space for future cafes along the edge of the plaza. 
The hotel and office tower will contain retail at the ground level. The applicant also 
requests a waiver per Section 2-414 of the Zoning Ordinance to permit these buildings 
to be within 75 feet of the Beltway. 

Block B Summary GFARange Min./Max. Max. 
Heights Parking 

Building 3- Commercial Office 200,000- 292,500 SF 150 - 225 feet 532 
Building 3 - Civic up to 30,000 SF Ground floor 300 
Building 4 - Hotel/Conference 200,000 - 367,500 SF 150 - 293 feet 614 
Building 4- Retail uR_ to 2,300 SF Ground floor 8 
Building 5- Commercial Office 300,000 - 396,500 SF 125 - 200 feet 723 
Building 5 - Retail up to 10,350 SF Ground floor 37 
Maximum for Block B 1,099,150 SF --- 2,214 
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Residential Commons Phase (Block C) 
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Block C, located to the south of Block B between Capital One Drive and Old 
Springhouse Road , consists of three residential buildings (Buildings 6 through 8) built 
on a shared parking podium. The building heights range between 125 feet and 231 feet 
tall. Ground level retail is proposed along the street frontage and a 1 .55 acre common 
green would be situated in the center of the buildings. The Common Green is built on 
top of the parking podium with the Green at grade along Capital One Drive, but some 
20 feet above grade along Old Springhouse Road. The Common Green features a 100 
by 140-foot synthetic turfed and lit rectangular field , a paved walking path and a 
playground. 

Block C Summary GFA Range Min./Max. Heights Max. 
Parking 

Building 6 - Residential 300,000 - 518,000 SF 150 - 221 feet 498 
Building 6 - Retail up to 26,300 SF Ground floor 0 
Building 7 - Residential 200,000 - 274,800 SF 125 - 221 feet 254 
Building 7 - Retail up to 5,000 SF Ground floor 0 
Building 8 - Residential 200,000- 386,900 SF 125- 231 feet 372 
Building 8 - Retail up to 12,500 SF Ground floor 0 
Maximum for Block C 1,223,500 SF --- 1,124 
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Block Dis directly adjacent to the new Metro station and consists of one office 
tower (Building 1 0) 200 to 305 feet in height and one residential building (Building 9) 75 
to 175 feet in height. The buildings, which both front along Old Springhouse Road to the 
north and the proposed park, are each built on top of and wrapped around a parking 
structure. This phase also includes the 1.5 acre Metro park, which features specialty 
paving, seating in benches on risers and a water feature. The applicant also proposes 
to construct a new ·ground-level entrance into the Metro station from the park. 
Currently, the only entrance into the station along the north side of Route 123 is located 
along Route 123. 

Block D Summary GFARange Min./Max. Heights Max. 
Parking 

Building 9 - Residential 50,000 - 124,250 SF 75-175 feet 236 
Building 9 - Retail up to 3,850 SF Ground floor 19 
Building 10 - Commercial Ofc. 400,000 - 484,000 SF 200 - 305 feet 742 
Building 10 - Retail up to 28,100 SF Ground floor 142 
Maximum for Block D 640,200 SF ... 1,139 
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Financial Office Phase (Block E) 
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Block E consists of two office towers built on a shared parking podium. Building 11 is 
proposed to be between 150 and 266 feet tall , while Building 12 is proposed to be 
between 300 and 395 feet tall. Ground level retail is proposed within Building 11 . The 
top of the parking podium will feature a plaza with hardscape and private recreational 
amenities. 

Block E Summary Max. GFA Min./Max. Heights Max. 
Parking 

Building 11 - Commercial Ofc. 200,000 - 329,850 SF 150 - 266 feet 296 
Buildinq 11 - Retail U_Q_ to 6,650 SF Ground floor 11 
Building 12 - Commercial Ofc. 400,000 - 786,000 SF 300 - 395 feet 1,744 
Maximum for Block E 1,122,500 SF --- 2,051 

• Urban Design As noted previously in this report, this application seeks to 
provide a new urban neighborhood where the Capital One corporate campus 
now stands. To further that vision, the CDP/FDP, proffers and Capital One 
Urban Design Guidelines (COUDG) contain design principles to govern the 
architectural design, park layout and streetscapes on the site. The COUDG can 
be found onl ine at: 

http://www.fairfaxcounty.gov/tysons/development/tysons-zoning-cases/capitalone/caponedesigngiuidelines rev 2012.04.pdf 
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Images, conceptual elevations, and use diagrams are located within the COP 
and FOP to illustrate potential layouts and architecture for the site. The plans 
and proffers also contain proposed streetscape layouts for the site. Though not 
proffered, the COUDG build upon these base designs contained in the COP and 
FOP to provide further guidance on streetscape, open spaces, signs, and 
architectural standards. The COUDG also describe the design philosophy of the 
site and describe the proposed internal design review board for the development. 

• Street Grid and Vehicular Access. Currently, the subject site is accessed from 
Route 123 by Old Meadow Road and from Scotts Crossing Road by Capital One 
Drive. Both streets are private with access restricted by security gates. Under 
the proposed redevelopment, the site will be accessed through the provision of 
several new grid streets which intersect with Scotts Crossing Road and Route 
123. Sheet 24 of the COP shows an analysis of the grid streets proposed by the 
applicant as compared with the conceptual grid approved with the 
Comprehensive Plan amendment for Tysons Corner. The applicant is providing 
three streets which would accommodate both internal site traffic and additional 
trips through the site. Old Springhouse and Capital One Drive would basically 
parallel to Route 123. These roads have both public and private sections. The 
private portions of these roads are located to the northwest of Old Meadow Road 
and would include those portions of the site that encompasses the existing 
Capital One facilities , as well as the proposed expansion building for Capital one. 
The public portions of Old Springhouse Road and Capital One Drive are located 
between Old Meadow Road and Scotts Crossing Road. The entirety of Old 
Meadow Road, which runs perpendicular to Route 123, would be public. 

The application property is directly adjacent to Scotts Crossing Road, also known 
as the Jones Branch Connector. Ultimately, this road is proposed to connect 
Route 123 to Jones Branch Drive and provide a new crossing of the Beltway. 
This major transportation improvement was listed in Table 7 as necessary to 
accommodate traffic volumes associated with Tysons redevelopment. The 
applicant has proposed to dedicate 1.65 acres to accommodate road widths and 
a future transit line (the Tysons Circulator) in the median of the Jones Branch 
Connector. As shown on the cross section on Sheet 13 of the COP, this acreage 
is designed to allow two eleven foot wide lanes northbound, with right and left 
turn lanes to enter the application site. Similarly, two southbound lanes are 
accommodated with right and left turn lanes. Fairfax County is currently working 
to secure funding to construct this project. The COP depicts the ultimate lane 
configurations as currently envisioned. 

• Streetscape. The Comprehensive Plan contains streetscaping 
recommendations to ensure an attractive, active and safe pedestrian 
environment. The streetscape recommendations include three zones, consisting 
of the building zone adjacent to the building, a sidewalk, and a landscape 
amenity panel with vegetation and trees, as depicted in Figures 6 and 7 below. 
Along public streets, the sidewalk and landscape amenity panel would be located 
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within the public right-of-way. The building zone, which could be used for 
outdoor seating or displays as illustrated in Figure 7, is a private space. 
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Figures 6 and 7. Streetscape Sections 

The applicant has provided street sections within the COP which depict the 
streetscape.on Old Meadow Road , on Capital One Drive, and Old Springhouse 
Road. These sections conform to the Tysons Corner Urban Design Guidelines. 

• Urban Open Space. Precedential photographs are shown on the park 
enlargement sheets in the COP to detail the location and amenities of the 
proposed urban space areas. At the time of FOP, refining details for the parks 
within each block will be provided. The proffers commit to providing the park and 
appropriate public access easements at issuance of the first RUP or Non-RUP 
for the final building in the phase. 

• Private Open Space. As noted above, the proposed parking podiums can extend 
up to 7-8 stories on this site, creating rooftops 70-80 feet high. The applicant 
has proposed to use these rooftops to create plazas, which are mostly private 
spaces and for the use of the employees, residents or hotel visitors to the site. 
The elevated plazas in Block A, B, D and E can be accessed either through 
elevators within the buildings and/or by outdoor staircases. Two rooftop plazas 
will contain full-sized basketball courts. 

• Transit. The site is immediately adjacent to the Tysons East Metro station 
currently under construction. Block D (containing Buildings 9 and 1 0) is the 
block closest to the new station and features an urban park to the north of the 
station. The Metro station is proposed to have two entrances, including one 
along the north side of Route 123 and one into the proposed Kiss and Ride on 
the south side of Route 123 by pedestrian bridge. In order to make the proposed 
development more accessible to Metro, the applicant has proposed to create a 
new entrance on the back side of the station which would lead directly into the 
site at ground-level and open into the proposed Metro park between Buildings 9 
and 10. 

The Comprehensive Plan also shows a conceptual plan for a Tysons Circulator 
on Scotts Run Crossing Road . The Tysons Circulator would provide transit 
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within the Tysons Corner Urban Center and could be rubber-tired or fixed rail. 
Since the adoption of the Comprehensive Plan, further circulator studies have 
been conducted, which identified the possible need for a station along Scotts 
Crossing Road. As described above, the applicant has agreed to dedicate land 
along the site's Scotts Crossing Road frontage for a possible future circulator 
route and station. No bus bays are shown on the applicant's property although 
the COP does identify one potential bus drop off along Old Springhouse Road. 

• Transportation Demand Management (TDM). The applicant has committed to 
reducing vehicle trips by establishing a TOM program which will encourage the 
use of different transportation modes, as well as monitor the vehicle trips made 
to and from the site. The program establ ishes a remedy fund to provide further 
trip mitigation should the trip reduction goals not be met. There is also a penalty 
fund if the goals are not met. 

• Pedestrian Access. Sheet 11 describes the pedestrian circulation plan for the 
entire site at full build-out. At that time, pedestrians can access each of the 
buildings from the sidewalks which will surround each building. In addition, a 
pedestrian path is shown through the Metro park, to the Common Green and on 
to its terminus at the Civic Plaza. As noted earlier, the approved design of the 
Metro station features only one entrance along the north side of Route 123 which 
is located directly on Route 123. The applicant has shown a new, second 
pedestrian access at ground level on the other side of the station, directly into 
the Capital One site. The applicant has committed to working with the County 
and WMATA to add this pedestrian access prior to the first Non-Residential Use 
Permit (Non-RUP) for the hotel in the Capital One Expansion Phase (the phase 
in FOP at this time) once the station is to be conveyed to WMATA and so long as 
the cost of the entrance does not exceed $250,000. Pedestrian access, with 
temporary linkages, is also shown on the phasing plans as each block develops. 
Proffer 31 also commits to provision of these interim pedestrian linkages during 

the different phases of development. The applicant is further requesting a waiver 
of the major paved trail along the Beltway shown on the Trails Map of the 
Comprehensive Plan in favor of the proposed on-site sidewalks. 

• Parking. At the time of ultimate build-out of the proposed development, all of the 
parking for the site will be located within parking structures which will be 
integrated into the various blocks, with both underground and above-ground 
parking structures. The applicant has proffered to meet the PTC parking 
requirements, which mandates maximum numbers of spaces instead of the 
traditional parking minimums. While the proffers allow the applicant to meet the 
Zoning Ordinance, the applicant has provided tabulations which would permit the 
provision of less parking than described by the Zoning Ordinance. At this time, 
the parking tabulation shows a total of 7,563 parking spaces to support the 
roughly 5 million SF of office, residential retail , hotel and public uses on site. 
The applicant proposes to park the office uses at 1.6 spaces per 1,000 SF, 
residences at 1 .1 spaces per unit, retail at 1/200 for the first 1,000 SF and 5.4 for 
the remaining non-exempt retail SF, 1 space per hotel room and a total of 30 
spaces for the proposed 30,000 SF community center. 
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• Athletic Fields. The Comprehensive Plan provides specific guidance on the 
need to accommodate athletic fields within Tysons Corner in order to serve the 
existing and future employee and resident populations. In general, one full-size 
athletic field is needed for every 4.5 million square feet of mixed-use 
development in Tysons. Based on the new development proposed with this 
application, the Comprehensive Plan recommends the provision of 0.86 of an 
athletic field . The applicant proposes to satisfy this recommendation in two 
ways. First, the applicant is partnering with a nearby development in Tysons 
East (the Commons). Under this arrangement, the applicant would provide a 
30,000 SF community center with gym on the subject site, while the Commons 
would provide a full-size athletic field on their Tysons East site (which is located 
to the south of Route 123 along Anderson Road). In addition, the applicant would 
provide a small field within the Common Green in Block C. The field, which is 
approximately 1/3 the size of a full-size athletic field , will be available for public 
scheduling from 5 to 10 PM Mondays through Fridays and 8 AM to noon on 
Saturdays and Sundays. 

• Public Facility. As noted above, the applicant proposes to provide a 30,000 SF 
community center within Building 3 of Block B. The facility would include a 
9,000 SF gymnasium, classroom and meeting space. The exact program for the 
center would be determined based on community outreach to the existing and 
future residents of the neighborhood. The applicant has proffered to dedicate 
this facility to the County. 

• EQC, RPA & Floodplain. The site is impacted by the EQC, RPA and floodplain 
associated with Scotts Run. The applicant proposes to encroach into the RPA, 
but is limiting the impervious surface and disturbance to amounts which were 
previously approved. As long as neither the imperviousness nor the disturbance 
increases over the previous approval, the applicant may redevelop without an 
RPA exception. The COP shows that the floodplain will not be impacted under 
the development of the Metro park as the proposed plaza within this park 
cantilevers over the floodplain. The applicant has also proffered that at the time 
of FOP and construction for Block D, to prepare a detailed stream restoration 
plan which would seek to restore the area to a more natural channel 
configuration . 

• Tree Preservation. Much of the existing on-site tree canopy (19.1 %) will be lost 
under the proposed development of the site. As such, the applicant proposes to 
meet the tree canopy requirements in its entirety with new trees planted in the 
streetscape and park areas. Overall , the tree cover has been calculated at 
13.1% for the entire site. For the FOP site (which is an interim condition) the tree 
cover is 12%. 

• Stormwater Management/Best Management Practices. The Comprehensive 
Plan recommends an aggressive strategy to deal with the increased stormwater 
impacts associated with the increased intensity of development expected for 
Tysons Corner. The applicant proposes to accommodate the stormwater 
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detention, retention and reuse needs on-site through the use of cisterns, storage 
vaults, green roofs, bioretention with storage, and natural open space. The 
applicant is concurrently requesting a waiver of the PFM related to use of 
underground SWM vaults in a residential area. 

• Affordable and Workforce Housing. Given the type of high-rise construction 
proposed here, it is not anticipated that affordable housing will be required. 
However, the applicant has proffered to provide affordable and/or workforce 
housing at a rate of 20% of the dwelling units on-site in accordance with the 
Board of Supervisors' Tysons Corner Urban Center Workforce Dwelling Unit 
Administrative Policy Guidelines dated June 22, 2010. In addition, the applicant 
has proffered to contribute $3.00 for each square foot of non-residential space 
(excluding retail and space reserved for public facilities) built on the subject site 
to the Fairfax County Board of Supervisors for the provision of affordable and/or 
workforce housing to serve Tysons. 

FOP Description Overview 

The FOP encompasses only Block A which include the Capital One Expansion 
Phase and the existing buildings. No changes are proposed to the existing office 
building and conference center. As described above, this phase includes an 
office tower and hotel tower, built on a single parking podium. These towers will 
be connected to the existing development by a pedestrian bridge. 

The parking podium can be up to 8 stories in height and will be wrapped by the 
office along Capital One Drive, hotel/retail along Old Meadow Road, and by a 
vegetated wall along Old Springhouse. The applicant also proposes a drive­
through financial institution which will be entirely within the parking structure and 
accessed from Old Springhouse Road . A rooftop plaza is proposed on the top of 
the parking structure for occupants of the buildings. 

The FOP marks an interim phase between the current configuration of the 
Capital One campus, and its ultimate configuration as a mixed-use, transit­
oriented neighborhood. While the FOP represents the final layout of the 
buildings, it will be later amended to add the street context as shown on the 
COP. 

The applicant proposes to build the structures and partially construct Old 
Meadow Road in that section directly adjacent to its building. Partial construction 
refers to the entirety of the pavement and streetscape adjacent to the buildings, 
but not the streetscape on the opposite side of the road, which will be completed 
with Bloc C. The applicant proposes to leave the existing baseball diamond and 
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add 68 surface parking spaces, landscaping and sidewalk on the opposite side 
of Old Meadow Road . The applicant also proposes enhanced landscaping along 
the perimeter of the buildings in places where the ultimate alignment of the 
streets as proposed in the COP is not to be constructed at this time. 

The applicant proposes to maintain the rest of the site as it exists today, 
including the current alignment of Old Springhouse Road and Capital One Drive. 
The existing athletic fields will also remain except in the location of the new 
building . The applicant also proposes to maintain the existing security guard 
houses either in their current location or to relocate them on the private streets. 

ANALYSIS 

Land Use 

The application is with in the Transit Station Mixed-Use land use category on the 
Comprehensive Plan's Conceptual Land Use Map. The Plan defin.es the Transit 
Station Mixed-Use land category as follows: 

"Transit Station Mixed-Use: These areas are generally located near the Metro 
stations. They are planned for a balanced mix of retail , office, arts/civic, hotel, 
and residential uses. The overall percentage of office uses throughout all of the 
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Transit Station Mixed-use areas should be approximately 65%. This target of 
office uses will help Tysons maintain a balance of land use and transportation 
over the next 20 years. Individual developments may have flexibility to build 
more than 65% office if other developments in the category are built or rezoned 
with a use mix that contains proportionately less office. The residential 
component should be on the order of 20% or more of the total development. It is 
anticipated that the land use mix will vary by TOO District or subdistrict. Some 
districts or subdistricts will have a concentration of offices and other areas will 
have a more residential character. In all cases, synergies between 
complementary land uses should be pursued to promote vibrant urban 
communities." 

The land use mix proposed for the subject application follows the 
recommendations for the Transit Station Mixed-Use Category. The mix of uses 
falls at 64% office, 24.7% residential, 8.4% hotel, 2.2% retail and 0.6% public 
facility. Staff believes that the land use mixes proposed are in conformance with 
the Comprehensive Plan. 

Intensity 

In TOO Districts, the Comprehensive Plan links intensity to a property's distance 
from a Metro station. For sites within 1/4 mile of a station, the Plan does not 
specify a maximum FAR (pages 23-24, 26-27). 

"The highest intensities in Tysons should be built in areas closest to the 
Metro station entrance. Intensities should decrease as the walking 
distance from the stations increases. This reflects evidence from other 
urban areas that transit ridership is correlated with walking distance to rail 
stations. Following this pattern, the intensity of redevelopment projects 
within 1/4 mile of the Metro stations should be determined through the 
rezoning process; in other words, no individual site within these areas 
should be subject to a maximum FAR." 

The subject property is located entirely within 1/4 mile of the Tysons East station 
and is not subject to a maximum intensity. It should be noted that the 
Comprehensive Plan recommends that floor area associated with public facilities 
not be included when calculating the intensity for applications in Tysons (Page 
24). 

"To encourage public-private partnerships, when building space is provided 
for a public facility, the floor area of the facility should not be counted toward 
a development's allowable FAR." 

The proposed intensity for the subject application after excluding the proposed 
30,000 square feet of public facility space is 3.88 FAR. This intensity is in 
conformance with the Comprehensive Plan. 



PCA 92-P-001-08 
RZ/FDP 201 0-PR-021 

Initial Development Level (IDL) 
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The Planning Commission Tysons Committee recently published a draft 
strawman document summarizing its work to date. The committee is currently 
sol iciting public comments on this document, which can be accessed at: 

http://www. fairfaxcounty.gov/planning/tysons _ docs/tysonscomerstrawman061412.pdf 

The committee's draft strawman lays out preliminary recommendations to the 
Board of Supervisors for funding transportation improvements in Tysons. The 
document also includes a preliminary recommendation regarding the IDL (pages 
14-16). This draft recommendation is being provided for informational purposes 
only and is subject to change with subsequent Planning Commission and Board 
actions. 

To address this issue, the Planning Commission is preparing a funding 
recommendation that, if implemented, would provide for the timely completion of 
all of the currently identified transportation improvements for the 2050 time 
period . Implementing the proposed funding solution would result in a 
circumstance where limiting office development to the 2030 level, or determining 
if the IDL should be linked to the amount of office use approved at the COP or 
FOP, would no longer be necessary. 

As the Planning Commission's recommendations for f inancing infrastructure 
(identified above) would address the increment beyond 2030, the Planning 
Commission recommends that "the Board direct staff to incorporate within the 
next Tysons-wide plan amendment text to increase or remove the current IDL of 
45 million square feet of office use." 

The following table summarizes the built and approved (both COP and FOP 
actions) office floor area in Tysons and the office space proposed with the 
subject application. 

Category COP/GOP FOP/GOP 
Office GFA Office 

(sq. ft) GFA (sq. 
ft.) 

Existing Development 1 26,862,000 26,862,000 
Approved , Unbuilt 
Development 2 

5,782,089 5,474,689 

RZ 2010-PR-021 3,182,153 502,036 
Total Office GFA 35,826,242 32,838,725 
Report to Board of Superv1sors on Tysons Corner, October 201 1 

2 Excludes 596,000 sq. ft. of office previously approved (COP and FOP) for the subject property, 
which is being superseded by the subject application. 
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The office space proposed for the subject application, combined with existing 
and approved development in Tysons, would not exceed the 45 million square 
feet set as the IDL for office uses in the Comprehensive Plan. 

Phasing Development to Major Transportation Facilities 

An important element of the Comprehensive Plan for Tysons is the guidance on 
phasing development to transportation improvements and public facilities (pages 
29-31 ). Regarding transportation, the Plan states the following: 

"Individual rezoning cases in Tysons should only be approved if the 
development is being phased to one of the following transportation 
funding mechanisms: 

• A Tysons-wide CDA or a similar mechanism that provides the private 
sector's share of the Tysons-wide transportation improvements 
needed by 2030; 

• A smaller CDA or a similar mechanism that provides a significant 
component of the private sector's share of the Tysons-wide 
improvements needed by 2030; or 

• Other binding commitments to phase development to the fund ing or 
construction of one or more of the Tysons-wide improvements needed 
by 2030." 

The Capital One proposal addresses this provision of the Comprehensive Plan in 
two ways. First, the applicant proposes to dedicate, at the time of bid award for 
the project, 1.65 acres of land necessary for completion of the Jones Branch 
Connector (as Scotts Crossing Road will be known once the bridge linking it to 
Jones Branch Road is constructed). Some of the right-of-way needs are 
generated by the Capital One development itself as the increased intensity within 
the subject site will require greater capacity in both the through and turning 
movement on the existing roadway. However, staff notes that the Jones Branch 
Connector, which will provide an additional crossing over the Beltway, will also 
serve the needs of Tysons as a whole and not all of the 1.65 acres can be 
directly attributed to the applicant's development. A bridge/ramp is currently 
under construction from the Beltway to Jones Branch Drive as a part of the 
express lane (High Occupancy Toll) project nearing completion on the Beltway. 
The connection from the Beltway east to Route 123 is an improvement 
specifically listed in Table 7, "Transportation Infrastructure, Programs and 
Services as They Relate to the Level of Development in Tysons," in the 
Comprehensive Plan. The applicant has worked extensively with staff to provide 
the right-of-way necessary in order to accommodate the improvements along 
their frontage, since right-of-way could not be provided from the other side of 
Scotts Crossing Road due to the existing residences at the Gates of Mclean and 
environmental constraints associated with Scotts Run Stream. 
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In addition, the applicant has also proffered to "cooperate with and take all 
reasonable steps necessary to include the Property in one transportation special 
district. .. for the sole purpose of providing funds to Fairfax County for the private 
sector's share of the costs of future transportation improvements to serve the 
Tysons Corner Urban Center." The proffer goes on to state that "such 
cooperation shall include, but shall not be limited to, supporting the creation of 
such Transportation District and signing a petition requesting such, in 
conjunction with other landowners, if required by applicable law, to create such 
Transportation District." 

The Planning Commission Tysons Committee and the Tysons Partnership are 
continuing efforts to reach an agreement on a strategy for funding Tysons-wide 
transportation improvements. The applicant is proffering (Proffer 33) to support 
the creation of a Special Transportation Assessment District (STAD), albeit with 
a sunset clause noting that such a special tax district would expire in 2055. Staff 
has argued that a sunset clause based on timing is inappropriate since the tax 
district is based on providing the needed transportation improvements and not a 
particular date. However, at this point in time, it does appear likely that the 
transportation improvements would be funded by 2055. 

Finally, in order to be consistent with the Planning Commission Tysons 
Committee's recently published draft strawman recommendations on 
transportation funding, the applicant has also proffered that in the event the 
Board of Supervisors establishes a special tax district or general tax increase on 
Tysons Corner landowners for the express purpose of paying for all or a portion 
of the Table 7 transportation improvements to contribute the sum of $5.63 per 
square foot for all net new non-residential development. In addition, the proffer 
contains a commitment to provision of a contribution of $1 ,000.00 for each 
residential unit constructed on the subject site to Fairfax County for the Tysons 
Transportation Fund. 

The strawman also discusses alternative funding mechanisms, including in-kind 
contributions. Such contributions would be in addition to Tysons Transportation 
Fund contributions which are intended to fund the Tysons street grid. The 
applicant only addresses additional contributions with the dedication of up to 
1.65 acres of land for the construction of the Jones Branch Connector project. 
This dedication could be considered an in-kind contribution, but it is not 
equivalent to the contribution levels recommended in the committee's draft, 
particularly given that a portion of the dedication is driven by the proposed 
development's traffic impact. 

Tysons Transportation Fund 

In addition to the funding for major transportation facilities discussed above, the 
Board of Supervisors has had a long standing policy that development in Tysons 
should contribute to the existing Tysons Transportation Fund. 
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"Numerous small-scale improvements in Tysons Corner have been funded 
over the years through the Tysons Transportation Fund, a voluntary 
contribution for new commercial development. In 2009, the rate for this 
contribution was $3.87 per square foot for non-residential development and 
$859 per unit for residential development adjusted annually for inflation. 
However, this fund does not provide a stable and ongoing source of private 
sector funding. Moreover, it would generate only a small percentage of the 
funding needed for the improvements listed in Table 7 that are required for 
the continued development of Tysons Corner. As part of an overall strategy 
for funding transportation needs, the contribution rate for the Tysons 
Transportation Fund should be reassessed ." 

As recommended in the Plan citation above, staff is reassessing the contribution 
rates for this fund. The Planning Commission Tysons Committee's preliminary 
recommendation is to set the rate at $6.44 per square foot of new non-residential 
development and $1 ,000 per new dwelling unit. While these rates have not been 
officially adopted, they are consistent with the Comprehensive Plan 
recommendations. 

Proffer 32 includes a two-tiered approach to contributing to the Tysons 
Transportation Fund. The applicant is proposing to contribute $4.07 per 
non-residential square foot associated with the first phase of development 
(FOP 201 0-PR-021) and $6.44 per non-residential square foot for the remainder 
of the application. $4.07 is the current rate for Tysons, which is anticipated to 
increase as part of the larger funding strategy. The applicant is also proposing to 
contribute $1 ,000 per dwelling unit. 

The applicant argues that the Capital One Expansion Phase represents square 
footage that was previously approved by SEA and, as such, is simply a redesign 
of entitled square footage, not new square footage. For that reason, the 
applicant believes that the proposed Capital One Expansion Phase (Block A) 
should be covered by the existing Tysons Transportation Fund rates and not the 
higher rates. 

Staff believes that the new rate should also be applied to the entire subject 
application, not just the later phases. The recommendations for the new 
contribution rate were based on growth projections of all new development in 
Tysons. Staff notes that the grid of streets is vital for accommodating the traffic 
that will be generated in Tysons Corner. As such, staff is concerned about 
allowing the first phase of the subject application to contribute a lower rate as 
these exemptions could result in a shortfall when compared against the 
assumptions made when setting the recommended rates. 

Phasing and Interim Conditions 

Since the Plan contemplates that zoning approvals in Tysons will develop over 
time and in reaction to market conditions, it is likely that this development will 
occur in phases. Although Capital One is fortunate to own all of the land in their 
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zoning application, it is expected that even their development will occur in a 
piecemeal fashion with new owners/developers implementing the COP. Unlike a 
typical zoning case where the development is imminent, build-out of the 
proposed development will likely occur over 20 or more years. As such, the 
applicant and staff have faced challenges in evaluating how well the 
development will satisfy the goals of the Comprehensive Plan during these 
phases. To that end, the applicant has provided a phasing plan in the COP. The 
phases include block by block development, noting that each building could 
stand alone, and providing details of when expected commitments will come 
online and at what time. 

Staff has evaluated these phasing plans by examining the street improvements 
that will be provided at each phase or building within a phase, the public space 
and facility amenities that will provided with each building or phase, interim or 
temporary pedestrian linkages and the overall interim massing and architectural 
treatments as buildings come online one by one. To supplement the phasing 
diagrams, the applicant has proffered to identify with each FOP the specific 
proposed interim conditions both within and outside the FOP area and to ensure 
such conditions provide reasonable pedestrian connections, vehicular circulation, 
temporary landscaping and streetscapes, public park treatments, and 
screening/treatment of exposed or partially complete above-grade parking 
structures. A discussion of the phasing of certain features follows. 

• Roadway Phasing: Portions of Old Springhouse Road and re-aligned Capital 
One Drive, as well as the entirety of Old Meadow Road, are to be dedicated 
as public streets. The phasing diagrams in the COP provide information on 
when these sections will be constructed and dedicated as detailed below: 

o Old Springhouse Road. The public portions of Old Springhouse Road will 
be partially constructed with the first building in Block D or (Metro station 
phase) and/or Buildings 6 or 8 in Block C (residential phase). Partial 
construction refers to constructing the entirety of the pavement, but only 
the streetscape on the side adjacent to whatever building triggers the 
partial construction. 

o Re-aligned Capital One Drive: Capital One Drive will be realigned to the 
south with this application in order to intersect with Scotts Run Crossing 
(also known as the Jones Branch Connector). Capital One Drive will be 
constructed (realigned) with Buildings 6 or 7 in Block C (residential phase) 
or with the first building in Block B (Hotel and Civic Plaza Phase). 

o Old Meadow Road: Old Meadow Road is shown on several phases, 
including the current FOP. With the Block A (Capital One Headquarters 
Phase), the applicant has indicated partial construction of Old Meadow 
Road in the block adjacent to their building. The ultimate construction of 
Old Meadow Road north of Old Springhouse Road would be constructed 
with Building 6 in Block C. The construction and connection of Old 
Meadow Road to Route 123 will occur with Building 10 or 11, or with any 
building in Block B. Staff has requested that the applicant build more of 
the grid of streets up front, and has specifically noted that the connection 
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from Old Meadow Road to Route 123 would add a critical link to Tysons 
road grid, and should be built with any new FOP on the site (including any 
building within the residential block). 

o Jones Branch Connector: The applicant has included a phase entitled 
Jones Branch Connector Phase in order to show how the improved Scotts 
Crossing Road (also known as the Jones Branch Connector) can be 
accommodated on their site even if the rest of their development is not 
ready to proceed. Since the Jones Branch Connector connects over the 
Beltway, a bridge will be required, which, in turn, will affect Capital One 
Drive and will remove an access point to the Gates of Mclean. In addition, 
in order to access the Jones Branch Connector at-grade, Capital One 
Drive will need to be realigned to the south. A secondary access to Gates 
of Mclean will also be needed to replace the existing second entrance. 
The Jones Branch Connector Phase shows how, if the bridge connection 
over the beltway is constructed prior to adjacent construction related to 
Capital One development, that an interim driveway connection can be 
added on the site. At this time, staff recommends that the interim 
driveway needs to be slightly redesigned to intersect further away from the 
Capital One Drive intersection with the Jones Branch Connector. With 
such a redesign, this interim condition would be acceptable. 

• Parks and Amenity Phasing: Every block or phase of this development 
includes some sort of park space or elevated plaza. In Block A, the phase 
currently submitted as an FOP, an elevated plaza is to be constructed with 
Building 1. For the most part, elevated plazas are shown to be constructed 
with the building to which they are closest. This is usually due to the fact that 
the elevated area wouldn't exist until the parking structure is needed and 
constructed. For the park spaces within the rest of the development which 
are to be accessible to the public (including the Civic Plaza, Common Green 
and Metro Urban Park), the proffers provide that the park will be constructed 
and made accessible with the first occupancy permit of the final building in 
the phase. Finally, the community center is currently proffered to be provided 
with Building 3 (in Block B). In order to assure the center is provided in a 
timely manner, the applicant has also proffered to coordinate with the 
Providence District supervisor and planning commissioner with every 
submission of an FOP on the property in order to determine whether the 
center should be placed in another (earlier) building. 

• Pedestrian Linkages. The phasing diagrams show pedestrian linkages at 
each phase. With ultimate build-out of the development, sidewalks will be 
provided along each street and pedestrian paths provided between the park 
spaces. In addition, the proffers provide that sidewalks are to be reviewed as 
an interim condition with each FOP as buildings come online without the 
complete road system. 
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Staff finds that generally, given the foregoing and the commitments to revisit the 
phasing and interim conditions at the time of FOP, the proposed phasing is 
adequate to satisfy the Comprehensive Plan and Zoning Ordinance 
requirements. However, staff again suggests that the applicant provide the 
vehicular connection Old Meadow Road to Route 123 as early as possible. 

Role of FOP 

Future FOP applications will refine and further the plans and interim conditions 
as envisioned on the COP. To that end, the proffers stipulate a series of 
development criteria which will be shown with each FOP. Specifically, 
tabulations, heights, the location of the public facilities, architectural details, 
build-to lines, refined conceptual utility plans, lighting, noise attenuation 
measures, parallel parking spaces, landscape plans, streetscape, interim 
building conditions, stormwater management, security, bicycle parking, parks 
and sustainable energy practices will all be described or shown on any FOP for 
the review and approval of the Planning Commission. 

Affordable and Workforce Housing 

The applicant is proposing to meet the Comprehensive Plan guidance for 
provision of affordable housing by proffering to adhere to the Board of 
Supervisors' Tysons Corner Urban Center Workforce Dwelling Unit 
Administrative Policy Guidelines dated June 22, 201 0. 

The applicant is committing to provide 20% workforce units based on the total 
number of units provided. Additionally, the applicant is proffering to providing the 
workforce units on-site and shall have a bedroom mix similar to that provided in 
the market rate units. The applicant has also proffered to contribute $3.00 for 
each gross square foot of non-residential space (excluding retail and space 
reserved for publ ic facilities) built on the subject site to the Fairfax County Board 
of Supervisors for the provision of affordable and/or workforce housing to serve 
Tysons. Given the provision of workforce housing and non-residential 
contributions, staff finds that the subject application meets this plan objective and 
that the workforce housing commitments proposed for the subject applications 
are in conformance with the Comprehensive Plan. 

Public Facilities 

The Comprehensive Plan's goal of attracting new residents to Tysons Corner 
means that further public services for these residents will be necessary. The 
Plan specifically notes that "making Tysons a livable place requires the provision 
of public ser\.tices, infrastructure and utilities at a sufficient level for the 
envisioned urban environment." 
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The Plan further states: 
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"In addition to facilitating public facility objectives through zoning actions, it 
may be necessary for landowners throughout Tysons to work 
collaboratively and creatively through private-private partnerships to meet 
public facility objectives. Detailed plans for the provision of public 
facilities, including parks and athletic fields, for a district or subdistrict 
should be in place prior to or concurrent with the first rezoning approval in 
that district or subdistrict. Such plans should enumerate the public 
facilities needed in that district, the proposed locations for the facilities, 
their anticipated year of construction, and the private sector's 
commitments toward the provision of those facilities. The public facilities 
plans should be coordinated with the County and land owners within the 
district or subdistrict." 

Staff has facilitated such a partnership between Capital One and the applicant 
for another pending rezoning in the Tysons East District, the Commons (RZ 
2011-PR-017). In this arrangement, Capital One will provide a public facility that 
meets the Comprehensive Plan guidance for both its application and the 
Commons' application. In turn, with its redevelopment, the Commons will 
provide full athletic field to satisfy its active recreation contribution, as well as a 
portion of Capital One's contribution (0.5 of Capital One's 0.86 athletic field 
need). 

The applicant is proposing to construct a 30,000 square foot civic space, a 
community center, within the ground floor of Building 3 located in Block B. This 
space will be dedicated to the County. The applicant is proffering to limit all 
construction costs for this facility at $11,500,000 with a $500,000 contingency 
fund. After coordination with the Department of Neighborhood and Community 
Services (NCS), staff has determined that the program of the center, while 
subject to outreach with the new residents in Tysons Corner, would likely include 
an indoor basketball court, office space, kitchen facilities, meeting space and 
perhaps elderly or child care services. At present, the proffer dealing with 
provision of this community center notes that the interior will be "fully finished" to 
"include ceilings, lighting, plumbing, heating and cooling (HVAC), unpainted 
interior walls, electrical outlets, elevators, rest rooms, and all finishes, to include 
the gymnasium floor, any required bleachers, and basketball hoops." 

The CDP shows the community center will be located in Building 3, which is in 
Block B. Staff is generally satisfied with this location, as it is adjacent to the 
proposed %acre Civic Plaza and the community center will help to activate the 
plaza without excessive reliance on retail. The proffers, as currently written, do 
allow for the community center to be moved into a new building if Building 3 does 
not come online when the need for the community center is demonstrated. 

Staff is concerned, however, about the hard cap the applicant has placed on the 
construction costs of the center because it creates uncertainty as to what kind of 
facility can actually be provided. As such, staff requested that the applicant 
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provide a cost estimate to determine what could be provided within these cost 
limitations. The applicant has submitted a preliminary cost estimate for this 
facility that raises some concerns about what costs will be counted toward the 
construction cap. 

The applicant has also attributed costs to the center which would not be normally 
expected. Costs such as landscaping associated with the mixed-use building 
that houses the civic space should not be included within the construction cost 
cap. The applicant should provide staff with a construction cost estimate that 
includes anticipated features and amenities, which will likely be more cost 
effective to install at the time of construction. If these features exceed the cost 
cap, the applicant and staff should discuss increasing this cap or pursuing other 
methods to reduce costs. 

While staff believes that the provision of this community center brings value to 
the future of Tysons, questions remain. At present, issues related to the 
adequacy of the budget remain outstanding. Without satisfactory resolution to 
these issues, staff is concerned that the proposed community center may not 
come into being, which would have a detrimental impact on all of Tysons. 

Street Grid and Design 

The Comprehensive Plan provides recommendations for a conceptual grid and 
for street cross sections for various street types. The application shows a grid 
layout for the entire site, with the FOP showing the portions of the grid to be 
constructed with the Capital One Expansion Phase (Block A). Specifically, the 
applicant proposes a street grid with three new local or collector streets and a 
service type street along its property line with the Beltway to serve their buildings 
and provide a secondary access for the Gates of McLean. The applicant 
proposed to phase in the construction of these streets as needed for the new 
buildings. 

Generally, staff would prefer that the new streets be provided as soon as 
possible, even when not directly adjacent to a building as it is being constructed 
in order to provide more grid connections within Tysons. With regard to the 
Capital One Expansion Phase, the applicant has been asked to begin the grid of 
streets by constructing Old Meadow and Old Springhouse Roads to their ultimate 
condition. Staff believed that the provision of this street in its ultimate condition 
will provide a useful cue of the coming urban form. However, the applicant has 
noted that Old Springhouse Road between the proposed FOP building and the 
current parking garage will require regrading which will not be necessary until the 
parking structure is razed for the future building 12. As such, the applicant has 
elected to maintain the current entrance from Route 123, instead of straightening 
it out to the final condition. 
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Staff also requested that the applicant provide the ultimate Old Meadow Road 
link between Route 123 and the site at the next building after Block A, as this 
connection would greatly benefit the surrounding road network. However, the 
applicant continues to proffer that this connection will not be provided until the 
construction of Block B. Staff believes that this phasing results in a critical gap in 
the street grid that is vital to the functioning of the entire road transportation 
network in Tysons East. 

Pedestrian Amenities 

The Comprehensive Plan envisions a robust non-motorized transportation 
network for Tysons Corner. As described above, the application provides for 
sidewalk linkages on the proposed streets and along building frontages. These 
sidewalks are either part of the public right-of-way or are covered by public 
access easements, allowing for good pedestrian connections. In addition, the 
applicant has proposed a diagonal pathway, which will provide an additional 
pedestrian connection through the subject site, starting with the proposed back 
entrance to the Metro station through the Metro Urban Park, through Block C and 
its Common Green to Block B and the Civic Plaza. 

The existing plan for the Tysons East Metro station shows only one exit/entrance 
for pedestrians on the north side of Route 123. The station was designed with 
the entrance facing Route 123, but no entrance was provided which would permit 
station access from the Capital One campus. The station and the area would be 
much better served with such an at-grade entrance to provide critical activation 
the site and better connectivity between the Metro station and the proposed 
development. There was originally a possibility of an entrance (or at least knock 
out panels) being provided on the mezzanine level of the station and Capital One 
had proposed to construct a bridge that would lead from the station over the 
Metro Park and Old Springhouse Road to Block C. As the current development 
proposal evolved over time, it became clear that the Metro park would be much 
better served by an at-grade entrance and staff has encouraged the applicant to 
pursue approval for such an entrance. However, by the time it was realized that 
this at grade entrance would be superior, the design of the stations had 
proceeded to such a point that any new design changes to the station would 
have been prohibitively expensive to the applicant. At this time, the applicant 
has committed to working diligently with WMATA to construct th is back entrance 
at an early date once the rail line is delivered to WMATA. However, the 
applicant but has also placed a $250,000 limit on their costs. While the applicant 
has provided a cost estimate detailing why they believe this cap is reasonable, 
staff is deeply concerned that the costs and fees could escalate above that 
number, which would result in the loss of this new entrance. The applicant has 
proposed a sidewalk along their office tower from the Route 123 entrance, but 
neither the applicant nor staff thinks this layout is ideal or preferred. 
Furthermore, without the back entrance, the proposed site layout will not have 
the critical connection to the station which makes the development truly transit­
oriented. 
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If the entrance into the urban plaza is effectuated, staff finds that the pedestrian 
network is cohesive and functional on this site. In addition, the applicant has 
shown pedestrian linkages during the different phases of development, and 
these linkages will be reviewed with each FOP submitted. The current FOP, for 
instance, has sidewalks along the perimeter of the building and from the Metro 
station to the existing fields. 

Bicycle Facilities 

The Comprehensive Plan calls for on-street bicycle lanes on all four-lane 
sections of roads, as well as roads designated as collectors. Capital One Drive 
is a four-lane road and Old Meadow Road, while two lanes, is considered a 
collector given the volume of traffic it is expected to handle (up to 1000 trips 
during peak hour) in order to diffuse traffic from the Scotts Crossing Road/Route 
123 intersection. Staff believes that many bicycl ists will pass through the subject 
site in order to utilize the Jones Branch Connector bridge over the Beltway (since 
bikers cannot cross under the Beltway along Route 123). It should be noted that 
the proposed Jones Branch Connector will be designed with on-road bike lanes. 
Staff believes that Old Meadow Road (on both the north and south sides of 
Route 123) will be a highly-utilized bicycle route. 

Originally, the applicant had not proposed any dedicated bicycle lanes on-site. 
The applicant had proposed to locate a floating bicycle lane along Capital One 
Drive. Under this proposal, a bicyclist would have dedicated area along the curb 
during peak travel hours when all lanes (including parking lanes) are be used for 
traffic. Then, during non-peak travel hours, this dedicated bike area would "float" 
to the area between the travel lane and parking lane when the outside lane is 
used for parking. Staff, however, found the floating bike lanes concept to be too 
confusing for it to adequately serve the bicycling community. 

Staff has continued to encourage the applicant to provide bike facilities along 
Capital One Drive and Old Meadow Road in order to allow cyclists to access the 
Jones Branch Connector bridge without cycling through the crowded Metro 
station area along Route 123. The applicant has indicated that they cannot 
provide 5 more feet on both sides of Old Meadow due to the advanced design 
work already done on Blocks A and C. The applicant has further noted that any 
additional right-of-way along Old Meadow Road would shrink the Common 
Green in Block C such that the field and playground would be adversely 
impacted. In the week prior to publication of this staff report, the applicant 
submitted a proposal to place bicycle lanes along Old Springhouse Road which 
would link Old Meadow Road and the future Jones Branch Connector. Staff is 
currently evaluating this option. While there would still be no bike lanes along 
Old Meadow Road, using Old Springhouse Road rather than Capital One Drive 
as the east-west link to the Jones Branch Connector would shorten the distance 
that cyclists would have to travel on Old Meadow Road as a link between the 
residential neighborhoods to the south of 123 and the Jones Branch Connector 
bridge. While staff has reservations that Old Meadow Road and Capital One 
Drive will be underserved with regard to bicycle facilities, staff finds that the 
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applicant's option is adequate. The applicant has ind icated that this proposal 
can be added to the COP in a new submission after the Planning Commission 
hearing. 

The proffers do commit the applicant to providing bicycle racks, bicycle lockers, 
and bicycle storage areas throughout the Property, with the specific locations to 
be determined at the time of FOP approval for each phase. 

Transportation Demand Management (TOM) 

In discussing the needed transportation improvements in Tysons Corner, the 
Comprehensive Plan begins with transit. The Plan does not focus only on the 
new Metrorail stations, but also on bus and circulator service, accommodation of 
bike users and creation of safe and attractive pedestrian linkages. In order to 
encourage use of all the transportation modes, the Plan recommends the 
implementation of TOM programs Tysonswide. Specifically, the Plan defines 
TOM as "a variety of strategies aimed at reducing the demand on the 
transportation system, particularly to reducing single occupant vehicles during 
peak periods, and expanding the choices available to residents, employees, 
shoppers and visitors." The Plan notes that TOM is critical to its implementation 
and that "traffic needs to be minimized to decrease congestion within Tysons, to 
create livable and walkable spaces, and to minimize the effects of traffic on 
neighboring communities." 

The applicant has proffered to meet the vehicle reduction goals listed in the Plan, 
which are as follows: 

Year 0 to 1/8 Mile 1/8 to% Mile 

2010 - 2020 45% 35% 

2030 (84 million SF of GFA) 55% 45% 
2040 (96 million SF of GFA) 60% 50% 
2050 (113 million SF of GFA) 65% 55% 

However, staff finds the proposed implementation of the TOM plan insufficient at 
this time. Though the applicant has agreed to help fund a Tysons Wide 
Transportation Management Association (TMA), as requested by staff, the 
proffers currently provide for a small contribution with each building. In order for 
any future Tysonswide TMA to be successful, there needs to be more up front 
funding, rather than piecemeal contributions with building by building. Staff 
continues to request that the applicant provide more funds earlier. 
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Staff is also concerned about the applicant's proposed remedy and penalty 
contributions to the TOM program. While staff has recommended that applicant 
set penalty rates which are lower than other existing TOM programs in the 
County, the applicant has not agreed to make the TOM remedy fund available 
sooner to mitigate and reduce vehicle trips as the TOM program begins to 
function (which is different than other existing TOM programs). Staff believes 
that the funds are better used during the stabilization phase than after a project 
fails to meet its goals. However, the applicant's program does not follow these 
recommendations. While the proffers now indicate that the applicant would 
receive a refund of the remedy fund after 5 years of successful trip reduction (i.e. 
meeting the stated goal), staff would prefer that remedy funds be retained until 
the applicant meets the ultimate goal of 55% for full build-out of the development 
for three years before any refund is provided. Staff feels the retention of the 
remedy fund until the final goals have been met provide more confidence in the 
TOM program as a whole. Without resolution of this issue, staff cannot support 
the TOM program. 

Consolidated Traffic Impact Analysis (CTIA) 

The Comprehensive Plan envisions an overall Level of Service (LOS) of "E" in 
Tysons Corner. In an effort to evaluate the traffic that could be expected 
throughout Tysons East (rather than just the traffic for any one development 
proposal), FCOOT conducted a CTIA to study the entire sector. By cooperating 
with the stakeholders in the area, the CTIA was able to refine the conceptual grid 
as approved in the Comprehensive Plan. In addition to the CTIA, the applicant 
also conducted its own individual traffic impact analysis (TIA) which has been 
reviewed by VOOT and County staff. 

The individual TIA results were similar to the CTIA and the recommendations of 
the CTIA were incorporated into the Capital One COP. However, the applicant's 
TIA showed build-out at 2020. In staff's opinion, the development is unlikely to 
be fully realized at that time. As such, staff notes that transportation linkages 
and improvements will need to be carefully reviewed at each FOP to ensure that 
the proper links are in place for the overall transportation network and to identify 
any interim traffic improvements which might be necessary. Nevertheless, staff 
is satisfied that the traffic analysis has been appropriately incorporated into the 
rezoning application and will continue to review the function and operational 
aspects of the proposed roads as each new building comes in for FOP review. 

Parking 

The parking tabulations provided by the applicant on the COP show that 7,563 
parking spaces will be provided on-site in parking structures. This parking will be 
spread across all the blocks in the proposed neighborhood. While the 
tabulations show that this application is providing fewer than the maximum 
number of parking spaces allowed, the applicant has proffered to conform to the 
Zoning Ordinance requirements on parking, which allows the applicant some 
leeway to provide more parking than depicted on the COP. Staff continues to 
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urge the applicant to provide the fewest parking spaces needed to adequately 
support the uses on-site. The applicant has agreed to unbundle (or exclude) 
reserved parking spaces from at least the residential units, which, in staff's 
opinion, allows parking to be used more efficiently and provides an incentive for 
residents to reduce car ownership. Staff believes that shared parking between 
uses is important for design reasons (discussed below) and that the provision of 
fewer spaces will also help with the achievement of the site's TOM goals. 

Staff also notes that besides the number of spaces, the location and screening 
of parking is important to creating a safe, attractive and active pedestrian 
streetscape. The applicant has chosen a design in which buildings are 
constructed on top of parking podiums, some of which are as tall as seven to 
eight stories. Staff raised concerns about the impact that these parking podiums 
would have on the streetlife and overall atmosphere of the development. As 
such, the COP provides a strategy to ensure activated street edges at the ground 
plane, tree-lined streets and articulated and varied building masses at the upper 
levels of the buildings. Strategies and commitments include extending the 
building face to the ground level, wrapping the parking structures with other uses 
(residential, retail, lobby etc.) and use of vegetated walls or other 'high visual 
impact' architecture. Architectural commitments are further refined by providing 
a palette of materials to foster a high quality environment. In addition, the 
applicant has detailed streetscape along the street frontages and provided 
pocket parks and or larger parks as ways to break up the facades. Finally, in 
order to avoid blank walls of parking or excessive conflicts with pedestrians, the 
applicant has shown in the COP that the ground floor plane will be predominantly 
developed with active uses such as retail, public facility, and hotel use. 

Even with these commitments, staff expressed concern about specific areas 
within on the COP and FOP where expanses of parking structure would be 
visible from the pedestrian realm or the Metro. In response, the applicant has 
provided depictions of the experience along Route 123 and has proffered that 
each FOP shall provide specific design information on building materials, 
architectural massing and fenestration, and specific features designed to activate 
the streetscapes. Staff notes that this illustration of the experience along Route 
123 includes the edge conditions and the drawings indicate the general scale 
and character. Staff believes that this edge may be difficult to activate and 
reminds the applicant to use specific massing and architectural treatment when 
submitting an FOP. 
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On the currently submitted FOP, the garage will be wrapped with active office, retail 
and/or hotel use along Old Meadow Road and Capital One Drive and applicant has 
further indicated that the garage structure visible above the ground plane along Old 
Springhouse Road will be treated with a vegetated wall. Details of these treatments are 
provided below. 

Figure 10 & 11. Illustrations of Vegetated Wall 
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Staff believes that this commitment to wrapping the parking structure in active 
uses and/or providing architectural features will help shield pedestrians from the 
barren parking structures walls. As such, staff finds the amount, location and 
screening associated with the parking in th is application in general conformance 
with the recommendations in the Comprehensive Plan. 

Building and Site Design 

In reviewing .the 14 buildings associated with the COP, as well as the specifics 
related to Buildings 1 and 2 on the FOP, staff analyzed how well the site layout, 
design and architecture would contribute to the creation of an integrated 
neighborhood within Tysons East. The Comprehensive Plan guidance for 
building and site design includes elements such as build-to lines, bulk and 
massing and step-backs. This application generally adheres to these Plan 
guidelines or the purpose of the guidelines. 

Staff notes that the applicant has developed a guiding document for their internal 
use, the Capital One Urban Design Guidelines (COUDG). While the COUDG are 
not proffered and are subject to change as the development evolves, a baseline 
of graphics and text from the COUDG has been included in the COP package in 
order to ensure that the character and quality of the project as set forth in the 
COP will be maintained as the project is developed . The COUDG expressly 
state that for any conflict between the guidelines and the COP/Proffers, the COP 
and proffers will govern. The COUDG provide staff a comfort level that there will 
be a unifying design process throughout the project. Staff has reviewed the 
guidelines and finds them supportive of the overall Plan design guidelines and 
generally helpful in understanding the urban design issues associated with the 
Capital One development. In staff's view, the COUDG will be a useful tool for 
future design teams as they develop the various parts of the neighborhood in 
subsequent FOPs. 

The proposed COP layout sites buildings along build-to lines that will create a 
consistent street wall . Staff also finds that the pedestrian hierarchy proposed by 
the applicant seems reasonable based on the expected activity at ground level 
retail and park space. In addition, the proffers note that architectural design 
elevations shall be presented for the review and approval of the Planning 
Commission with each FOP for the purpose of illustrating the general character 
of building massing, scale, fac;ade articulation, general building envelope and 
fenestration treatment, materiality and material quality of the proposed FOP 
development, as well as the porosity and entry locations at the ground floor of 
each building. Many of the precedent images in the COP are copied from the 
COUDG to illustrate and set a baseline for the general character, scale, material 
quality and treatment of features. 
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Staff has also reviewed the street grid as a way of evaluating the proper scale 
and form, the ground plane uses to ensure street activation, and articulation and 
massing of the buildings on the site. Staff has expressed concern over the 
narrowing of the street along portions of Old Springhouse and Old Meadow 
Roads. Staff encourages the applicant to explore continued design options at 
FOP which allow more light and air to reach the ground level. One potential 
solution would be the addition of on-street bike lanes along both these streets. 

With regard to the FOP, staff finds the proposal in conformance with the 
concepts setforth in the proposed COP. In particular, Buildings 1 and 2 present 
a good example of the challenges associated with 8 story high parking podium. 
The parking is wrapped by a hotel/retail use on Old Meadow Road, which 
provides an attractive experience along that new street. Along Old Springhouse 
Road, where the parking is not wrapped, the applicant has provided has 
provided elevations, graphic examples and precedent photos of the proposed 
planted wall fa~ade which will be used to mask the parking. In staff's view, this 
planting wall screens the above-grade parking structure and adds to the 
character of this building. 

With regard to planted walls, the Tysons Corner Urban Design Guidelines and 
guidance from the DPWES Stormwater division encourage this type of building 
material and method for ecological and aesthetic reasons. A prominently located 
and significant amount of the fa~ade for the parking structure in Block A is 
covered by the planted wall. However, because a commitment to the specific 
planting material and ultimate design for the planted wall has not been included 
in this FOP, staff recommends that the applicant bring these details back to DPZ 
(who will consult with OCR and the UFM) for review prior to building plan permit. 

In terms of site design, staff finds that the connections and design of the site and 
grid will result in a high quality pedestrian experience. The applicant proposes a 
strategy to ensure activated street edges at the ground plane, tree-lined streets, 
and articulated and varied building masses in the upper levels of the buildings. 
Furthermore, this grid and site design provides a network of public urban park 
spaces that are physically and visually accessible from the Metro and the 
pedestrian realm. 

Streetscape Design 

As discussed above, an important part of the design of this site includes the 
streetscape design between the building and the streets. The Urban Design 
section of the Comprehensive Plan provides detailed guidance on streetscapes, 
depending on street type (local, collector, avenue), within Tysons Corner. As 
described above, the Plan defines three streetcape zones, including the building 
zone, the sidewalk and the landscape amenity panel , which were depicted in 
Figures 6 and 7. Each zone seNes a distinct purpose and has varying 
dimension based on the street type and land use. 
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Staff finds that the proposed streetscapes meet the dimensions as described in 
the Comprehensive Plan and will include high quality amenities and street trees 
planted with sufficient soil volume to ensure their survival. Many of the tree 
spaces will also provide area for stormwater remediation. 

Staff will continue to review the streetscape, including its character and 
dimensions, with each future FDP. The FOP currently submitted depicts 
streetscape along Old Meadow Road in its ultimate configuration. The interim 
landscaping and conditions along the existing and unchanged streets in the FDP 
are also adequate until further development is proposed or built. Along Old 
Springhouse Road adjacent to the applicant's residential block, it is likely that 
adjustments in the streetscape will be needed in order to accommodate two bus 
bays with shelters. Given the traffic volume expected within the site and the 
proposed bus operations, bus bays are needed so that passengers can get on 
and off the bus without blocking vehicular traffic. As such, it is possible that the 
streetscape could be pinched in the area of the bus bays and bus shelters, 
causing the buildings and streetscape to require redesign to meet the 
dimensions recommended in the Comprehensive Plan. It would be ideal if the 
applicant resolved this pinch point at this time, however, the applicant has 
chosen not to address this issue at this time. Therefore, this issue will need to 
be addressed with any FOP along Old Springhouse Road 

Light bollards, security bollards and anti-ram walls are all depicted in the FOP. 
These structural elements in the streetscape are shown to be located outside of 
the sidewalk zone. However, these security devices will present obstacles for 
pedestrians trying to enter the streetscape area from parked cars and will be a 
prominent visual feature in the streetscape. Staff encourages the applicant to 
minimize the use of the anti-ram walls and to only consider them when 
absolutely necessary. Though bollards are not encouraged for the streetscape 
areas in general, staff prefers the use of the light bollards shown on Sheet 19 of 
the FOP as use as a security measure over the anti-ram walls because the 
bollards are not an obstacle to pedestrians. 

Staff is concerned about how much the streetscape is interrupted for parking and 
loading entrances to the buildings. In order to limit these breaks in the 
streetscape, staff encourages the applicant to combine parking and loading 
entrances to the extent possible throughout the site. At this time, the applicant 
has limited the parking and loading entrances for the most part to Old 
Springhouse Road and the service road along Block B (though each street 
supports some parking and loading). The use of flared curb design at parking 
garage and loading entrances (as shown on the COP) will help to minimize their 
negative impact on the streetscape. Additionally, the applicant has committed to 
using screens doors on the entrances to garages and the service areas to hide 
them from view when not in use. 
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With regard .to Block A, staff has requested that the applicant reduce the number 
of parking structure entrances. As it stands, the FOP site shows three parking 
and/or loading entrances with a separate vehicle entrance to support their 
proposed drive-through financial institution in the parking garage. The applicant 
has stated that the design of the parking and loading for the building mandates 
the parking and loading locations be provided as shown and that the applicant 
cannot reduce the numbers beyond that currently depicted. Staff also 
recommends that with future FOPs, the applicant indicate how the paving 
materials at garage entries will be harmonious with adjacent paving to further 
minimize the appearance of the vehicular entry points. While in conformance 
with the Comprehensive Plan, staff would prefer that the applicant continue to 
explore options to reduce these breaks in the streetscape. 

Building Height 

The Plan states that building heights in Tysons should reflect the proposed 
intensity pattern. Under the Plan guidance, the tallest buildings are to be located 
within 1/8 mile of the Metro stations, with heights stepping down gradually as the 
distance from the stations increases. The Capital One property is located in Tiers 
1 and 2 of the height tiers identified by the Comprehensive Plan. In Tier 1, the 
Comprehensive Plan recommends maximum heights ranging from 225 to 400 
feet, in Tier 2 the maximum heights recommended are 175 feet to 225 feet. 

The proposed development provides a varied skyline, which is acceptable from 
an urban design perspective, but the tallest buildings proposed (Buildings 4 and 
12) are buildings which are the furthest away from the Metro on the site. 
Building 4, located within Tier 2, is shown at a maximum height of 293 feet, while 
Building 12 is shown at a maximum height of 395 feet. In fact, the Metro phase 
(so defined since it is closest to the new Metro station) includes what could be 
the shortest building on-site, a residential building which ranges between 75 and 
175 feet. 

Staff notes that the entire development is within ~ mile of the Metro. In addition, 
given the preference for a varied and interesting skyline, staff is comfortable with 
the heights as shown on the COP. Staff notes that the applicant has agreed not 
only to maximum allowable heights but minimum heights as well. The 
Comprehensive Plan specifically allows that heights may be increased for those 
buildings sited along the Capital Beltway (as is the case with Building 4). Staff 
requested that the applicant move height from Building 12 to Buildings 9 and/or 
10, which are located closer to the Metro station. However, the shadow study 
from that requested study demonstrated that such a move would create shadows 
which would impact the adjacent neighbors slightly more than leaving Building 12 
at its proposed height. It should be noted that the applicant has proffered to 
submit any future FOP for Buildings 1 0, 11 and 12 to the Providence District 
Supervisor for review of the proposed building height. 
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In light of the urban design considerations and overall layout of the property, staff 
finds that the heights proposed in this application are consistent with the 
recommendations of the Comprehensive Plan. Staff also notes that the height of 
the FOP buildings (281 feet and 110 feet) for Buildings 1 and 2 conforms with the 
COP and the Comprehensive Plan. 

Tree Canopy and Plantings 

The Comprehensive Plan recommends increased tree planting in Tysons and 
recognizes that much of this new planting will be accomplished through the 
provision of street trees. In this case, the applicant has demonstrated that it will 
achieve more than the 1 0% tree coverage goal for a redevelopment as set forth 
in the Comprehensive Plan with the overall appl ication at 13.1% and Block A at 
12%. Because the FOP site is subject to future change for the realignment and 
reconstruction of Old Springhouse Road and Capital One Drive (which are in 
future phases), the applicant has committed to maintain the 12% tree canopy 
goal. The applicant has also agreed that all FOPs will provide tabulations to 
show how each FOP will forward the overall tree canopy goals. 

The applicant has requested a deviation to the tree preservation goal, stating 
that preservation of existing on-site trees would make the goals of intensifying 
development near the Metro extremely difficult. Staff is generally supportive of 
the requested deviation. However, staff notes that there might be some further 
opportunity to preserve trees located within the Scotts Run stream valley or to 
possibly plant additional trees within on-site parks and/or offsite within the right­
of-way abutting the site. Staff encourages the applicant to review the amount of 
trees at each FOP and look for creative ways to incorporate more plantings 
within the site. Nevertheless, staff finds that the new tree planting and 
preservation plan meets the recommendations of the Comprehensive Plan. 

Water Quality and Quantity Treatment of Stormwater 

The Comprehensive Plan's water quantity goals for the Tysons Corner Urban 
Center represent a departure from the typical County stormwater management 
quantity goals. The Comprehensive Plan states: 

"Receiving waters downstream of Tysons should be protected by 
reducing runoff from impervious surfaces within Tysons. By using a 
progressive approach to stormwater management, downstream 
stormwater problems can be mitigated and downstream restoration 
efforts can be facilitated . Achieving a goal of retaining on-site 
and/or reusing the first inch of rainfall will ensure that runoff 
characteristics associated with the site will mimic those of a good 
forest condition for a significant majority of rainfall events." 
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In addition, the Plan provides the following specific goals for redevelopment 
proposals: 

"• LID techniques of stormwater management should also be 
incorporated into new and redesigned streets where allowed and 
practicable. 

• At a minimum, the first inch of rainfall should be retained on-site 
through infiltration, evapotranspiration and/or reuse. If, on a given site, 
the retention on-site of the first inch of rainfall is demonstrated not to 
be fully achievable, all available measures should be implemented to 
the extent possible in order to support this goal and achieve partial 
retention of the first inch of rainfall. 

• At a minimum, stormwater management measures that are sufficient 
to attain both the stormwater design-quantity control and stormwater 
design-quality control credits 2 of the most current version of the 
LEED-NC or LEED-CS rating system (or the equivalent of these 
credits) should be provided." 

As described above, this application features extensive use of LIDs and commits 
to seek stormwater management credit in obtaining the proffered LEED 
certification. By use of green roofs, the applicant has shown full retention of the 
first inch on both the COP and FOP site. However, it should be noted that this 
commitment is limited in that the applicant notes that the first inch may not be 
attained if the changes to the PFM to allowing certain credits for techniques are 
not implemented and/or VDOT commitments to accept infiltration in the public 
right-of-way somehow do not materialize. In staffs view, the applicant should 
simply commit to the retention of the first inch as shown on the COP, to the 
greatest extent practicable. Further details regarding techniques and credits for 
certain facilities will then be addressed with each FOP to determine whether the 
COP goal can be attained. 

The site is impacted by a RPA, associated with Scotts Run stream which is 
located in the southeast corner of the site. The subject RPA has been previously 
disturbed with impervious area and an approved plan shows the limits of 
disturbance and impervious surface. Citing this approved plan, the applicant has 
noted that the proposed redevelopment does not propose any more disturbance 
or impervious surfaces than what was previously approved. Given the previous 
disturbance, DPWES has indicated that any impact to the RPA would be 
governed by redevelopment, meaning so long as there is neither an increase in 
the disturbed area nor the impervious surfaces, no Chesapeake Bay Protection 
Ordinance exception is required. On Sheet 2 of the COP, the applicant has 
noted that both the disturbed and impervious area will be decreased with this 
application. The applicant should be aware that any further impacts to the RPA 
could require submission of an RPA exception and as such, the applicant should 
make all efforts to reduce all impacts to this resource. In addition, as noted 
elsewhere in this report, the applicant has proffered to a stream restoration 
and/or stabilization with the first FOP for Block D. 
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Finally, the applicant has proposed the use of innovative BMPs throughout the 
site in order to treat the water quality overall and to reduce water runoff from the 
site. As such, staff finds that this issue has been adequately addressed by the 
COP and proffered commitments. 

Green Buildings 

The Plan recommends that zoning proposals in this area provide green building 
commitments sufficient to attain, at a minimum, the United States Green Building 
Council's (USGBC) LEEO certification or equivalent for residential buildings and 
that non-residential buildings achieve LEEO Silver certification at a minimum. 
The applicant has provided a proposal to pursue LEEO-NC Silver certification for 
office development and a proffered commitment to achieve LEEO certification , or 
an equivalent, for all new residential development. Based on the proffered 
commitments, staff finds that this issue has been adequately addressed. 

Energy/Resource Conservation 

The Comprehensive Plan anticipates that zoning applications in Tysons Corner 
will include commitments to design elements and practices that will reduce the 
use of energy and water resources. The applicant's commitment to extensive 
use of green roofs supports this Plan language. The proposed proffers include a 
commitment to provide an assessment of the potential for shared energy 
systems for each FOP. Additionally, a proffer to assess the potential for 
provisions for providing infrastructure for electric vehicle charging stations is 
contained in the current proffer statement. Staff believes these commitments 
address the Plan recommendations. 

Noise Impacts 

The Policy Plan of the Comprehensive Plan seeks to minimize exposure to 
unhealthy noise impacts by recommending that noise levels be mitigated to 65 
dBA for outdoor activity areas, 50 dBA for office environments, and 45 dBA for 
residences, schools, theaters and other noise sensitive uses. Given the site's 
location along the Beltway and the new Metro Silver Line, staff requested that 
the applicant assess the noise impacts to the site. The applicant provided a 
noise study which shows that the site is impacted by noise from the Metro and 
adjacent highways. The applicant has proffered that outdoor recreational areas 
will be mitigated to achieve 65 dBA or less and that noise sensitive uses within 
buildings (residential, hotel, child care) will achieve a sound level of 45 dBA or 
less. Noise impacts for office uses will be mitigated to 50 dBA or less. At the 
time of each FOP, the applicant has proffered to submit a noise study showing 
how the proffered noise levels will be achieved. As such, staff finds that this 
issue has been adequately addressed by the proffered commitments. 
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Urban Parkland Needs 
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The Plan for Tysons Corner calls for a comprehensive system of public open 
spaces to serve residents, visitors and workers. This system of public spaces 
should include parks of different types (pocket parks, civic plazas, common 
greens, recreation-focused parks, linear parks/trails, and natural resource areas) 
to enhance the quality of life, health and the environment for those who live, work 
and visit Tysons Corner. In the Tysons Corner Urban Center Areawide 
Recommendations, Environmental Stewardship Chapter, Parks and Recreation 
Section, Page 81, the Plan states the following: 

"The provision of land should be proportionate to the impact of the 
proposed development on park and recreation service levels. An urban 
park land standard of 1.5 acres per 1,000 residents and 1 acre per 10,000 
employees will be applied." 

Applying the urban parkland standard to the proposed development and 
assuming an average household size of 1. 75, there is a need for about 4.3 acres 
of urban parkland on-site. The development plan identifies 4.5 acres of on-site 
public park space, located primarily in three major new urban parks including the 
Civic Plaza, the Common Green and the Metro park. Other park space is 
scattered throughout the development in several pocket parks. The amount of 
urban parkland provided on-site meets the recommendations of the 
Comprehensive Plan. In addition, staff notes that the quality of these parks will 
be high, with quality materials for the hardscape as well as the landscape, well 
thought-out spaces that incorporate adjacent uses, and recreational amenities. 
The applicant has used the park spaces to help give form and character to their 
site, with pedestrian access mostly at grade to create a pedestrian-oriented and 
accessible experience. As such, staff is satisfied that the urban parkland on-site 
meets the recommendations of the Comprehensive Plan. 

Athletic Fields 

In addition to the need for urban parks, the Comprehensive Plan also recognizes 
the need for a variety of small and large recreational facilities in Tysons Corner 
to meet the need of new residents, workers and visitors. In the Tysons Corner 
Urban Center Areawide Recommendations, Environmental Stewardship 
Chapter, Parks and Recreation Section, Page 82, the Plan states the following: 

" ... recreational facility service level standards in the Park and 
Recreation element of the Countywide Policy Plan should be 
applied to new development in Tysons, with adjustments made for 
urban demographics and use patterns. Using 2050 development 
projections, anticipated urban field use patterns, optimal athletic 
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field design (lights and synthetic turf) and longer scheduling 
periods, the adjusted need for athletic fields to serve Tysons is a 
total of 20 fields. This adjusted need should be addressed through 
on-site development of needed facilities and/or through equivalent 
monetary or in-kind contributions to the Park Authority for facility 
development at nearby parks or other sites appropriate for park 
facilities. In general, the need for an athletic field is generated by 
the development of approximately 4.5 million square feet of mixed 
use development in Tysons." 
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As described above, the new development proposed by this rezoning 
generates the need for 0.86 athletic fields. In order to help the applicant 
address this need, the County brokered a solution between the applicant 
and another rezoning applicant within Tysons East, the Commons. Under 
this arrangement, the Commons will provide an entire athletic field to meet 
both its field need (0.5) and 0.5 of Capital One's field need. In turn, 
Capital One will provide a 30,000 SF community center, which will satisfy 
both its and the Common's public facility requirements. However, even 
with this agreement, Capital One still must address the remaining field 
requirement of approximately one-third of a field. 

The Plan suggests that "creative approaches can be used to ensure 
provision of recreational facilities, especially athletic fields that meet 
service level standards ... [which] may include rooftop facilities." The Plan 
also indicates a preference for recreational facilities to be provided on-site 
or an area that serves the new development. The Plan text specifically 
lays out a hierarchy of approaches: 

"Provision of park land and facilities on-site is preferred. If on-site 
dedication and facility provision are not possible, an equivalent off­
site dedication and facility construction within the same district 
should be sought as a substitution. Where it is not possible to 
locate facilities within the district, locations that serve Tysons may 
be substituted. As a last alternative, as for smaller sites, an 
equivalent monetary contribution to fund local public parks within 
Tysons may be substituted." 



PCA 92-P-001-08 
RZ/FDP 201 0-PR-021 

~ ' ' ' \ \ I 

Figure 12. Common Green with Athletic Field 
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The application proposes a publicly accessible field on the Common 
Green in Block C, the residential block. This area is at-grade at its north 
end, along Capital One Drive and elevated 1-2 stories above street level 
along Old Springhouse Road. The field, which will have synthetic turf with 
lighting, is approximately 1/3 the size of a full-size athletic field . This size 
field can support youth practices, youth soccer up to age 9 and adult 5-on-
5 soccer (known as futsal style). Under the applicant's proffers, the field 
would be publically scheduled from 5 to 1 0 PM Monday through Friday 
and 8 AM to noon Saturdays and Sundays. The hours the applicant has 
offered for public scheduling equate to about half of the typical scheduled 
time that the Department of Neighborhood and Community Services 
(NCS) would normally schedule for this size field. The applicant's current 
proffers note that the area will be granted a public access easement for 
use. Given the lack of fields within Tysons, staff continues to urge the 
applicant to provide additional hours for scheduling on the weekends. 

Recreational Facility Needs 

Using adopted recreational facility standards found in the Parks and Recreation 
element (Appendix 2, Part B) of the Policy Plan, staff finds that the publicly 
accessible recreational facilities needed to support the proposed new 
development include one playground, one basketball court, 1.5 tennis courts (a 
half court could be provided with a practice wall), and about 2,500 square feet of 
indoor fitness/program space. 
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The development shows a good-sized children's play area in the Common 
Green. Two full-court basketball courts are shown on garage rooftop plazas next 
to planned office buildings in Blocks B and E. The two courts are mentioned in 
Proffer 46 as a possible recreational facility option (the alternative is a private 
indoor health club or gym) and, if provided, the courts are to be private facil ities 
for residents. However, the proffer does not make clear if all residents and 
employees of the development will be permitted to use these courts. In staffs 
opinion, residents of the entire development should have access to these courts, 
as should all employees. Without a change to the proffers, staff does not feel 
that the basketball courts can count as a public recreational facility contribution. 

The proposed community center discussed in Proffer 2 will include an 
approximately 9,000 SF indoor gymnasium that can meet the remainder of the 
sport court need for this application. The program space provided in this facility 
also meets the need for indoor fitness/program space. 

Fairfax County Public Schools 

The proposed development would be served by the Westgate Elementary 
School, Kilmer Middle School and Marshall High School. Kilmer is expected to 
be over capacity through 2016, with Marshall High School and Westgate 
Elementary undergoing renovations to increase capacity during that time. The 
total number of students generated by the proposed development was projected 
to be as follows: 

Students 
Elementary 61 
Middle 17 
High 35 
Total 113 

The applicant has proffered a contribution of $9,378 per expected student 
generated by each residential building. Because of the long timeframe expected 
for development of this application, staff recommends that the proffer commitment 
to be structured to refer to the school formula in place at the time of development. 

Sanitary Sew~r 

As development in the Tysons Corner Urban Center is expected to increase 
dramatically based on the Comprehensive Plan recommendations, staff notes 
that off-site sewer upgrades might be necessary in the future. Such upgrades 
would be handled by a pro-rata share contribution . For on-site sewer needs, the 
applicant should be aware that they will be required to provide a sanitary sewer 
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capacity study to DPWES with site plan submission to determine if any upgrades 
are necessary and to rectify any inadequacies. 

Fire and Rescue 

The subject property is serviced by the Fairfax County Fire and Rescue 
Department Station #401 , Mclean. The requested rezoning currently meets fire 
protection guidelines, as determined by the Fire and Rescue Department. Using 
the Emergency Access Plan provided on Sheet 31 of the COP, the Fire Marshal 
has reviewed the proposed development and determined that the requested 
rezoning and FOP currently meets fire access guidelines. 

Fairfax Water 

Fairfax Water has the ability to provide water service to the proposed 
development. There is an existing 24-inch water main in Magarity Road which is 
capable of providing adequate domestic and fire protection service to the 
property. 

ZONING ORDINANCE PROVISIONS (Appendix 15) 

The purpose and intent of the Planned Tysons Corner (PTC) District is to implement the 
mix of uses, densities and intensities under the redevelopment option set forth in the 
adopted Comprehensive Plan for the Tysons Corner Urban Center. These provisions 
require the applicant to demonstrate that the development furthers the vision of the 
Tysons Corner Urban Center as outlined in eight objectives that reflect the standards of 
the areawide recommendations contained in the Plan text (which were discussed in 
detail above). 

The Zoning Ordinance provides requirements relating to parking, building height and 
bulk regulations, open space and intensity. All of these requirements reflect the 
recommendations of the Comprehensive Plan and have been discussed previously in 
the sections above. It is staffs opinion, as expressed in this analysis, that the 
application meets these standards. 

Standards for all Planned Developments (Sect. 16-1 00) 

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. These general and 
design standards include the same elements that are included in the Areawide 
Recommendations which are addressed above. 
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Overlay District Requirements 

Highway Corridor (HC) (Sect. 7-600) 
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The Highway Corridor Overlay District puts additional restrictions on certain 
automobile-oriented uses, including drive-in financial institutions, fast food 
restaurants, quick-service food stores and service stations and service 
station/mini-marts. All of these uses are permitted by the PTC District when 
shown on an approved final development plan. 

Staff believes that the appropriate time to evaluate these uses is at FOP (or 
FDPA) when details of the use can be more fully evaluated. At this time, the 
proposed FOP depicts a drive-in financial institution contained in the parking 
structure of the new buildings. Generally, none of the drive-in apparatus will be 
located on the outside of the building. However, the provision of separate drive 
aisles in and out of the drive-in has resulted in a break within the streetscape for 
yet another driveway. As discussed earlier in the report, the applicant has 
argued that the entrance and exit for the drive-in cannot be incorporated into the 
garage entrances associated with the parking and loading of the building as a 
whole. There will be no direct access from Route 123 to the drive-through. As 
such, while not ideal, staff generally finds that the drive-in financial institution 
meets the regulations of the HCOD, but continues to urge the applicant to look 
for ways to redesign the garage to limit curb cuts on Old Springhouse Road. 

Waivers and Modifications Requested 

• Modification of Countywide Trail requirement for major paved trail along 
Capital Beltway 

In lieu of the major paved trail , the applicant is providing a secondary access 
drive with 5 foot sidewalk along the majority of the Capital Beltway frontage of 
this application property. The sidewalk will provide a useful pedestrian linkage 
between the subject site and the Gates of Mclean (who will be served by the 
secondary access drive) even though drive and sidewalk will pass under the 
Jones Branch Connector Bridge. Therefore, staff can support the requested 
modification. 

• Modification of Section 2-4148 requiring a 75-foot setback of commercial 
buildings from Interstate 495 

The Zoning Ordinance requires that commercial buildings be set back at least 75 
feet from major highways such as lnterstation 495. Staff believes that the 
imposition of this setback for this site would not be in keeping with the 
recommendations of the Comprehensive Plan which recommends intense 
development adjacent to the Metro station. In order to achieve the Plan goal, the 
applicant has proposed commercial buildings virtually at the property line 
adJacent to 1-495 and has committed to mitigate interior and exterior noise levels 
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impacted by highway noise. As such, staff can support the requested 
modification. 

• Waiver of underground detention in a residential area 
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Staff supports the underground detention for stormwater management in the 
higher density developments expected in Tysons Corner. In order to achieve the 
higher intensities envisioned by the Plan in limited land areas, staff believes that 
use of underground detention is necessary. Waiver request 6835-WPFM-001-1 
has been reviewed by DPWES staff and recommended for approval, with the 
imposition of conditions found in the waiver report and including specifications 
for the design of the facilities, requirements for maintenance agreements and 
financial commitments to ensure funds are available for appropriate maintenance 
and any necessary reconstruction. With the implementation of these conditions, 
staff can support the requested waiver. 

• Modification of the public facilities manual to reduce planting width from 8 
feet to 4 feet with structural planting cells 

Rather than provide a planting width of 8 feet for street trees, the applicant 
proposes to a planting width of 4 feet. In order to enhance survivability of the 
trees in these areas, the applicant proposes to employ structural planting cells. 
Planting details, similar to those suggested in the Tysons Corner Urban Design 
Guidelines, are provided in the plans, the CDP and FDP, and the proffers 
provide for adequate soil volumes for the trees. The Urban Forestry 
Management Division (UFMD) has reviewed and finds that the planting plan is 
adequate to support the health and survival of the trees. Therefore, staff is 
supportive of the requested waiver. 

• Deviation from tree preservation target to allow tree canopy to be provided 
through new tree planting. 

The tree preservation requirement in the PFM and County ordinance requires that 
sites provide their required 1 0-year tree canopy requirements through a 
combination of tree preservation and new planting. Generally, the proportion of 
trees to be preserved should be the same as the percentage of existing tree cover 
on-site. In this case, the site has 19.1% tree cover and therefore, 19.1% of the 10 
year tree canopy should be provided in preserved trees. However, much of the 
existing vegetation on-site is either of poor quality or is landscaping on the existing 
site which cannot be retained if the site develops to the intensity envisioned under 
the Comprehensive Plan. Under the original COP submission, the applicant had 
proposed a possible tree save area at the southwest corner of the property which 
was reviewed by the County and the applicant. Because this area is located near 
the stream, it was an obvious area for preservation. However, the existing trees in 
that area consist primarily of black walnut and ailanthus trees with vines consisting 
primarily of Japanese honeysuckle and wild grape growing through the canopy. 
W1th th1s forest in poor condition, UFMD did not feel the site met the standards for 
preserving trees and forested areas as specified in the PFM. Given the poor 
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quality of the existing on-site vegetation and the proposed high level of density, 
staff is supportive of the requested deviation but, as always, encourages the 
applicant to actively seek additional areas for plantings on-site. 

• Modification of the Public Facilities Manual (PFM) to reduce the distance 
from which trees can be planted adjacent to stormwater management 
easement; 

Staff continues to work with the applicant and DPWES to determine the exact 
locations, if necessary, to obtain such modification and will address at the time of 
public hearing. 

CONCLUSIONS AND RECOMMENDATIONS 

Staff Conclusions 

Overall, the rezoning proposal before staff and the Planning Commission 
achieves the goals of the Tysons Corner Comprehensive Plan and represents the kind 
of design approach - based on transportation improvements, pedestrian-oriented 
design, and quality park spaces- for which all developments in the County and in 
Tysons Corner should strive. 

The project includes a thoughtful site layout with streets and park spaces 
providing the essential new form that is envisioned in the Comprehensive Plan. Staff 
notes that the streets, which will be so vital in accommodating pedestrians and vehicles, 
are to be dedicated to the state (VDOT) and that the applicant has spent considerable 
design effort in making three large park spaces open, accessible and attractive. The 
applicant has committed to providing a community center, which, when fully realized, 
will be an appreciated amenity to the employees and residents of Tysons Corner. In 
addition, the applicant has worked through extremely difficult design concepts to 
accommodate the new stormwater management concepts as envisioned by the Plan 
and has incorporated green building practices into the development to further concepts 
of sustainability which are described in the Plan. In general, this project meets much of 
the intent of the Comprehensive Plan for a pedestrian- and transit-oriented, mixed-use 
development. 

Therefore, staff therefore finds these applications in harmony with the 
Comprehensive Plan and in conformance with the Zoning Ordinance provisions subject 
to execution of proffers consistent with the proffers in Appendix 1 as may be amended 
to address the following concerns: 

• The TOM implementation plan does not satisfy the current County needs 
related to release of the remedy fund and upfront contributions to create a 
Tysons Wide TMA. 
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• Because the commitment to providing a "back entrance" to the Tysons East 
metro station is limited by a $250,000 cost cap, staff remains concerned that 
the connection may not happen. This back entrance connection is vital to 
activating a large portion of the applicant's site and making the development 
truly transit-oriented. As such, staff believes that the applicant should pursue 
the connection even if the costs exceed $250,000. 

• The issues related to the Tysons Road fund have not been adequately 
addressed. The applicant has proposed meeting the existing road club 
contribution for the first phase but has not proposed to meet the new 
contribution rate for the balance of the non-residential development As 
such, approval of this application would severely undermine the ability of the 
County to provide the street grid network so necessary to its functionality as 
well as to the vision of Tysons Corner in the Comprehensive Plan. 

In addition to these major issues, staff continues to urge the applicant to: (1) 
incorporate on-street parking and bicycle lanes along the proposed new streets as 
envisioned by the Plan; (2) commit to construct the connection from Old Meadow Road 
to Route 123 with any new FDP on the site; (3) commit to provide the community center 
without a hard cap on the cost; and (4) make the two proposed rooftop basketball 
courts accessible to residents and employees of the entire development 

Staff will continue to work with the applicant to address these issues and is 
hopeful that resolution will be forthcoming. 

Recommendation 

Staff recommends approval of PCA 92-P-001-08. Staff also recommends 
approval of RZ/FDP 201 0-PR-021 subject to execution of proffers consistent with those 
found in Appendix 1 (as may be amended to address outstanding issues). 

It should be noted that the main/trunk sewer lines serving this property may be 
inadequate. Should the Board approve this application, that approval in no way 
guarantees that sewer capacity will be available to serve this site when the property is 
developed. 

Staff further recommends the approval of the following waivers and/or 
modifications for these applications: 

• Modification of Section 2-414B of the Zoning Ordinance requiring a 75-foot 
setback of commercial buildings from Interstate 495; 

• Modification of the Public Facilities Manual (PFM) to reduce the distance from 
which trees can be planted adjacent to stormwater management easement; 

• Deviation from tree preservation target to allow tree canopy to be provided 
through new tree planting as depicted on the plan; 
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• Waiver of underground stormwater management (SWM) detention in a 
residential area; 

• Modification of the PFM to reduce planting width from 8 feet to 4 feet with 
structural planting cells; and 

• Waiver of the Countywide Trails Plan requirement to provide a regional trail 
alongside Interstate 495 in lieu of sidewalks shown on CDP. 

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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CAPITAL ONE PROFFERS 
RZ 2010-PR-021 
PCA 92-P-001-08 

June 28, 2012 

Pursuant to Section 15.2-2303 (A), Code ofVirginia (1950, as amended) and Sect. 18-204 ofthe 
Zoning Ordinance of Fairfax County ( 1978, as amended), the property owner and applicant for 
themselves and their successors and/or assigns (collectively referred to as the "Applicant") in 
this Rezoning application ("RZ") and Proffer Condition Amendment application ("PCA") proffer 
that the development of the parcels under consideration and shown on the Fairfax County Tax 
Maps as Tax Map 29-4 ((5)) Parcel A2 (the "Property") shall be in accordance with the 
following conditions if, and only if, Rezoning application RZ 201 0-PR-02 I and the companion 
application PCA 92-P-00 1-08 (co llectively, the "Application") are granted by the Board of 
Supervisors. ln the event that the application is denied, these Proffers shall be immediately null 
and void and of no further force or effect on the Property. 

GENERAL 

1. Conceptual Development Plan. The Property shall be developed in substantial 
conformance with the proffered elements of the Conceptual Development Plan dated August 4, 
2010, and revised through June 13, 2012, prepared by William H. Gordon & Associates and 
consisting of 34 sheets (the "CDP"). In addition to the specific Proffers contained herein, the 
proffered elements of the CDP shall be limited to the grid of streets, general location of access 
points to buildings, general location of the buildings, mix of uses, minimum and maximum 
building heights, the amount and general location of urban park land, and general quality and 
character of the streetscape (the "Proffered Elements"). Other elements of the CDP may be 
adjusted or modified with approval of future Final Development Plans ("FDP") in accordance 
with the provisions set forth in Section 16-402 of the Fairfax County Zoning Ordinance (the 
"Ordinance"), and these Proffers. 

2. Minor Modifications. Minor modifications to the Proffered Elements of the CDP may be 
permitted pursuant to Par. 4 of Section 16-403 of the Ordinance when necessitated by sound 
engineering or when necessary as part of final site design, and when such modifications are 
determined to be in substantial conformance with the Proffered Elements and these Proffers, as 
determined by the Zoning Administrator. 

3. Future Applications. Any portion of the Property may be the subject of a Conceptual 
Development Plan, Conceptual Development Plan Amendment, Final Development Plan, Final 
Development Plan Amendment, Proffered Condition Amendment, Rezoning, Special Exception, 
Special Permit, Variance or other zoning action without the joinder and/or consent of the owners 
of the other land areas, provided that such application complies with Section 18-204 paragraph 5 
of the Zoning Ordinance. Previously approved proffered conditions or development conditions 
applicable to a particular portion of the Property which are not the subject of such an application 
shall remain in full force and effect. 



PROPOSED DEVELOPMENT 

4. Existing Development. The Property is approximately 26.21 acres in size and is 
developed with the existing Capital One corporate headquarters building, which contains 
approximately 479,500 square feet (excluding basement space) (the "Capital One 
Headquarters"), the 24,500 square-foot conference facility (the "Conference Facility"), a 
structured parking facility containing approximately 1,529 spaces (the "Existing Parking 
Garage"), temporary athletic fields and sport courts (the "Temporary Athletic Facilities"), and 35 
surface parking spaces (the "Existing Surface Parking") (collectively, the "Existing 
Development"). The Existing Development is shown on Sheet 4 of the CDP and may remain in 
operation indefinitely. In the event that only a portion of the Property is redeveloped subject to 
an approved FOP and site plan, the portion or portions of the Property not subject to the FOP, 
including the Existing Development, may continue in operation as shown on Sheet 4 of the COP. 
The Applicant may also make minor modifications to the Existing Development as depicted on 
Sheet 4 of the COP, such as to permit changes to the Temporary Ath letic Facilities and to 
accommodate the future Jones Branch Connector improvements, subject to the approval of the 
Zoning Administrator. Any use which is permitted in the PTC district may also be permitted as 
an interim use subject to the Use Limitations in Section 6-505 of the Ordinance. 

A. Interior Improvements. For those buildings or structures existing on the Property 
as of the approval date of thi s Application, the Applicant may secure building 
permits for and make interior improvements to such buildings without triggering 
the requirement to reconstruct such buildings in conformance with the COP or 
any approved FOP. 

B. Casualty. The Applicant may restore any building or structure existing as of the 
approval date of this Application that later is destroyed or damaged by casualty, 
subject to Article 15 of the Zoning Ordinance. 

C. Parking. The Existing Parking Garage may remain in operation and will continue 
to serve the Existing Development until and unless an FOP and site plan are 
approved showing its removal. 

5. Density Credit. In addition to the 26.21 -acre Property, the Applicant is utilizing 
previously reserved density credit for land dedications totaling approximately 3.0 I acres, as 
illustrated by the building tabulations on Sheet 3 of the COP. 

6. Proposed Development. The development on the Property will supplement and partially 
replace the Existing Development, as more particularly described in the proposed phasing plan 
described below (collectively, the "Proposed Development"). The Proposed Development, 
which includes the Existing Development, shall not exceed 4,969,523 square feet of total GFA, 
which shall include a minimum of 800 dwelling units and up to 3, 182,153 square feet of GFA of 
office space. 

7. Phasing Plan. The Proposed Development wi ll occur in phases as further described 
below (the "Phasing Plan"). The buildings, plazas, uses and other improvements shown on the 
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COP shall be constructed in accordance with the phasing outlined in Paragraphs A - E of thi s 
Proffer and as more specifically described on Sheets 14 - 15 of the COP. Each phase shall 
include the ultimate streetscape dimensions and design as depicted on the COP in order to 
establish the important pedestrian elements identified in the Comprehensive Plan. With the 
submission of each FOP, the Phasing Plan will be updated to provide additional details, 
including providing existing structures and facilities, the anticipated order of future development, 
the completion of the street grid, establishment of streetscapes and pedestrian elements, 
construction of parks, and updated interim conditions. 

A. Capital One Headquarters Expansion Phase (Block A). 

Phase Summary GFA Range (sf) Min./Max. Max. Parking 
Heights 

Building I -Commercial Office 300,000 - 519,000 SF 150-281 feet I ,335 
Building I - Retail up to 8,500 SF --- 40 
Building 2- Hotel 50,000- 81 ,500 SF 75-111 feet 135 
Building 2 - Retail up to I 0,500 SF --- 28 
Maximum for Phase 619,500 SF --- 1,538 

B. Hotel/Civic Plaza Phase (Block B). 

Phase Summary GFA Range Min./Max. Max. Parking 
Heights 

Building 3- Commercial Office 200,000- 292,500 SF I SO - 22S feet 647 
Building 3- Civic up to 30,000 SF --- 30 
Building 4- Hotel/Conference 200,000-367,500 SF I SO- 293 feet 614 
Building 4 - Retail up to 2,300 SF --- 8 
Building 5 - Commercial Office 300,000 - 396,SOO SF 125 - 200 feet 878 
Building 5 - Retail up to 10,350 SF --- 37 
Maximum for Phase 1,099,150 SF --- 2,214 

C. Residential Commons Phase (Block C). 

Phase Summary GFA Range Min./Max. Max. Parking 
Hei_ghts 

Building 6 - Residential 300,000 - 5 18,000 SF 150 - 221 feet 498 
Building 6 - Retail up to 26,300 SF --- 0 
Building 7- Residential 200,000- 274,800 SF 12S- 221 feet 2S4 
Building 7- Retail up to S,OOO SF --- 0 
Building 8 - Residential 200,000 -386,900 SF 12S- 231 feet 372 
Building 8 - Retail up to 12,SOO SF --- 0 
Maximum for Phase 1,223,500 SF --- 1,124 
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D. Metro Station Phase (Block 0). 

Phase Summary GFA Range Min.fMax. Max. Parking 
Heiehts 

Building 9 - Residential 50,000 - 124,250 SF 75- 175 feet 236 
Building 9- Retail up to 3,850 SF --- 19 
Building I 0- Commercial Ofc. 400,000 - 484,000 SF 200 - 305 feet 742 
Building I 0- Retai l up to 28, 100 SF --- 142 
Maximum for Phase 640,200 SF --- 1,139 

E. Financial Office Phase (Block E). 

Phase Summary Max. GFA Min.fMax. Max. Parking 
Heights 

Building II -Commercial Ofc. 200,000 - 329,850 SF 150 - 266 feet 296 
Building II -Retail up to 6,650 SF --- II 
Building 12 - Commercial Ofc. 400,000 - 786,000 SF 300 - 395 feet 1,344 

Maximum for Phase 1,122,500 SF --- 1,651 

8. Final Development Plans. FOPs for individual building sites or phases shall establish the 
minimum and maximum GF A for each building within the limits of the Phasing Plan set forth in 
Proffer 7 above. In addition, the following information shall be provided on each FOP, for 
review and approval of the Planning Commission: 

A. Tabulations. A tabulation indicating the development status of all property 
subject to the Proposed Development shall be provided with each FOP and site 
plan submitted for the Property. The tabulation shall include a listing of all 
existing and proposed buildings and facilities, along with the GF A and uses 
approved on the COP, FOP and site plan as may be applicable. The tabulation 
shall be updated with each subsequent FOP and site plan submitted for the 
Property. 

B. Building Heights. Concurrent with the submission of an FOP for any portion of 
the Proposed Development that includes Buildings 1 0, 11 or 12, the Applicant 
shall submit the plans to the Providence District Supervisor's office for review 
and comment of the proposed maximum height for the building(s). 

C. Public Facility. Until the Public Facility as set forth in Proffer 13 has been 
constructed, each FOP shall contain proposed phasing information for the Public 
Facility. 

D. Architecture. The specific architectural design information as described in 
Proffer 15. In addition, architectural design elevations shall be presented with 
each FDP for the purpose of illustrating the general character of building massing, 
scale, fa9ade articulation, general building envelope and fenestration treatment, 
materiality and material quality of the proposed FOP development, as well as the 
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porosity, materiality, and entry locations at the ground floor of each building. 
Other details of building design (such as specific material or color selections, 
fenestration details, etc.) are subject to change in final architectural and site plans. 

E. Build-to Lines. Proposed Build-to Lines, including any proposed modifications to 
the Build-to Lines and/or the expanded streetscape areas as identified in Proffer 
16. 

F. Conceptual Utility Plans. The Conceptual Utility Plans more specifically 
described in Proffer 18, including any anticipated conflict points between utility 
easements and proposed street trees and how these conflicts are proposed to be 
resolved. 

G. Lighting. Specific streetscape lights per Proffer 20. 

H. Noise Attenuation. A Noise Study and any proposed noise attenuation measures, 
as described in Proffer 23. 

I. Surface Parallel Parking Spaces. The final number and location of on-street 
parallel parking spaces to be constructed within the applicable FDP area, m 
accordance with Proffer 26. 

J. Landscape Plan. A revised Landscape Plan as described in Proffer 28. 

K. Streetscape. The details and any adjustments to the streetscapes as described in 
Proffer 29, including information regarding sight distance lines at all intersections 
and entrances included within the FDP. 

L. Interim Conditions and Standards. For each FDP submission that contains 
multiple buildings that will be constructed in stages, the Applicant shall provide 
detailed information on the proposed interim conditions and standards as 
described in Proffer 30. 

M. Stormwater Management. A detailed stormwater management plan, as described 
in Proffer 31 . 

N. Right-of-Way Dedications. Any refinements to the right-of-way dedications 
described in Proffers 35 and 36. 

0. Security. A revised security plan as described in Proffer 36(E). 

P. Bicycle Parking. Specific locations for, and the number of, bicycle facilities to be 
provided as described in Proffer 43. 

Q. Publicly Accessible Parks and Recreational Facilities. The specific details on 
parks and recreational facilities included within the area of the FDP, as described 
in Proffers 47, 48 and 50. 
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R. Sustainable Energy Practices. The sustainable energy practices described tn 

Proffer 52. 

9. Owners ' Associations. 

A. Umbrella Owners' Association. Prior to the issuance of the first RUP or Non­
RUP for the first building constructed with the Proposed Development that is not 
for the sole use of Capital One Bank and its subsidiaries, affiliates and/or 
successor companies, the Applicant shall establish an Umbrella Owners' 
Association (the "UOA''), whose members will consist of a representative of each 
owner of land and/or buildings within the Property. The UOA shall provide for 
applicable proffer, maintenance and replacement obligations, including but not 
limited to implementation of the Transportation Demand Management ("TOM") 
program, maintenance of private streets, sidewalks, streetscapes, publicly 
accessible private park areas and athletic facilities, stormwater management 
facilities not maintained as part of individual buildings, and any private utility 
systems. 

B. Homeowners ' and Condominium Owners' Associations. For each residential 
building in which units are held for sale, the Applicant shall cause either a 
homeowners ' associatiOn and/or a condominium owners' association 
("HOA/COA"), as applicable, to be formed for that building. Each of these 
associations shall also be members of the UOA. 

C. Disclosures. UOA and HOA/COA documents (including budgets provided in any 
offering or sale materials) shall specify the proffer, maintenance and replacement 
conditions and obligations set forth in these Proffers. Purchasers shall be advised 
in writing of these proffer conditions and obligations prior to executing a contract 
of sale. 

D. UOA TDM Obligations. All residents, tenants, owners, employers and employees 
living, working, operating a business or owning property within the Property shall 
be advised of their continuing obligation to the TDM Plan described in Proffer 41. 
All UOA and HOA/COA members shall be informed of any fund ing obl igations 
for the TOM program prior to executing a contract of sale and all such obligations 
shall be included in UOA and HOA/COA documents. 

E. UOA Expansion. Nothing in this Proffer shall be construed to prohibit expansion 
ofthe UOA to include neighboring properties, at the sole election of the UOA. 

I 0. Mix of Uses. The Property shall consist of a mix of residential , office, retail, service and 
hotel uses as described in the COP and these Proffers, subject to the limitation that the maximum 
square footage of all constructed uses on the Property shall not exceed 4,969,523 square feet of 
GFA. The Proposed Development may contain any use permitted by-right in the PTC District of 
the Zoning Ordinance, subject to compliance with any use limitations contained elsewhere in 
these Proffers. Additional special exception and/or special permit uses may be permitted without 
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a Proffer Condition Amendment, provided they are in substantial conformance with the CDP and 
these Proffers. 

II . Retail and Personal Service Districts. Subject to FDP approval, the areas provided on the 
CDP that are designated for retail and personal service uses may include any non-residential uses 
permitted in the PTC district or uses accessory to the primary use. 

12. Metrorail Tax District Buyout for Certain Residential Uses. At least sixty (60) days prior 
to recording residential condominium documents for any portion of the Property located within 
the Phase I Dulles Rail Transportation Improvement District (the "Phase I District"), the 
Applicant shall provide a written notice to the Director of the Real Estate Division of the Fairfax 
County Department of Tax Administration advising that the Applicant intends to record 
condominium documents for that portion of the Property. Prior to recording the condominium 
documents, the Applicant shall pay to Fairfax County a sum equal to the then-present value of 
Phase I District taxes that will be lost as a result of recording the condominium documents, in 
accordance with a formula approved by the Fairfax County Board of Supervisors. 

PUBLIC FACILITIES 

13. Public Facility. The Applicant shall design and construct a 30,000 square-foot space 
within a future building to be used by Fairfax County for community and/or recreational 
programs (the "Public Facility"). The Applicant has identified to Fairfax County and reserved 
space in Building 3 for the Public Facility. The Public Facility shall be constructed concurrently 
with Building 3 (unless modified in accordance with Proffer 131-I below) and shall be accessible 
through a separate entrance with ADA accessibility. 

A. Design and Scope. The Applicant shall design the Public Faci li ty to include a 
gymnasium of approximately 9,000 square feet, and may contain, among other 
things, space for offices, meeting rooms, an exercise room, a game room, an 
arts/crafts room, a computer room, a multipurpose meeting room or rooms, a 
kitchen, restrooms, locker and storage space, and other related amenities. The 
Applicant shall design the interior of the Public Facility pursuant to the Fairfax 
County Guidelines for Architects and Engineers prepared by DPWES and dated 
September 2008 (the "Guidelines"), as amended, and such that the Public Facility 
is designed to be consistent with the quality of other reasonably comparable 
County facilities of similar use. All design documents are subject to County 
review and approval at each design phase as provided herein. 

B. Total Construction Cost. The total construction cost to the Applicant of the 
Public Facility shall not exceed the sum of $ 11 ,500,000.00, as adjusted on an 
annual basis by the Marshall & Swift Building Cost Index, with any adjustment 
beginning two (2) years from the date of approval of the Application to the date 
that a Non-RUP is issued for the Public Facility (the "Total Construction Cost"). 
For the purposes of this Proffer 13, Total Construction Cost of the Public Facility 
shall include hard construction costs of the Public Facility and the surrounding 
landscape and hardscape for the relevant building, design, special consultant 
services, permitting, construction administration services, quality control 
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inspections, required Special Inspections Program inspections, independent cost 
estimating, utility connections and/or relocations and new services, and all other 
costs related thereto. For those costs that are not unique to the Public Facility but 
are attributable to the construction of the building itself, the Applicant shall 
include in the Total Construction Cost the pro rata share of the expense 
attributable to the Public Facility, as measured by the fraction of Publ ic Facility as 
compared to the overall rentable square feet in the remainder of the building. 
The Applicant will allocate 30 parking spaces for the Public Facility, and Total 
Construction Cost wi ll include the pro rata share of these parking spaces as a ratio 
of the entire cost of constructing the associated parking deck. Total Construction 
Cost will also include the cost of any ancillary space to be used solely for the 
Public Facility, such as space for separate generators, stormwater management 
vaults, or ventilation systems. Total Construction Cost of the Public Faci lity shall 
not include clearing and grading, earthwork, costs to bring utili ties to the building, 
costs associated with site-related LID faci lities, landscaping and hardscaping of 
areas not associated with the Public Facility, and costs for easement preparation 
and recordation, all of which the Applicant shall bear. The Total Construction 
Cost shall include the building shell and full y fini shed interior for the Public 
Facility, to include ceilings, lighting, plumbing, heating and cooling (HVAC), 
unpajnted interior walls, electrical outlets, elevators, rest rooms, and all finishes, 
to include the gymnasium floor, any required bleachers, and basketball hoops. 
The Total Construction Cost shall generally not include fixtures, furnishings, or 
equipment (except for those specified), which the Applicant shall not provide. 

C. Design and Review Process. The Applicant shall coordinate preparation of the 
design of and budget for the Public Facility with the Facilities Management 
Division of DPWES ("FMD") and other applicable agencies of Fairfax County, 
with FMD as the point of contact with responsibili ty for coordinating with other 
County agencies. Prior to such preparation of design and budget, the Applicant 
shall hold a pre-design conference with FMD to discuss scope and design 
parameters for the Public Facility. The Applicant shall submit design and budget 
documents to FMD for County review and approval consistent with the 
Guidelines and the provisions of this Proffer at the fo llowing points: Schematic 
Design (35%), Design Development (65%), 80% Construction Documents, and 
1 00% Construction Documents. The Applicant shall address and, as applicable, 
incorporate all County review comments at each design phase, and shall provide a 
statement of probable construction cost prepared by a mutually agreed-upon 
independent, professional construction cost estimator at each design phase. Prior 
to the submission of the Schematic Design drawings, the Applicant shall convene 
a meeting with FMD to set a commercially reasonable schedule and process for 
review and comment on the submission sets of drawings and budget. The 
Applicant shall respond to all County plan review comments in writing, and shall 
incorporate such comments in the next design phase plan submission. Following 
Fairfax County approval of the 80% Construction Documents, no further design 
changes shall be made to the Public Facility except as may be required to adjust 
the scope of the Public Facility as provided herein. In the event of any 
disagreement between the Applicant and FMD as to whether the design of and/or 
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budget for the Public Facility is proceeding consistent with the Guidelines and/or 
the provisions of this Proffer, such issue shall be addressed by proffer 
interpretation request to the Zoning Administrator, whose decision may be subject 
to appeal as outlined in the Zoning Ordinance and the Code of Virginia. 

D. Construction Bids. The Applicant shall submit the Schematic Design documents 
and detailed construction cost budget for the Public Facility to FMD prior to or 
concurrent with the submission of a site plan for the relevant building. Once the 
100% Construction Documents and budget for the Public Facility have been 
approved by FMD, the Applicant shall then obtain a minimum of three (3) 
construction bids for the approved design of the Public Facility to ensure that the 
Total Construction Cost is bid within the Applicant' s limit of $1 1,500,000.00. 
Following receipt of the construction bids, the Applicant shall meet with the 
County to review the construction bids and thereafter provide the County the 
opportunity to verify the construction bids through an independent source. 1f the 
estimated Total Construction Cost exceeds $ 11 ,500,000.00 at any design phase, or 
if the Applicant cannot obtain a construction bid for the approved design within 
the Applicant's $11 ,500,000.00 limit, then the Applicant shall consent to one of 
the following remedies, at the County' s sole election: 

1. Adjust the scope of the project so that it can be bid within the 
$1 1,500,000.00 limit, which adjustment in scope shall not require a PCA; 

11. Accept additional funding from the County as needed to fully fund the 
Total Construction Cost for the Public Facility; 

111. In lieu of any further design and/or construction requirement for the Public 
Facility, the Applicant shall contribute to the County the sum of 
$9,000,000.00, less all permissible documented costs incurred by the 
Applicant up to such time in furtherance of the design and construction of 
the Public Faci li ty . In the event this option is selected, the Applicant shall 
contribute the total amount due to the County on a per-square-foot basis at 
the time of site plan approval for each building on the Property (excluding 
the square footage attributable to the Existing Development). For those 
portions of the Proposed Development that may already have been 
constructed at the time this option is selected, the Applicant shall 
contribute the required amount in a lump sum prior to site plan approval 
for the next building associated with the Proposed Development. 

In the event the County does not select from the three remedies within 180 days 
of formal notification that the bid exceeds the limits of the Total Construction 
Cost, the Applicant may unilaterally select to proceed with the option defined in 
Proffer 13D(iii). 

E. Contingency Fund. Once the Applicant has an acceptable construction bid in 
place as provided herein, the Applicant shall be responsible for a construction 
contingency of $500,000.00 to cover, to the extent of the contingency, change 
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orders related only to design document ambiguities, errors, omissions or 
unforeseen construction conditions that could not have been reasonably foreseen 
through the due diligence of the contractor or subcontractors. In no event shall 
this construction contingency fund be allocated to augment the approved design 
and/or budget of the Public Faci lity. 

F. Permitting and Construction. Following receipt of a construction bid within the 
$ 11 ,500,000.00 limit (or such higher amount as may result from the County 
allocating additional funds), the Applicant shall diligently proceed to obtain site 
plan and building permit approvals for the Public Faci li ty. Following approval of 
the necessary permits for the Public Facility, the Applicant shall diligently 
proceed to construct the Public Faci lity as approved. 

G. Dedication. Following issuance of the Non-RUP for the Public Facility, the 
Applicant shall dedicate, convey, or lease the Public Faci li ty in a manner 
acceptable to Fairfax County. The Public Facility shall be dedicated "as is, where 
is," and concurrent with such dedication, the Applicant shall also assign to Fairfax 
County all of the Applicant 's warranty rights under construction contracts and 
engineering and design contracts for the Publ ic Faci lity to which the Applicant is 
a party; provided, however, that Fairfax County, concurrently therewith, agrees to 
release the Applicant from all liability for any of the work done related to the 
Public Facility. The Applicant may elect to record a deed restriction prior to 
dedication or conveyance limiting the use of the Public Facility for public and/or 
recreational uses. The deed restriction may prohibit use of the Public Facility as a 
commercial office, retail use, fire station, permanent shelter or residential faci lity, 
or any other use other than the specific uses for which the Public Faci lity is being 
provided. Such dedication shall occur prior to bond release for the relevant phase. 

H. Changes to Location. The Applicant shall coordinate with the Providence District 
Supervisor and Planning Commissioner at the time of each FDP submission to 
determine whether the Public Facility, as defined in this Proffer 13, should remain 
in Building 3 or should be moved to another office building on the Property. 

URBAN DESIGN GUIDELINES 

14. Capital One Design Guidelines. In order to provide for the implementation of Tysons 
Corner Urban Design Guidelines and the concepts which further the design commitments 
provided throughout these Proffers and in the CDP, the applicant has submitted The Capital One 
Urban Design Guidelines dated April 2012, which are included by reference as Exhibit A. The 
COP, which includes elements from the Capital One Design Guidelines, provides a base line of 
urban design elements that shall be utilized to implement the urban design vision for this 
neighborhood. All FDPs submitted shall be in substantial conformance with the Tysons Corner 
Design Guidelines and the urban design components of the CDP as determined by the Zoning 
Administrator, in consultation with OCR. ln any instance of inconsistency between the Capital 
One Design Guidelines and the approved CDP/FDP and/or Proffers, the CDP/FDP and any 
related proffers shall govern. 
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BUILDING ARCIDTECTURE 

15. Architecture. Buildings shall be designed with high quality architecture and building 
materials. The exterior building materials used in the development of the new residential, office 
and hotel buildings shall consist of glass, steel, brick masonry, architectural pre-cast, stone 
masonry, architectural concrete and/or other materials of similar quality that are typically used 
on the exterior of Class A office buildings and residential and hotel buildings of a similar quality. 
No Exterior Insulation and Finish Systems (EIFS) shall be utilized on any of the new proposed 
residential, office or hotel buildings. Each FDP shall provide specific design information on 
building materials, architectural massing and fenestration, and specific features designed to 
activate the streetscapes as depicted on the CDP. Modifications may be made to the building 
architecture shown in an approved FDP subject to review and approval by the Zoning 
Administrator to establish consistency with the CDP and FDP. A minimum often percent (10%) 
of all residential dwelling units shall be designed and constructed with some Universal Design 
features. These elements shall be identified at the time of building plan submission. 

At the time of site plan submission for each building, the Applicant shall study whether bird­
friendly design strategies may be employed to reduce bird injury and death due to in-flight 
collisions with building and/or building elements. The strategies to be studied should make the 
building visible to birds in flight and reduce reflections that distract or confuse birds though the 
use of appropriate glazing treatments or architectural elements, including using color, texture, 
opacity, patterns, louvers, screens, or ultraviolet materials that are visible to birds. In addition, 
the Applicant shall study whether interior lighting should be reduced and direct lighting which is 
visible from the exterior should be eliminated to reduce a building ' s attractiveness to birds flying 
at night. The Applicant shall describe the results of its studies of bird-friendly design strategies, 
and to what extent any of the strategies will be implemented, in a narrative at the time of 
building permit issuance. To the extent strategies are identified but not implemented, the 
narrative shall describe the reason(s) for the exclusion of such strategies. 

16. Build-to Lines. Build-to Lines have been established as depicted on Sheet 5 of the CDP 
to create an urban, pedestrian-oriented environment where buildings are located close to the 
street and pedestrian areas are located between buildings and streets. In general, building 
facades are intended to be configured in such a way as to provide a continuous street wall along 
this line, but modifications to either side of the Build-to Lines shall be permitted, provided such 
modifications are in general conformance with the CDP, as determined by the Zoning 
Administrator, and are shown on an approved FDP. Awnings and other architectural canopies 
attached to building frontages that project out from the Build-to Lines shall not extend beyond 
the building zone, shall provide adequate clearance for pedestrian movement and shall not 
conflict with street tree locations. At the time of FDP approval, the Applicant shall identify 
possible locations at the street level for expanded areas for outdoor dining adjacent to restaurants 
and cafes, and shall provide appropriate building zones for such uses in keeping with the 
Comprehensive Plan recommendations. 

17. Building Heights. The minimum and maximum heights of the proposed buildings shall 
be in substantial conformance with the building heights indicated in Proffer 7. This height limit 
does not include penthouses, elevators or mechanical equipment rooms pursuant to Section 2-
506 of the Zoning Ordinance. Penthouse structures shall be architecturally integrated with the 
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building and shall not exceed 25 feet in height for buildings that are 200 feet in height or less, or 
35 feet for buildings that exceed 200 feet in height. The Applicant shall screen mechanical 
equipment located on the rooftops of the proposed buildings from ground level view, using 
opaque parapet walls and other screening walls, materials or devices. 

18. Utility Locations. The locations of underground utilities including, but not limited to, 
water, sanitary sewer and storm sewer utility lines shall be installed within the street network to 
the maximum extent feasible as determined by DPWES or shall be placed in locations that do not 
conflict with the landscaped open space areas and streetscape elements shown on the CDP. 

A. Conceptual Utility Master Plan. A conceptual utility master plan (the 
"Conceptual Utility Master Plan") overlaid on a landscape plan is provided on 
Sheet 32 of the COP and includes general locations for all storm water cisterns and 
vaults, electrical vaults, storm sewer lines, sanitary sewer lines, and conceptual 
locations for other utilities. Adjustments to the type and location of utilities shall 
be permitted at the time of FOP approval to avoid conflicts with street trees, 
utilities and other site engineering considerations. 

B. Conceptual Utility Plans. Conceptual utility plans (each a "Conceptual Utility 
Plan") overlaid on a landscape plan will be provided with each FOP submission 
and will refine the general locations for all utilities included in the Conceptual 
Utility Master Plan, which shall be located in a manner that minimizes conflicts 
with trees. 

C. Conflicts. If there is no other option, utilities may be placed within open space or 
streetscape areas provided that the long-term health of trees and other plantings is 
ensured by the provision of sufficient soil volume as shown on the CDP, and as 
determined by the Urban Forestry Management Division ofDPWES ("UFMD"). 

D. Access Points. Maintenance access points to stormwater management facilities 
and electric vaults beneath the streetscape shall be located outside the pedestrian 
walkway zone to the extent feasible, and shall be shown on the Conceptual Utility 
Plans submitted with each FOP. For access points located in the walkway zone, a 
removable panel or access manhole shall be employed utilizing similar paving 
materials as the surrounding streetscape, provided it does not impact ADA 
accessibility and is flush with the surrounding walkway. No part of this Proffer 
shall preclude the Applicant from incorporating venting mechanisms into the 
removable panel if such mechanisms are required by the applicable utility. 

19. Telecommunications Equipment. Telecommunications equipment may be placed on the 
rooftops of proposed buildings. Any such facilities shall comply with applicable requirements of 
the Zoning Ordinance and be screened and/or set back sufficiently from the perimeter of the roof 
and penthouse such that they are not visible from the surrounding streets. Other screening 
measures should be used such as including the faci lities as part of the architecture of the 
buildings, utilizing compatible colors, or employing telecommunications screening material and 
flush-mounted antennas. Telecommunications equipment may also be architecturally integrated 
into the facades of buildings where necessary to ensure on-street and/or open space coverage. 
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LIGHTING 

20. Lighting. All on-site, outdoor and parking garage lighting levels shall meet or be less 
than that permitted under the Outdoor Lighting Standards of Section 14-900 of the Zoning 
Ordinance and shall include lighting fixtures consistent with the guidance contained in the 
Tysons Corner Urban Design Guidelines. All parking lot and building mounted security lighting 
shall utilize full cut-off fixtures. Wall-washer type lighting shall use fixtures with shielding such 
that the lamp surface is not directly visible. Streetscape lights shall be chosen from the options 
in the Tysons Corner Urban Design Guidelines, or suitable alternatives as approved on an 
applicable FDP. 

21. Parking Structure Lighting. The Applicant shall utilize full cut-off, low-intensity or 
recessed lighting directionally shielded to mitigate the impact on adjacent residences for any 
lighting along the perimeter of an above-ground parking structure not constructed of solid walls. 
Such lighting shall comply with the requirements of Article 14 of the Zoning Ordinance. 

22. Construction Lighting. During construction, the Applicant shall attempt to reduce glare 
from OSHA, VOSHA, VUSBA and local ordinance required superstructure lighting to the extent 
possible without violating aforementioned laws, regulations or policies. 

NOISE ATTENUATION 

23. Noise Attenuation. The Applicant shall reduce interior noise to a level of no more than 
50 dBA for office and 45 dBA for residential, hotel, child care and other noise sensitive uses as 
defined by the Comprehensive Plan. In addition, the Applicant shall reduce exterior noise to a 
level of no more than 65 dBA. At the time of submission of each FDP, the Applicant shall 
submit a noise study addressing the buildings and outdoor recreation areas shown on the FDP 
(each a "Noise Study") to DPZ and DPWES for review and approval. Each Noise Study shall 
indicate the traffic and transit-related noise anticipated from the Capital Beltway and Dolley 
Madison Boulevard, to include the transit-related noise due to the Tysons East station. Each 
Noise Study shall include projected noise levels in the residential units, hotel rooms, and outdoor 
recreation areas shown on the submitted FDP and will be based on final site topography and 
conditions shown on the site plan, as opposed to existing topography and conditions. The 
following information shall be included in each Noise Study: the affected buildings, the affected 
outdoor recreation areas, the affected residential units and hotel rooms, and the noise attenuation 
measures to ensure that the affected indoor and outdoor areas meet the applicable standards for 
Noise Sensitive Uses in the Policy Plan in place for the Tysons Corner Urban Center. Noise 
attenuation measures to be used shall be included in each FDP submission. 

A copy of each applicable approved Noise Study shall be included with the submission of the 
building plans for the construction of each building on the Property. The building plans shall 
identify the affected occupied spaces and the noise attenuation measures, including materials, to 
be provided to ensure that each affected occupied space meets the standards outlined below. 
Supporting information that documents that the proposed noise attenuation measures will be 
sufficient to attain the interior noise standards shall also be provided. The Applicant shall not 
obtain building permits until such time as DPZ and DPWES have approved the applicable Noise 
Study and the noise attenuation measures for each affected occupied space. 
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24. Noise Attenuation Standards. Each Noise Study shall be conducted using the approved 
standards for noise attenuation that are in place fo r the Tysons Corner Urban Center at the time 
of each applicable FOP. 

PARKING 

25. Parking. Parking on the Property shall be provided in accordance with the parking 
requirements for the PTC District set forth in Section 6-509 and Article 11 of the Ordinance. 
The exact number and location of spaces provided in each phase shall be refined with the 
approval of each FOP and shall be determined at the time of site plan approval based on the 
specific uses in each phase. The Applicant may reduce parking as part of the approval of each 
FOP, subject to the minimums contained in the Ordinance. If changes to the mix of uses at the 
time of site plan approval result in parking greater than that anticipated on the COP, additional 
parking spaces may be provided to the extent they can be accommodated without increasing the 
height or mass of the parking structures shown on the COP and refined as part of the FOP. 
Updated parking tabulations for the Property shall be provided with each FOP and site plan for 
the Property. Parking shall generally be located in close proximity to the respective uses and 
may have controlled access. At its sole option, the Applicant may elect to charge for parking 
within some or all of the parking decks, and on the portions of the street network that are 
privately owned. 

The Applicant shall provide controlled access to residential parking garages and shall ensure that 
the control equipment is capable of counting vehicles entering and exiting all residential garages. 
The sale or lease rates of individual parking spaces shall be "unbundled" from the sale or lease 
rates of individual dwelling units, meaning that a dwelling unit's purchase price or lease rate 
shall be exclusive of parking costs. 

26. Surface Parallel Parking Spaces. The Applicant shall provide parallel surface parking 
spaces along the streets in the Proposed Development, as generally shown on the COP. The final 
number and location of spaces shall be determined upon FOP approval for each phase of 
development. The Applicant reserves the right to restrict use of the parallel spaces provided 
along its private streets by posting appropriate signage or such other means as the Applicant 
determines appropriate for parallel surface spaces that are not required to satisfy the parking 
requirements for use as temporary or short term parking, car-sharing parking and/or similar uses. 
The Applicant shall maintain in good repair, and remove snow from, any surface parallel parking 
spaces on private streets. 

SIGNAGE 

27. Signage. 

A. Advertising/Commercial Signage. The Applicant shall provide signage as 
permitted by Article 12 of the Zoning Ordinance, or as approved through a 
Comprehensive Sign Plan ("CSP"), at which time signage will be governed by 
such approval. The existing approved CSP for the Property shall remain in effect 
until and unless it is supplanted by a new CSP. 
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B. Wayfinding Signage. The Applicant shall provide wayfinding signage through an 
applicable CSP. Wayfinding signage and elements shall be coordinated with the 
Tysons Partnership (or successor organization) to facilitate a consistent 
wayfinding and signage system throughout Tysons and/or the subdistrict. 
Wayfinding shall provide direction to locations of prominent attractions, parks, 
cultural arts destinations, and other public facilities/amenities. The placement of 
traffic contro l signage on public streets shall be coordinated with YDOT. 

C. Off-site Signage. As part of any future CSP, the Applicant reserves the right to 
seek approval for off-site signage, in accordance with Par. 2 of Sect. 12-21 0 of the 
Ordinance. 

LANDSCAPING AND STREETSCAPES 

28. Conceptual Landscape Plan. Sheet 9 of the COP includes a conceptual landscape plan 
for the Property consisting of an overall plan and details regarding streetscapes, plazas, publicly 
accessible park areas including courtyards and private amenity areas (the "Conceptual Landscape 
Plan"). As part of each FOP submission, more detailed landscape plans for each building phase 
shall be provided in general conformance with the Conceptual Landscape Plan, with adjustments 
permitted so long as the quantity and quality of the landscaping provided and the function of the 
space remains consistent with the Conceptual Landscape Plan, as determined by the Planning 
Commission during FDP review. As part of the site plan submission for each building phase, the 
Applicant shall submit to the Urban Forestry Management Division ("UFMD") of DPWES for 
review and approval a detailed landscape plan (each a "Final Landscape Plan") that is in 
substantial conformance with the quantity and quali ty of plantings and landscaping materials 
shown on the approved FOP, and shall include, among other things, irrigation information (if 
applicable), design detai ls for tree wells and other similar planting areas on structures and along 
streets. These details shall include the composition of planting materials, methods for providing 
suspended pavement over tree root zones to prevent soi l compaction, and methods for ensuring 
the viability of plantings on structures. 

29. Streetscapes. Streetscapes shall be installed throughout the Property as conceptually 
illustrated on Sheets 12 and 12A of the CDP. Streetscape elements shall include a landscaped 
amenity panel located immediately behind the face of curb, a clear pedestrian sidewalk adjacent 
to the landscape amenity panel, and a building zone between the pedestrian sidewalk and the face 
of the building that is designed to allow access to the building and/or additional landscaping 
adjacent to residential uses, storefront browsing, outdoor display, outdoor dining, and similar 
uses adjacent to retail and service uses. Streetscape elements may be adjusted at the time of FDP 
approval, provided the quality of the streetscape is consistent with that shown on the COP. 

A. Street Trees. Tree planting sites are set forth on the CDP, subject to revision as 
may be approved on the FDP or at site plan review by UFMD. Where minimum 
planting widths of 8 feet cannot be provided, structural cell technology, or other 
measures acceptable to UFMD, shall be used to sati sfy the fo llowing 
specifications for all p lanting sites: 
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1. A minimum of 4 feet open surface width and 16 square feet open surface 
area for Category lii and Category IV trees, with the tree located in the 
center of the open area; 

11 . A minimum rooting area of 8 feet wide (may be achieved with techniques 
to provide un-compacted soil below pavement), w ith no barrier to root 
growth within four feet of the base of the tree; 

111. Soil volume for Category III and Category IV trees (as defined in Table 
12. 19 of the PFM) shall be 700 cubic feet per tree for single trees, but may 
be reduced to a minimum of 400 cubic feet where paving above root zones 
is necessary to accommodate pedestrian traffic or where utility locations 
preclude greater soil volume. For two trees planted in a contiguous 
planting area, a total soil volume of at least 600 cubic feet per tree shall be 
provided. For three or more trees planted in a contiguous area, the soi l 
volume shall equal at least 500 cubic feet per tree. A contiguous area shall 
be any area that provides root access and soil conditions favorable for root 
growth throughout the entire area. Greater soil volumes are encouraged in 
areas of lower pedestrian volume; 

IV. Soil specifications in planting sites shall be provided in the planting notes 
to be included in all site plan submissions; 

v. All shade trees shall be a minimum of 3 to 3.5 inches in caliper at the time 
of planting; all flowering trees shall be a minimum of 2 inch caliper at the 
time of planting; and all new evergreen trees shall be a minimum of eight 
(8) feet in height at the time of planting; 

VI. Tree zones may be installed with a fully automati c, drip irrigation system; 
and 

Vll . It is expected that street trees will have to be planted within existing utility 
easements, and the Applicant shall replace any street trees that are 
removed to facilitate repairs of utilities in these easements. 

B. Non-Invasive Plant Materials. Invasive species, as defined by the Fairfax County 
PFM, sha ll not be used on the Property. 

C. Sight Distance Considerations. Sight distances and anticipated road design 
speeds shall be depicted on the Landscape Plan submitted with each applicable 
FDP to demonstrate that the locations of all proposed street trees are viable. If 
determined at the time of site plan review that street tree locations conflict with 
sight distance requirements, the Applicant shall investigate whether limited 
pruning or minor adjustments to the locations of street trees will alleviate sight 
di stance concerns. In the event VDOT does not approve the tree locations even 
after the changes anticipated above, the Applicant shall be permitted to relocate 
the affected street tree without the need for confirmation from DPZ, subject to 
approval by UFMD. If the deleted street tree(s) result in a tree canopy below 10% 
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on the Property, the street tree(s) must be accommodated in another location on 
the Property, as approved by DPZ in consultation with UFMD. 

D. Streetscape Furnishings, Materials and Lighting. Unified and high quality 
streetscape materials shall be provided and may include, but not be limited to, unit 
pavers, seat walls, tree space edging, lighting, traffic signal poles, benches, trash 
receptacles and other hardscape elements. A Streetscape Furnishing and 
Materials Plan shall be provided as part of all FDPs. These plans shall include 
general product information and approximate locations of furnishings and 
materials to be located in the streetscape between the building face and the curb, 
and in other public realm open spaces. Materials, furni shings, and lighting shall 
be compatible with the Capital One Design Guidelines and the Tysons Corner 
Urban Design Guidelines. 

E. Maintenance. The Applicant shall maintain in good repair and replace in kind, as 
needed, all pedestrian realm elements within the Proposed Development, to 
include any maintenance required to maintain ADA compliance. The pedestrian 
realm includes any public areas and all private spaces with public access 
easements and shall include all areas between the curb and the building facade. 
For any public areas, the Appl icant shall enter into the appropriate agreement, in a 
form approved by the Office of the County Attorney, with the County (or other 
applicable public entity) to permit the Applicant to perform such maintenance. 
An alternative maintenance agreement, such as a Business Improvement District, 
may be entered into upon written agreement of both the County and the Applicant 
without the requirement for a PCA. Maintenance commitments shall include but 
are not limited to: 

1. All plantings including trees, shrubs, perennials, and annuals; 

11. All associated irrigation elements; 

111. All hard surfaces, including but not limited to paving and retaining walls; 

tv. All streetscape furnishings including benches and bike racks; 

v. All lighting fi xtures; 

VI. All special drainage features, such as Low Impact Development fac ilities; 

vn. Snow removal ; 

Vll l. Trash recycling and litter removal; 

IX. Leaf removal; 

x. Any sign posts, traffic signal poles, pedestrian signal poles, mast arms, 
signal heads and control boxes that are not VDOT standard devices; and 
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x1. All urban park amenities in the development including horticultural care, 
maintenance of all water features, irrigation, lighting, furnishings, paving, 
and art, with the exception of any urban park amenities that are transferred 
to FCPA. 

As determined at the time of FOP approval, where the final streetscape design 
cannot be fully implemented during certain phases of development, the Applicant 
shall provide interim streetscape improvements as described in Proffer 30. 

F. Ownership. Portions of the streetscapes will be dedicated in fee simple to the 
County of Fairfax (or equivalent government body or agency), as shown on 
Sheets 12, 12A and 12B of the COP, subject to the following conditions: 

1. VDOT establishes clear guidelines, per the document entitled 
"Transportation Design Standards for Tysons Corner," as approved by the 
Board of Supervisors on September 13, 20 11 (and including any such 
amendments), to require utility companies, contractors, and other entities 
to restore streetscape features that are damaged or otherwise affected by 
construction work performed subject to a VDOT permit; 

11. VDOT will permit all stormwater and other faci lities to be constructed and 
maintained as shown on the CDP, subject to the Applicant accepting 
maintenance responsibi lities for said faci lities; 

111. VDOT will permit the Applicant to continue using security bollards that 
are constructed within streetscape areas and shown on an approved FOP; 

IV. The Applicant shall continue to maintain the streetscape faci li ties as 
described in this Proffer 29; and 

v. Dedication of the streetscape facilities shall occur concurrently with 
dedication of the adjacent roadway, as specified in Proffer 36. 

G. Public Access. For streetscape areas that are privately owned, the Applicant shall 
dedicate public access easements, in a form approved by the Office of the County 
Attorney, for the area of the streetscape between the Build-to Line and the street, 
subject to the following conditions: 

1. The Applicant may provide modified public access in the areas identified 
as building zones on Sheet 5 of the COP, where sidewalk dining areas, 
retail browsing areas, and other related functions may be placed; and 

11. Public access easements shall not be required on certain private 
streetscape areas as designated on an approved FOP. 

30. Interim Conditions and Standards. Due to the size of the Proposed Development and the 
time anticipated for completion, phased redevelopment may result in various interim conditions 
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on the Property. At the time of each FDP approval, the Applicant shall identity the specific 
proposed interim conditions both within and outside the FDP area and shall ensure such 
conditions provide reasonable pedestrian connections, vehicular circulation, temporary 
landscaping and streetscapes, public park treatments, and screening/treatment of exposed or 
partially complete above-grade parking structures. 

A. If an interim condition or phase includes partial demolition of an existing 
structure, the FDP for that phase shall include all or a portion of the ex1stmg 
structure, as applicable, to ensure revisions to parking and on-site circulation for 
the existing structure arc adequate. 

B. If interim improvements not located within the FDP area are contemplated with 
any FDP, such FDP shall specify how and when such improvements shall be 
constructed. Such interim improvements include, but are not limited, to, interim 
athletic fields and lieldhouses, transportation improvements, entrances to the 
Tysons East Metro Station, relocated security gates, and/or guardhouses. 

C. Interim conditions shall comply with the following general standards, provided 
that the improvements arc acceptable to Fairfax County, VDOT, and all other 
utility companies as may be applicable: 

1. Construction of interim sidewalks a minimum of a five (5) feet in width 
and installation of interim street lights along the interim sidewalks, as 
needed to ensure a safe, convenient pedestrian path to the Metro Station; 

11. Installation of street trees, with a minimum size of 2 inch caliper, 
approximately every 50 feet, to the extent feasible based on existing 
conditions and utility easements. Interim street tree planting shall not be 
required to meet the minimum planting width/area standard for permanent 
street trees; 

iii. Provision of interim designs for publicly accessible open spaces shall 
include interim landscaping, pedestrian pathways, seating, signage and 
recreational facilities as determined at FDP; 

iv. Provision of peripheral and interior parking lot landscaping in accordance 
with Article 13-203 of the Zoning Ordinance for interim surface parking 
lots, unless waived or modified at the time of FDP or site plan approval; 

v. Application of a screening system (which may be removable) where above 
grade garage structures that will be interior when later phases are complete 
are exposed at phase lines. This screening system shall be applied to all 
levels above grade and shall be composed of an architecturally designed 
system that may rellect basic architectural lines of the permanent facades, 
and that shall pmiially obscure the garage view from outside the garage 
until the next phase is constructed. The specific screening system to be 
utilized for each building shall be determined at the time of FDP approval 
and graphically depicted on the FDP. Alternate temporary garage 
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screening and the use of banners and or temporary art works as a part of 
the screening system may be approved with FOP approval; 

v1. Grading and seeding of areas on the Property where ex1stmg 
improvements are removed to accommodate a portion of the Proposed 
Development, and are not scheduled to commence construction within 12 
months; and 

vu. Where appropriate, provision of attractive temporary construction fencing, 
which may include public art, signage or wayfinding elements. Signage 
shall be in keeping with Article 12 of the Zoning Ordinance or 
alternatively in accordance with an approved Comprehensive Sign Plan. 

STORMWATER MANAGEMENT 

3 1. Stormwater Management. Stormwater management measures for the Property shall be 
designed with the goal of protecting the downstream receiving waters in the Tysons Corner area 
from further degradation while providing sufficient controls to proportionately improve the 
condition of said receivi ng waters. The Applicant shall provide for stormwater detention 
("SWM") and Best Management Practices (" BMP") in a system made up of several measures 
including green roofs, underground detention vaults, cisterns and low impact development 
("LID") faci liti es (collectively, the "SWM Faci lities"). The specific SWM Facilities shall be 
determined at the time of each FOP approval and subsequent site plan approval, and as may be 
approved by DPWES. Each FDP shall include the location and preliminary design of the SWM 
Facilities, including access points to underground vaults. It is understood that interim or 
temporary SWM and BMP measures may be required during early stages of the Proposed 
Development. 

A SWM program for the Property was previously approved with Site Plan # 6835-SP-04 (the 
"Approved Site Plan"), prior to the construction of the Existing Development. The pre­
development condition for the approved SWM program consisted of approximately nine 
buildings and associated surface parking lots and roadways. The previously approved SWM 
program establi shes the baseline condition for the Proposed Development since the Existing 
Development and the present infrastructure has already been implemented based on the 
Approved Site Plan. 

The SWM Facilities shall be designed to provide a reduction in peak flow and volume from the 
peak release rates. Stormwater management plans for the Property shall at a minimum be 
designed to achieve the current stormwater management design credits for LEED. Additionally, 
the first inch of rainfall for each building shall be captured and reused to the extent practicable 
during final design of each building. 

Plans shall make use of certain LID techniques that wi ll aid in runoff volume reduction and 
promote reuse throughout the site. As a part of the LID techniques proposed, the Applicant shall 
provide green roof (intensive and/or extensive) on approximately forty (40) percent of all rooftop 
areas. Green roofs shall be installed in keeping with PFM specifications. The areas of rooftop 
covered by green roofs wi ll contribute a 45%-60% runoff volume reduction for storms equal to 
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or less than one inch of rainfall ; as currently proposed by the Virginia Department of 
Conservation and Recreation. Other LID techniques may include, but shall not be limited to, 
installation of tree box filters, infiltration, pervious hardscapes and/or streetscapes and 
stormwater reuse for landscape irrigation and mechanical/plumbing applications. 

At the time of each FDP submission, the Applicant shall provide calculations showing the 
proposed volume reductions and shall work cooperatively with DPWES and DPZ to ensure that 
the first inch of rainfall is retained or reused to the maximum extent practicable. 

TRANSPORTATION 

32. Tysons Transportation Fund. The Applicant shall provide a contribution to Fairfax 
County of $4.07 per net new non-residential square foot for the development associated with the 
Capital One Headquarters Expansion Phase, and a contribution of $6.44 per square foot for all 
other net new non-residential development. In addition, the Applicant shall provide a 
contribution to Fairfax County of $1,000.00 for each residential unit constructed on the Property. 
The contribution associated with each building shall be paid in a lump sum, based on the actual 
gross floor area of non-residential space and/or the actual number of residential units in the 
building, with payment to occur prior to the issuance of the first RUP or Non-RUP for each 
building. This contribution shall not apply to any public-use facilities constructed on the 
Property, including the Public Facility described in Proffer 13. 

33. Special Transportation Assessment District. The Applicant will cooperate with efforts to 
and/or take all reasonable steps necessary to include the Property in one transportation special 
district, including, but not limited to, a transportation improvement district, service district, 
community development authority or similar entity (collectively the "Transportation District"), 
established by governmental action for the sole purpose of providing funds to Fairfax County for 
the private sector's share of the costs of future transportation improvements to serve the Tysons 
Comer Urban Center; provided, however, this commitment shall not require the Applicant to 
cooperate with or participate in a district beyond the existing Phase I Dulles Rail Transportation 
Improvement District (the "Phase I District") that may be proposed for the purpose of funding 
Phase II or any further extension of Metrorail service to Dulles Airport or beyond. Such 
cooperation shall include, but shall not be limited to, supporting the creation of such 
Transportation District and/or signing a petition requesting such, in conjunction with other 
landowners, if required by applicable law, to create such Transportation District. The obligations 
of the Applicant under this Proffer shall only apply if the proposed Transportation District meets 
all of the following criteria: 

A. For any particular tax year, the rate for an ad valorem real property tax assessment 
or the value of any other special assessment levied by or on behalf of the 
Transportation District shall be set at no more than the difference between $0.29 
per $100 of assessed value and the then current rate for the Phase I District, e .g., if 
in a particular tax year the rate for the Phase I District tax is $0.22 per $100 of 
assessed value, then for that tax year the rate for the Transportation District or the 
value of any other special assessment may not exceed $0.07 per $100 of assessed 
value, while if in another tax year the Phase I District rate is $0.00, then for that 
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other year the Transportation District tax rate or the value of any other special 
assessment may not exceed $0.29 per $100 of assessed value. 

B. Such Transportation District, combined with the Applicant's contribution of the 
Jones Branch Connector dedication described in Proffer 35 will satisfy the 
Applicant' s share of transportation improvements contained in Table 7 of the 
adopted Comprehensive Plan for the Tysons Comer Urban Center. 

C. The duration of such Transportation District will expire on or before January I , 
2055. 

D. In the event the Board of Supervisors ever establishes, on its own initiative, a 
special tax district or general tax increase on Tysons Comer landowners for the 
express purpose of paying for all or a portion of the Table 7 transportation 
improvements, the commitments outlined in this Proffer 33 shall be extinguished. 

34. Table 7 Contribution. In the event the Board of Supervisors establishes, on its own 
initiative, a special tax district or general tax increase on Tysons Comer landowners for the 
express purpose of paying for all or a portion of the Table 7 transportation improvements, the 
Applicant shall contribute the sum of $5.63 per square foot for all net new non-residential 
development. In addition, the Applicant shall provide a contribution of $1 ,000.00 for each 
residential unit constructed on the Property to Fairfax County for the Tysons Transportation 
Fund. The contribution associated with each building shall be paid in a lump sum, based on the 
actual gross floor area of non-residential space and/or the actual number of residential units in 
the building, with payment to occur prior to the issuance of the first RUP or Non-RUP for each 
bui lding. This contribution shall not apply to any public-use facil ities constructed on the 
Property, including the Public Facility described in Proffer 13. 

35. The Jones Branch Connector Project. The Applicant has designed the Proposed 
Development to accommodate FCDOT and VDOT plans for the future Jones Branch Connector 
bridge project, which wi ll connect Scotts Crossing Road and Jones Branch Drive (the "Jones 
Branch Connector"). Within 60 days of a formal bid award by FCDOT or VDOT to construct 
the Jones Branch Connector project, the Applicant shall dedicate in fee simple at no cost to 
Fairfax County or the Commonwealth of Virginia a portion of the Property shown on Sheet 3 of 
the COP, up to a maximum of 1.65 acres, for the construction of the Jones Branch Connector 
(the "Jones Branch Dedication"). The actual land area to be dedicated , which shall in no case 
exceed the 1.65-acre area shown on Sheet 3 of the CDP, shall be based upon the approved design 
plans in place for the Jones Branch Connector at the time of full construction funding, which 
shall depict the final amount and configuration of the dedication. The Applicant shall also 
dedicate any temporary construction or grading easements required for construction of the JBC, 
at no cost to the County. 

A. Gates of McLean Access Road. Sheet 15C of the CDP identifies a secondary 
access road for Gates of McLean residents that connects with the proposed grid of 
streets on the Property between the existing conference center and Building 3 (the 
"Secondary Access Road"). The Applicant shall construct the portion of the 
Secondary Access Road that is shown on the Property prior to the issuance of an 
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RUP or Non-RUP for the first building constructed as part of the Hotel/Civic 
Plaza Phase. If the off-site portion of the Secondary Access Road has been 
permitted but not constructed, the Applicant shall construct it at the same time, 
with the Secondary Access Road open to traffic prior to the issuance of an RUP or 
Non-RUP for the first building constructed with that phase. 

B. Interim Gates of McLean Access Road. In the event the Jones Branch Connector 
is constructed prior to the Hotel/Civic Plaza Phase, the Applicant shall construct a 
temporary connection to the Secondary Access Road on its Property, as shown on 
Sheet 14 of the CDP. Construction of this temporary connection is subject to 
construction by the Jones Branch Connector project of the off-site portion of the 
Secondary Access Road that connects to the temporary connection on the 
Property. 

C. Maintenance and Snow Removal. If permitted by YDOT or FCDOT, the 
Applicant shall provide appropriate maintenance and snow removal for the off­
site portion of the Secondary Access Road from the time it is constructed, from 
the Gates of McLean property line to the Applicant' s property line. If required, 
the Applicant shall enter into an appropriate agreement with VDOT or FCDOT to 
provide such maintenance and snow removal to commonly accepted industry 
standards. 

D. Table 7 Credit for Jones Branch Dedication. In the event the ST AD is established 
as described in Proffer 33, the Applicant's contribution of the Jones Branch 
Dedication shall satisfy the Applicant' s contributions to the Table 7 
improvements identified in the Comprehensive Plan, with the exception of the 
ST AD contributions. In the event the ST AD is not established and the Applicant 
is required to make cash contributions to Table 7 improvements as described in 
Proffer 34, the market value of property associated with the Jones Branch 
Dedication (as measured at the time of zoning approval) shall be first deducted 
from any contributions due. 

36. Internal Grid of Streets and Road Improvements. The Applicant shall construct the 
internal grid of streets for the Property in phases, as outlined in the Phasing Plan. The internal 
grid of streets shall consist of the streets identified on the CDP as Capital One Drive, Old 
Meadow Road, and Old Springhouse Road. The internal grid shall also include the on-site 
portion of the Gates of McLean Access Road. 

A. Public Streets and Streetscapes. The Applicant shall dedicate right-of-way for 
Old Meadow Road, portions of Capital One Drive and portions of Old 
Springhouse Road (the "Public Streets"), to a point inclusive of the landscape 
amenity panel and sidewalk as shown on Sheets 14 and IS of the CDP. The 
Public Streets shall be designed and constructed to be generally consistent with 
the document entitled "Transportation Design Standards for Tysons Corner," as 
approved by the Board of Supervisors on September 13, 2011 (and including any 
subsequent amendments) or to such standard as may be approved on the FOP. 
The Applicant shall work diligently with VDOT and the County during the FOP 
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and site plan approval processes to ensure that the improvements proposed to the 
Public Streets and the area of the landscape amenity panel/sidewalk can be 
accepted into the VDOT system for maintenance. As may be necessary with 
respect to all of the Public Streets, the Applicant shall dedicate and convey to the 
Board in fee simple right-of-way, as applicable, including the area of the 
landscape amenity panel/sidewalk, at the time of site plan approval, with the 
f(lllowing exceptions: 

1. If, at the time of site plan approval, it is determined that parking garages, 
stormwater management facilities, utility vaults or other similar facilities 
proposed to be located beneath or within the landscape amenity 
panel/sidewalk prevent VDOT and/or the County from accepting the 
landscape amenity panel/sidewalk as part of the public right-ol~way, only 
right-ol~way measuring eighteen (18) inches from the proposed face of curb 
line shall be dedicated to the County in Ice simple and a public sidewalk and 
utility easement in a form acceptable to the County Attorney, over the area of 
the amenity panel/sidewalk shall be granted to the County. ·rhis easement 
shall allow for the installation of signage necessary for safety and operation of 
the street as well as parking regulation equipment by VDOT' and/or the 
County. In addition, the Applicant shall provide easements within any 
privately-owned amenity panel/sidewalk area for bus shelters identified on the 
CDP or any subsequent FDP, as determined at the time of site plan. 

11. If, at the time of site plan approval, it is unclear whether parking garages, 
stormwater management facilities, utility vaults or other similar facilities 
proposed to be located beneath or within the landscape amenity 
panel/sidewalk will be acceptable to VDOT and/or the County, only right-of­
way measuring eighteen ( 18) inches from the proposed face of curb line shall 
be dedicated to the County in fee simple and right-of~way for potential future 
dedication of the landscape amenity panel and sidewalk areas shall be 
reserved. A temporary public access easement in a form acceptable to the 
County Attorney shall be recorded over the reserved landscape amenity 
panel/sidewalk areas until such time as such areas are dedicated in fee simple. 
Conveyance of the amenity panel/sidewalk areas to the Board shall occur 
following construction of the street and streetscape improvements and final 
street acceptance inspection by the County and/or VDOT subject to the 
stipulations in these ProiTers. 

111. Should it be determined following final street acceptance inspection that the 
landscape amenity panel and sidewalk areas are not acceptable to VDOT 
and/or the County to be included in the right-of.-way, the reservation of 
potential future dedication of the landscape amenity panel and sidewalk areas 
shall be released and a public sidewalk and utility easement, in a fbrm 
acceptable to the County Attorney, shall be granted in its place. This 
easement shall allow for the installation of signage necessary for safety and 
operation of the street as well as parking regulation equipment by YDOT 
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and/or the County. In addition, the Applicant shall provide easements within 
any privately-owned amenity panel/sidewalk area for bus shelters identified 
on the CDP or any subsequent FOP, as determined at the time of site plan. 

B. Public Street Standards. All Public Streets proposed herein shall be subject to 
VDOT approval and be in general conformance with the standards included in 
Attachment C (Transportation Design Standards for Tysons Corner Urban Center) 
of the Memorandum of Agreement approved by the Board of Supervisors on 
September II , 2011 , as rnay be amended (the "MOA"). 

C. Private Streets and Streetscapes. Portions of Capital One Drive and Old 
Springhouse Road, and the associated streetscapes for each street (the "Private 
Streets"), as shown on Sheets 14 and 15 of the COP, shall remain privately owned 
and maintained, and shall be designed and constructed to be generally consistent 
with the COP. The Applicant shall maintain in good repair and replace, as 
needed, the paving and other elements associated with the Private Streets. The 
Private Streets shall be constructed and maintained to the standards contained in 
the PFM. 

D. Timing of Dedications. The Public Streets shall be dedicated consistent with the 
phasing schedule on Sheets 14 and 15 of the COP. Each Public Street shall be 
accepted into the State system prior to bond release for the applicable phase. 
Until and unless each Public Street is accepted into a public maintenance system, 
it shall be considered a Private Street and the Applicant shall dedicate and record 
a temporary public access easement in a form acceptable to the Office of the 
County Attorney over all affected street and sidewalk areas until such time as the 
right-of-way is accepted into public maintenance as outlined in this Proffer 36. 
The Applicant shall not be required to dedicate temporary public access 
easements for any Private Streets that are within secure areas, as designated on an 
approved FOP. Nothing in this Proffer shall prevent the Applicant from 
constructing or dedicating any portion of the Public Streets in advance of the 
required time shown on the COP, provided the Public Street is shown on an 
approved FDP and subject to acceptance by VDOT or an equivalent government 
agency. 

E. Security. The Applicant may be permitted to maintain or relocate the security 
guardhouses and gates that are located on the Private Streets within the Property 
as part of the Existing Development, subject to an approved FDP clearly 
delineating the locations of these facilities . The Applicant may also install 
security wall s and bollards, subject to FOP approval. Minor modifications shall 
be permitted to these security facilities periodically to permit the Applicant to 
respond to new or different security threats, subject to approval by the Zoning 
Administrator. 

F. Definition of "Construct." For the purposes of this Proffer, the term "construct" 
shall mean that the committed road improvement is open for use by the public for 
travel , whether or not the improvement has been accepted for public maintenance. 
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G. Street Names. The Applicant reserves the right to provide different names for the 
streets than shown on the CDP. 

H. Joint Maintenance and Reciprocal Easement Agreements. Prior to or concurrent 
with the establishment of the UOA, the Applicant shall prepare and record 
reciprocal easements, joint maintenance agreements, or other covenants to 
provide for the ongoing maintenance of the private portions of the internal grid of 
streets. 

3 7. Traffic Signal. The Applicant shall install a traffic signal at the intersection of Capital 
One Drive and Old Meadow Road prior to the first RUP or Non-RUP for the final building of the 
Hotel/Civic Plaza Phase. The Applicant shall provide VDOT with the requisite traffic signal 
plans for review and approval. All right-of-way associated with signal equipment (poles, 
equipment, boxes, etc.) located on the Property that is not already dedicated shall be subject to 
traffic signal easements permitting maintenance by VDOT and the County, as applicable. If the 
County, upon request of the Applicant or on its own initiative, determines that the signal 
installation as proffered will be detrimental to traffic operations, the Zoning Administrator may 
( l) agree to a later date for completion of the traffic signal installation or (2) permit the 
Applicant to proceed without the signal installation. 

38. Improvements to Route 123. Concurrent with the first FDP submission following the 
Capital One Headquarters Expansion Phase, the Applicant shall submit plans for a raised median 
on the northbound lanes of Dolley Madison Boulevard between the travel lanes and the dual left 
turn lanes for the purpose of restricting left turn movements for vehicles exiting the Capital 
Beltway onto northbound Dolley Madison Boulevard. If approved by VDOT, the Applicant 
shall construct the improvement prior to the issuance of an RUP or Non-RUP for the first 
building associated with the relevant phase. The Zoning Administrator may elect to delay or 
waive thi s improvement in the event VDOT withholds timely approval for this improvement 
despite diligence on the part of the Applicant, or if there are construction delays despite the 
Applicant's best efforts. 

39. Old Meadow Road Safety Improvements. Prior to FDP approval for any development 
phase that includes Building 10 and/or Building 11, the Applicant shall submit to FCDOT for 
review and approval a plan proposing safety improvements for the portion of Old Meadow Road 
between Old Springhouse Road and Dolley Madison Boulevard. The safety improvements shall 
include a median and channelization of the loading entrances that front Old Meadow Road. If 
approved by FCDOT, with concurrence by VDOT and the Fire Marshal , the Applicant shall 
construct the approved safety improvements prior to issuance of the first Non-RUP for the 
relevant phase. 

40. Congestion Management Plans. 

A. The Applicant shall prepare and implement a construction congestion 
management plan during construction of each phase, as appropriate, through its 
development/construction manager and the Transportation Coordinator (as 
defined in Proffer 41 ), so as to provide safe and efficient pedestrian and vehicle 
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circulation at all times on the Property and on the public roadways adjoining the 
Property (each a "Congestion Management Plan") . 

B. Each Congestion Management Plan shall identify anticipated construction 
entrances, construction staging areas, construction vehicle routes and procedures 
for coordination with FCDOT and/or VDOT concerning construction material 
deliveries, lane closures, and/or other construction related activities to minimize 
disturbance on the surrounding road network. 

C. Each Congestion Management Plan shall al so require the Applicant to coordinate 
its construction activities throughout construction with VDOT, FCDOT, the 
Dulles Rail Project Entities and the entities constructing the HOT lanes project, 
and to monitor the off-site transit and roadway improvements (including, but not 
limited to, the Dulles Rail , the Capital Beltway and HOT Lanes projects) and 
adjust the Applicant' s Congestion Management Plans accordingly. 

D. Such Congestion Management Plans shall be prepared by a qualified professional 
and submitted for review and comment to the Providence District Supervisor and 
the Providence District Planning Commissioner, FCDOT and DPWES upon 
submission of the initial site plan for each phase. In addition, the Transportation 
Coordinator shall coordinate any adjustments to the TOM Plan (as defined m 
Proffer 41) as necessary to address each Congestion Management Plan. 

TRANSPORTATION DEMAND MANAGEMENT 

41 . Transportation Demand Management. The Applicant shall fund, implement, and 
administer a TDM program as described in this Proffer and as further outlined in the "Capital 
One TDM Plan" prepared by UrbanTrans Consultants, Inc. dated June 13, 2012, which is 
attached hereto and made a part of these Proffers as Exhibit B (the "TOM Implementation 
Plan"). Modifications, revisions and supplements to the TDM Implementation Plan, including 
the Transportation Demand Management Work Plan ("TDMWP") may be approved by FCDOT 
and can be made without the need for a PCA. 

The Applicant or any successor, including the UOA, shall remain obligated under this Proffer 
until such time as two consecutive post stabilization trip generation analyses reveal that the 
applicable trip reduction objectives are being met (the "Applicant Control Period"). For 
purposes of this Proffer, stabilization shall be defined to occur upon the later of one year 
following issuance of the last initial RUP for a dwelling unit to be constructed in the Proposed 
Development or one year following issuance of the last Non-RUP for floor area representing 
80% of full occupancy of the final non-residential building to be constructed in the Proposed 
Development ("Stabilization"). 

If, subsequent to the approval of the Proposed Development, a Tysons-wide TDM entity is 
established for the purpose of administering TOM programs in the Tysons Comer Urban Center, 
then the Applicant, with approval from FCDOT, and without requiring a PCA, may join or 
otherwise become associated with such entity and transfer all functions of this TOM program to 
the new entity whereupon this Proffer shall be void and of no further force or effect. 
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A. Objective. The objective of this TOM program shall be to reduce the vehicle trips 
generated by the office and residential uses within the Proposed Development 
during weekday peak hours by meeting the percentage trip reduction goals set 
forth in Table 12 of the Implementation Plan and as further refined below. The 
percentage trip reduction goals shall apply to the number of dwelling units and 
new office space proposed and reflected on any FDPs submitted for the Property. 
The Applicant or the UOA, as applicable, shall meet the vehicle trip reduction 
targets noted below. The trip reduction targets become applicable upon the 
development reaching the "Initial Development," which is defined as the year 
following issuance of the first RUP or Non-RUP for the first new building 
constructed on the Property. Vehicle trip reduction targets are set as follows: 

0 to 1/8 Mile 1/8 to Y,. Mile 
Year from Station from Station 
2010-2020 45% 35% 
84 million SF of GF A (2030) 55% 45% 
96 million SF of GF A (2040) 60% 50% 
113 million SF of GFA (2050) 65% 55% 

If through an amendment to the Comprehensive Plan, the Board of Supervisors 
should subsequently adopt a goal for trip reductions that is lower than that 
committed to in this Proffer, then the provisions of this Proffer shall be adjusted 
accordingly. In this event, no PCA will be required. 

A TOM penalty fund, as described in Section 3.6 of the Implementation Plan, will 
be posted by the Applicant to ensure continued efforts of the TOM Program to 
meet the proffered goals. The TOM Penalty Fund is either a letter of credit or 
cash escrow established through an account into which the Applicant will deposit 
penalty payments as may be required to be paid pursuant to the TDM Proffer for 
non-attainment of trip reduction goals. 

If, upon Stabilization of the Proposed Development, the percentage trip reduction 
goals are not being met, remedies and penalties will be enforced. During the 
period prior to Stabilization, if the percentage trip reduction goals are not being 
met, remedies only will be applied. Following the Applicant Control Period 
(ACP), if the percentage trip reduction goals are not being met, then only 
remedies will be applied against the Applicant or the UOA, as applicable. 

B. The Applicant or the UOA, as applicable, shall verify that the proffered trip 
reduction objectives are being met through the provision of person surveys, traffic 
counts and/or other such methods as may be reviewed and approved by FCDOT. 
The procedures for implementation of the surveys and traffic counts and the 
timing for the surveys and traffic counts are defined in Section 5 of the 
Implementation Plan. FCDOT may postpone surveys and traffic counts due to 
levels of occupancy or other outside factors. In the event that survey and traffic 
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count data conflict, traffic count data will be utilized to verify compliance with 
the proffered trip reduction objectives. 

C. The Applicant or the UOA, as applicable, wi ll summarize the results of the TDM 
Program annually on February 15th for FCDOT as outlined in Section 5.1 of the 
Implementation Plan. Should the Applicant or UOA fail to provide a TDM 
Program summary on or before February 15th of each year the county may charge 
the Applicant or UOA a fine of $100 per day until the day upon which the TDM 
Program Summary is submitted to FCDOT. 

D. If the applicable trip reduction goal is not met in any year following Initial 
Development for any building on the property, then the Applicant shall coordinate 
with FCDOT to address and implement such remedial measures as may be 
developed in accordance with the Implementation Plan and annual TDM Work 
Plan. In addition, funds for remedial TDM measures will be drawn from the TDM 
Remedy Fund at the following rate for each building exceeding trip reduction 
goals : 

Exceeded Trip Goals Penalty 
1% to 3% 1% of Remedy Fund 
3.1% to 6% 2% of Remedy Fund 
6.1% to 10% 4% of Remedy Fund 
Over 10% 8% of Remedy Fund 

At no point shall the amount of penalties assessed exceed the amount of funds 
available in the Remedy Fund 

E. If any building within the development achieves its trip reduction goals for five 
consecutive years, any Remedy Funds that were deposited in association with that 
building and still remaining after any previously assessed penalties shall be 
returned to the Applicant. All remaining Remedy Funds shall be returned to the 
Applicant at the end of the Applicant Control Period. 

F. If after the second remedial evaluation cycle during the Appl icant Control Period 
and upon Stabilization of the Proposed Development, the Applicant has not met 
the applicable TDM trip reduction goal for the Property, the Applicant shall be 
assessed a penalty according to the following scale: 

Exceeded Trip Goals Penalty 
1% to 3% 5% of Penalty Fund 
3.1 % to 6% 10% of Penalty Fund 
6.1% to 10% 15% of Penalty Fund 
Over 10% 20% of Penalty Fund 

At no point shall the amount of penalties assessed exceed the amount of funds 
deposited into the Penalty Fund as outlined in Item I. 

29 



G. At the conclusion of the Applicant Control Period all funds remaining in the 
Penalty Fund shall be returned to the Applicant. 

H. The Applicant shall contribute the sum of forty cents ($0.40) per square foot for 
commercial space and thirty cents ($0.30) per square foot for residential space 
toward the Remedy Fund. Funds will be contributed on a pro rata basis upon 
issuance of the first RUP or Non-RUP for each new office or residential building. 

I. The Applicant shall contribute the sum of ten cents ($0.1 0) per square foot for 
commercial space and five cents ($0.05) per square foot for residential space 
toward the Penalty Fund. Funds will be contributed on a building-by-building 
basis upon issuance of the first RUP or Non-RUP for each new office or 
residential building. 

J. The Applicant shall contribute the sum of ten cents ($0.1 0) per square foot for 
commercial space and five cents ($0.05) per square foot for residential space 
toward the TMA Start-up Fund, based on the maximum approved GF A. The 
Applicant shall contribute the funds as follows: 

1. A sum equal to one half of the total TMA contribution with the issuance of 
the first RUP or Non-RUP for the first new building on the Property 

11. The remaining funds shall be contributed in equal installments with the 
issuance of the first RUP or Non-RUP for the next four buildings on the 
Property. 

The Applicant shall contribute the sum of two cents ($0.02) per square foot for 
commercial and residential space toward the Incentive Fund. Funds will be 
allocated on a building-by-building basis upon issuance of the first RUP or Non­
RUP for each new office or residential building. All funds remaining in the 
Incentive Fund at the end of the Applicant Control Period shall be returned to the 
Applicant. 

42. Intelligent Transportation Systems. To optimize safe and efficient travel in Tysons, the 
Applicant shall incorporate and maintain a system that provides pertinent traffic and transit 
information that allows users to make informed travel decisions. This information shall be 
provided at initial occupancy of each building. The delivery of this information shall be made 
convenient for building occupants and visitors, such as via computer, cell phone, monitors, or 
similar technology. Such devices shall provide, but not be limited to, information on the 
following : 

A. Traffic conditions, road hazards, construction work zones, and road detours . 

B. Arrival times and delays on Metrorail , Tysons Circulator, and area bus routes. 

C. Real-time parking conditions and guidance to current on-site parking vacancies. 

D. Bus stops pre-wired for real-time arrival/departures information. 
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The Applicant shall work with FCDOT and/or the Tysons Partnership to identify sources and 
facilitate electronic transmittal of data. Furthermore, the Applicant shall participate in efforts to 
implement any future dynamic traffic management program for the Tysons area. 

PEDESTRIAN AND BICYCLE IMPROVEMENTS 

43. Bicycle Facilities. The Applicant shall provide bicycle racks, bicycle lockers, and 
bicycle storage areas throughout the Property, with the specific location and number of facilities 
to be determined at the time of FDP approval for each phase. The total number of storage spaces 
provided shall be consistent with the Fairfax County Policy and Guidelines for Bicycle Parking, 
and shall be shown on each FDP. The Applicant shall construct a multi-modal bicycle hub, 
which may contain such amenities as a bicycle station and facilities for bicycle sharing. Details 
on the multi-model bicycle hub will be provided with the FDP for the Metro Station Phase, and 
the hub will be fully constructed and operational prior to the issuance of the first RUP or Non­
RUP for the final building within that phase. 

44. Pedestrian Crosswalks and Signals. If approved by FCDOT and VDOT, the Applicant 
will install pedestrian countdown signals at intersections within the internal grid of streets 
described in Proffer 36. The Applicant will also install crosswalks across Route 123 at the 
intersection with Old Meadow Road, on both sides of the intersection, provided VDOT approves 
adding the crosswalks at these locations, and provided any such improvement only requires 
alterations to the intersection striping, and does not require any alterations or improvements to 
the intersection geometry or the traffic signals. 

PUBLIC TRANSPORTATION 

45. Bus Shelters. If requested by Fairfax County, the Applicant shall construct a bus shelter 
in the streetscape along Old Springhouse Road prior to issuance of the first RUP for the 
Residential Commons Phase. The design of such bus shelter shall be coordinated with Fairfax 
County such that it is compatible with a Tysons-wide bus shelter strategy, and shall make 
provisions for electrical conduit for the purpose of providing real-time bus arrival information. 
In addition, the Applicant shall provide all reasonable construction and grading easements at no 
cost to the County, as determined by FCDOT. 

46. Metrorail Station-Related Facilities. 

A. At-Grade Pedestrian Connection. Prior to the issuance of the first Non-RUP for 
the hotel associated with the Capital One Headquarters Expansion Phase, an at­
grade pedestrian connection (the "At-Grade Connection") shall be constructed as 
generally shown on Sheet 27A of the CDP. The design for the At-Grade 
Connection shall be further refined in the site plan for the Capital One 
Headquarters Expansion Phase. Should the cost estimate furnished by WMA T A 
to construct the At-Grade Connection exceed $250,000, the Applicant shall notify 
DPZ in writing and, if requested, discuss potential changes in the scope or design 
details to reduce the costs. If no agreement can be reached with WMA T A within 
six months from the time DPZ is notified, the Applicant may elect at any time 
after that date to contribute to Fairfax County the sum of $250,000 in lieu of 
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constructing the At-Grade Connection, upon written assurances that the 
contribution will be used only for the At-Grade Connection described in this 
Proffer. 

B. Fees for Connections. The At-Grade Connection is envisioned to provide public 
benefits and will serve several neighboring land bays in addition to the Property. 
In the event WMA T A, Fairfax County, or the Metropolitan Washington Airports 
Authority ("MW AA") changes its existing policy and charges the Applicant a fee 
for the purpose of providing or maintaining any connection to the Metro Station, 
the Applicant shall be released from all responsibility for constructing the At­
Grade Connection, as described in this Proffer 46, and shall instead proceed with 
the notification and contribution process described in Proffer 46(A) above. 

C. Disapproval by WMAT A. If WMATA disapproves the Applicant' s plans for the 
At-Grade Connection, the Applicant shall be released from all responsibility for 
constructing the At-Grade Connection, as described in this Proffer 46. 

D. Unavoidable Delay. For the purposes of this Proffer 46, upon demonstration by 
the Applicant that, despite diligent efforts or due to factors beyond the 
Applicant' s control, the required improvement has been delayed (such as the 
inability to secure necessary permission from WMATA, despite the Applicant' s 
best efforts) beyond the required times set forth in this Proffer, the Zoning 
Administrator may agree to a later date for dedication/completion of the 
improvement. 

PARKS AND RECREATIONAL FACILITIES 

47. Publicly Accessible Parks and Recreational Facilities. Consistent with the Phasing Plans 
on Sheets 14 - 15 of the COP, the Applicant shall provide park spaces and recreational facilities 
on the Property that will be open and accessible to the general public. For areas that are not 
specifically dedicated to the Fairfax County Park Authority ("FCPA") for park purposes, the 
Applicant shall retain the area(s) in fee simple, record public access easement(s) ensuring that 
the park space is open to the public for periods of times consistent with traditional Fairfax 
County parks subject to usual and customary rules and regulations, and provide for perpetual 
private maintenance. The Applicant shall also enter into an agreement with FCPA to plan and 
coordinate activities and events within the publicly accessible park areas . Prior to recording any 
deed restrictions on the Property that would restrict the use of the publicly accessible park areas, 
the Applicant shall submit such deed restriction to the County Attorney for review and approval. 
A wayfinding and signage system shall be developed in coordination with FCPA, subject to 
approval as a Comprehensive Sign Plan ("CSP"), and shall be installed by the Applicant as 
approved to ensure the public can easily identify and access all publicly accessible park spaces. 
Construction of these publicly accessible parks and recreational facilities shall occur as set forth 
in this Proffer 47. Publicly accessible parks and facilities shall be provided as generally shown 
on Sheets 25 - 28 of the COP and in accordance with the Capital One Design Guidelines, with 
more specific details provided at the time of FOP approval. Additional or substitute recreational 
facilities to those listed below may be approved with the FOP provided such facilities result in an 
equivalent or enhanced quality of recreational opportunities. 
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A. Capital One Headquarters Expansion Phase. An urban pocket park of 
approximately 0.05 acres will be constructed between the existing conference 
center and Building I prior to the first RUP or Non-RUP for the final building 
associated with this phase, as generally shown on Sheet 28 of the COP. 

B. Hotel/Civic Plaza Phase. Prior to the issuance of the first RUP or Non-RUP for 
Building 4, a civic plaza of approximately 0.63 acres will be constructed for the 
space adjacent to Buildings 3, 4, and 5 in the Hotel/Civic Plaza Phase, as 
generally shown on Sheet 25 of the COP. Additional phasing details will be 
provided on the FDP for this phase. 

1. Traffic Limitations. The civic plaza shall remain closed to motorized 
vehicular traffic, except that emergency and maintenance vehicles shall be 
permitted limited access through removable barriers or some other means 
of access for emergency and maintenance operations. 

C. Residential Commons Phase. 

1. Common Green. Prior to the issuance of the first RUP for the final 
building associated with this phase, a common green shall be installed of 
approximately 1.55 acres, and will contain passive recreation areas for 
residents and guests. The common green shall also encompass an active 
recreation area with a recreational field and a playground, as generally 
shown on Sheet 26 of the CDP and as further described in Proffer 50 
below. Additional phasing details will be provided on the FDP for this 
phase. 

11. Pocket Park. Prior to the issuance of the first RUP for the final building 
associated with this phase, the Applicant shall construct three pocket parks 
totaling approximately 0.33 acres using primarily softscape features , 
including shade trees. The features and treatment of these pocket parks is 
generally shown on Sheet 28 of the CDP. Additional phasing details will 
be provided on the FOP for this phase. 

D. Metro Station Phase Urban Park. Prior to the issuance of the first RUP or Non­
RUP for the final building associated with this phase, the Applicant shall install a 
park of approximately 1.66 acres for use as both an urban park and as a stream 
valley park. The park shall combine water features, a gently sloping hardscape 
area and walkways to encourage visitors to explore the more natural areas around 
the Scotts Run Stream Valley, and shall be constructed as generally shown on 
Sheets 27 and 27A of the COP. Additional phasing detail s will be provided on 
the FOP for this phase. 

E. Financial Office Phase. Prior to the issuance of the first RUP or Non-RUP for the 
final building associated with this phase, two pocket parks shall be constructed 
containing approximately 0.63 acres, and shall be located between the two office 
buildings associated with this phase. The features and treatment of pocket parks 
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is generally shown on Sheet 28 of the CDP. Additional phasing details will be 
provided on the FOP for this phase. 

48. Private Amenities and Recreational Facilities for Residential Uses. The Applicant shall 
provide on-site recreational faci lities for the future residents of the Property. Pursuant to Par. 2 
of Section 6-110 of the Zoning Ordinance, the Applicant shall expend a minimum of $1,700.00 
per market-rate and workforce residential unit on such recreational facilities. Prior to final bond 
release for the final phase of the Proposed Development, the balance of any funds not expended 
on-site, as determined by DPWES, shall be contributed to the FCPA for the provision of 
recreational facilities serving Tysons Corner. 

At the time of each FDP submission, the Applicant shall propose specific facilities and amenities 
that will be provided for each residential building, or shared between two or more buildings for 
the use and enjoyment of the residents of the building/buildings. Amenities to be provided may 
include but shall not be limited to: 

A. Private exterior recreational areas or courtyards on the upper level of parking 
podiums with seating areas, specialty landscaping, lawn and/or shaded areas and 
hardscape areas, volleyball courts, pickleball courts, putting greens, bocci courts, 
boules courts, board table games, or similar recreational facilities as may be 
approved with each FOP. 

B. Private exterior recreational areas on the roof or podium level with a swimming 
pool, lounge deck, and shade structure. 

C. Interior fitness center, a minimum of 1,000 square feet in size, furnished with 
exercise equipment such as stationary bicycles, treadmills, weight machines, free 
weights, and other equipment, but not necessarily staffed. 

D. A club room and/or entertainment center for resident gatherings. 

49. Fitness Facilities. The Applicant shall provide fitness facilities that include a sport court 
or sport courts, by choosing one of the two alternatives below: 

A. Health Club Alternative. The Applicant may include a health club or gym 
containing up to 60,000 square feet of GF A. If provided, the health club would 
include at least one full-size basketball court and one full-size tennis court, and 
shall be open for use by residents of the Proposed Development and the general 
public through a paid membership or paid use arrangement. This facility would 
be intended to serve the needs of leagues and individuals. 

B. Sport Court Alternative. The Applicant may include two half-court basketball 
courts and one tennis court (or equivalent sport courts or facilities as determined 
at the time of FOP approval, or as subsequently determined by the Zoning 
Administrator) as part of the private recreational amenities for residents. Should 
this option be implemented, the cost to build the sport courts may be counted 
toward the minimum recreational expenditures described in Proffer 48. 
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50. On-site Recreational Field. Prior to issuance of the first RUP for the last building in the 
Residential Commons Phase, the Appl icant shall provide a synthetic turf recreational field (the 
"Recreational Field") as shown within the Common Green on Sheet 26 of the CDP. Additional 
phasing details will be provided with the FOP for the Residential Commons Phase. The 
Recreational Fie ld shall be provided subject to the following conditions: 

A. Lighting. The Applicant shall provide lights for the Recreational Field and shall 
ensure the lights are available until at least 10:00 pm nightly. At its sole option, 
the Applicant may employ electronic devices designed to reduce or eliminate the 
lights during times when the field is not in use. 

B. Schedul ing. The Applicant shall permit Fairfax County to schedule use of the 
Recreational Field. The Recreational Field will be available for use by the 
general publ ic between the hours of 5:00 pm and 10:00 pm from Monday through 
Friday, and between the hours of 8:00 am and 12:00 noon on Saturdays and 
Sundays. During all other times, the Recreational Fie ld shall onl y be open to 
residents or members of the UOA. 

C. Preferential Schedul ing. Fairfax County shall provide preferred scheduling for 
residents and members of the UOA dur ing those times when the general public 
may use the Recreational Field. 

D. Maintenance. The Applicant shall be responsible for maintenance and 
replacement of the Recreational Field. 

E. Agreement. Prior to the time the Recreational Field is established, the Appl icant 
and Fairfax County shall enter into an agreement, consistent with this Proffer, to 
formalize the details of scheduling, maintenance, and liability insurance. 

GREEN BUILDING PRACTICES 

51. Green Building Certifications. For each office or hotel building, the Applicant shall 
provide documentation to the Environment and Development Review Branch of DPZ 
demonstrating attainment of, at a minimum, "LEED Silver" certification (or equivalent) by the 
U.S. Green Building Council 's Leadership in Energy and Environmental Design - New 
Construction ("LEED") prior to bond release for each respective phase. Each residential 
building shall attain, at a minimum, "LEED Certified" or equivalent. In addition: 

A. The Applicant shall include a U.S. Green Building Council Leadership in Energy 
and Environmental Design ("LEED") accredited professional as a member of the 
design team for each office building. The LEED accredi ted professional shall 
work with the team to incorporate LEED design elements into the project so that 
each non-residential bui lding will be positioned to attain LEED Silver 
certification. At the time of site plan submission, the Applicant shall provide 
documentation to the Environment and Development Review Branch of the 
Department of Planning and Zoning ("DPZ") demonstrating compl iance with the 
commitment to engage such a professional. 
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B. The Applicant shall include, as part of the site plan submission and building plan 
submission for each building, a list prepared by the LEED accredited professional 
of specific credits that the Applicant anticipates attaining within the LEED rating 
system determined to be applicable to the project. The LEED accredited 
professional shall provide certification statements at both the time of site plan 
review and the time of building plan review indicating that the items on the list 
should meet at least the minimum number of credits necessary to position each 
building to attain the proffered level of LEED certification. 

C. Prior to issuance of the first Non-RUP or RUP for each building, the Applicant 
shall provide to the Environment and Development Review Branch of DPZ a 
letter from the LEED accredited professional certifying that a green building 
maintenance reference manual has been prepared for use by future building 
occupants, that this manual has been written by a LEED accredited professional , 
that copies of this manual shall be provided to all future building occupants and 
that this manual , at a minimum: 

1. Provides a narrative description of each green building component, 
including a description of the environmental benefits of that component 
and including information regarding the importance of maintenance and 
operation in retaining the attributes of a green building. 

11. Provides, where applicable, product manufacturer's manuals or other 
instructions regarding operations and maintenance needs for each green 
building component, including operational practices that can enhance 
energy and water conservation. 

111. Provides, as applicable, either or both of the following: 

a. Maintenance staff notification process for improperly functioning 
equipment; or 

b. A list of local service providers that offer regularly scheduled 
service and maintenance contracts to assure proper performance of 
green building-related equipment and the structure, to include, 
where applicable, the HV AC system, water heating equipment, 
water conservation features, sealants, and caulks. 

IV. Provides contact information that building occupants can use to obtain 
further guidance on each green building component. 

v. Prior to issuance of the first Non-RUP for each office building, or the final 
RUP for each residential building the Applicant shall provide an electronic 
copy of the manual in PDF format to the Environment and Development 
Review Branch of DPZ. 

D. Green Building Escrow. Prior to building permit approval, the Applicant will 
execute a separate agreement and post, for each building covered by this Proffer, 
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a green building escrow, in the form of a letter of credit from an accredited 
financial institution, in the amount of $2.00/square foot of GF A (the "Green 
Building Escrow"). The Green Building Escrow will be in addition to and 
separate from other bond requirements and will be released upon demonstration 
of attainment of LEED certification, by the USGBC, under the applicable version 
of the LEED rating system or other LEED rating system determined, by the 
USGBC, to be applicable to each building. The provision to the Environment and 
Development Review Branch of DPZ of documentation from the USGBC that 
each building has attained LEED certification will be sufficient to satisfy this 
commitment. At the time LEED certification is demonstrated to the Environment 
and Development Review Branch of DPZ, the escrowed funds shall be released to 
the Applicant. 

If the Applicant provides to the Environment and Development Review Branch of 
DPZ, within three (3) years of issuance of the final RUP or Non-RUP for the 
building, documentation demonstrating that LEED certification for the building 
has not been attained but that the building has been determined by the USGBC to 
fall within three (3) points of attainment of LEED certification, 50% of the Green 
Building Escrow will be released to the Applicant ; the other 50% will be released 
to the County and will be posted to a fund within the County budget supporting 
implementation of County environmental initiatives. 

If the Applicant fails to provide, within three (3) years of issuance of the final 
RUP or Non-RUP for the building, documentation to the Environment and 
Development Review Branch of DPZ demonstrating attainment of LEED 
certification or demonstrating that the building has fallen short of LEED 
certification by more than three (3) points, the entirety of the escrow for that 
building will be released to Fairfax County and will be posted to a fund within the 
County budget supporting implementation of County environmental initiatives. 

If the Applicant provides documentation from the USGBC demonstrating, to the 
satisfaction of the Environment and Development Review Branch of DPZ, that 
USGBC completion of the review of the LEED certification application has been 
delayed through no fault of the Applicant, the Applicant 's contractors or 
subcontractors, the proffered time frame may be extended as determined 
appropriate by the Zoning Administrator, and no release of escrowed funds shall 
be made to the Applicant or to the County during the extension. 

E. Waiver of Escrow. As an alternative to providing a Green Building Escrow, as 
described in this Proffer, the Applicant may choose at its sole discretion to pursue 
a certification higher than LEED Silver, in which case a LEED or equivalent­
accredited professional will provide certification statements at the time of 
building plan review confirming that the items on the list of specific credits wi ll 
meet at least the minimum number of credits necessary to attain LEED Silver 
certification. 
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Prior to building plan approval for the building to be constructed, the Applicant 
shall submit documentation to the Environment and Development Review Branch 
of DPZ, regarding the USGBC's preliminary review of design-oriented credits in 
the LEED program. This documentation will demonstrate that the building is 
anticipated to attain a sufficient number of design-related credits that, along with 
the anticipated construction-related credits, will be sufficient to attain LEED 
Silver certification. Under this alternative, the Applicant is not required to provide 
a Green Building Escrow unless the Applicant fails to provide the above 
referenced documentation that the building is anticipated to attain LEED Silver 
certification. 

SUSTAINABLE AND SHARED ENERGY 

52. Sustainable Energy Practices. To promote efficient, renewable and sustainable energy 
practices, the Applicant shall provide the following information with each FOP submission: 

A. Shared Energy. For any FOP that includes more than one building, an assessment 
of the potential , within the area subject to the FDP, of shared energy systems, 
including but not limited to combined heat and power (CHP) (co-generation), 
micro-CHP, distributed energy resources, and district heating and/or cooling, and, 
if a shared energy strategy will not be pursued, a narrative discussion regarding 
the reason(s) for this outcome. For single-building FDP submissions and for 
other FOPs where shared energy systems will not be pursued, an assessment of 
the potential for incorporation into building designs of measures that will cause 
these buildings to be "shared energy ready," that would permit buildings to be 
incorporated into a broader shared energy network in the future. 

B. Electric Vehicle Charging Infrastructure. An assessment of the feasibility and 
costs associated with the provision of space and infrastructure required for the 
future provision of electric vehicle charging stations that would become 
accessible to future users of parking facilities in the area subject to the respective 
FDP. Based on the results of this assessment, the Applicant will consider the 
provision of space and infrastructure to provide areas for some "electric-vehicle 
ready" parking spaces in the affected parking decks. "Electric-vehicle ready" 
means the provision of space, conduit banks, conduits and access points allowing 
for easy installation of vehicle charging stations in the future, but does not include 
the installation of transformers, switches, wiring, or charging stations. 

PUBLIC SCHOOLS CONTRIBUTIONS 

53. Public Schools Contribution. Per the Residential Development Criteria Implementation 
Motion adopted by the Board of Supervisors on September 9, 2002, and revised July, 2006, the 
Applicant shall contribute $9,378 per expected student generated by each residential building 
(based on an assumed rate of 0.087 students per multifamily high-rise unit) to the Fairfax County 
School Board to be utilized for capital construction and capacity enhancements to schools in the 
Tysons Corner area that serve the development. The contributions shall be made on or before 
the issuance of the first RUP for each residential building on the Property, and shall be based on 
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the actual number of residential units in each building. In the event fewer residential units are 
built than estimated at the time of payment, the overpayment amount shall be applied to the 
public schools contribution for future phases of the Proposed Development. 

54. Notification of Construction. At the time of site plan submission for each residential 
building or buildings, the Applicant shall notify the facilities planning division of the Fairfax 
County Public Schools ("FCPS") of the approximate timing for construction of the residential 
units, and the number of residential units anticipated in each building. 

ENVIRONMENT 

55. Scotts Run Restoration. Prior to bond release for the Metro Station Phase, the Applicant 
shall provide stream bank restoration using "natural channel stream design concepts" to the 
maximum extent practicable as defined in Sec. I 0.1-560 of the Code of Virginia for the portion 
of Scotts Run located within the Property (the "Stream Restoration"). This design shall 
accommodate the stream crossing and existing easements while maintaining the wetlands in that 
area, shall accommodate existing and expected future off-site flows within a stable channel, and 
shall be reviewed in accordance with Sec. 10.1-561. The conceptual design will be depicted on 
the first FDP for the Metro Station Phase and the Applicant shall prepare a detailed plan (the 
"Stream Restoration Plan") to submit with the first site plan for the Metro Station Area. The 
Stream Restoration Plan shall be reviewed by DPWES if necessary, and shall be approved by the 
U.S. Army Corps of Engineers ("COE") and the Virginia Department of Environmental Quality. 
Written documentation of COE and DEQ approval of the Stream Restoration Plan shall be 
provided to DPWES prior to site plan approval. Specific success criteria (the "Success 
Criteria"), maintenance and monitoring criteria (the "Maintenance and Monitoring Criteria"), 
and information regarding reports on these criteria (the "Monitoring Reports") shall also be 
included in the Stream Restoration Plan. 

Subject to written approval by the Providence District Supervisor, the Applicant may satisfy the 
Stream Restoration requirement in this Proffer 55 by electing to participate in a regional plan to 
restore a larger portion of Scotts Run that is promulgated by the private sector or the County. 

56. Tree Preservation and Planting Fund Contribution. To promote enhancement of the 
Fairfax County Tree Canopy through growth of trees on private and public land, the Applicant 
will contribute at the time of the first site plan approval $.002 (two tenths of a cent) per square 
foot of the maximum proposed GF A as stated in Proffer 6 to the Fairfax County Tree 
Preservation and Planting Fund "TPPF"). This donation to the TPPF will supply tree saplings, 
volunteer support, and information to landowners with which they can enhance tree canopy on 
their property. Additionally, this donation will enable educational activities in Fairfax County 
Public Schools, should they choose to participate. 

AFFORDABLE AND WORKFORCE DWELLING UNITS 

57. Affordable Dwelling Units. If required by the provisions of Part 8 of Article 2 of the 
Ordinance, Affordable Dwelling Units ("ADUs") shall be provided pursuant to said regulations 
unless modified by the ADU Advisory Board. 
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58. Workforce Dwelling Units. In addition to any ADUs that may be required pursuant to 
these Proffers, the Applicant shall also provide for-sale and/or rental housing units on the 
Property in accordance with the Board of Supervisors' Tysons Corner Urban Center Workforce 
Dwelling Unit Administrative Policy Guidelines dated June 22. 20 I 0. Workforce Dwelling Units 
("WDUs") shall be provided such that the total number of AD Us, if any, plus the total number of 
WDUs results in not Jess than twenty percent (20%) of the total residential units constructed as 
part of the Proposed Development. The 20% applies to the total number of dwelling units to be 
constructed on the Property. If AD Us are provided in the development, both the AD Us and the 
ADU bonus units shall be deducted from the total number of dwelling units on which the WDU 
calculation is based. 

A. WDU Specifications. The WDUs generated by each residential building on the 
Property may be provided within said building, or may be provided in a separate 
residential building on the Property. The WDUs generated by each residential 
building on the Property shall be provided within said building. However, the 
Applicant reserves the right to consolidate the WDUs into one or more buildings 
with the buildout of the Property and thereby increase the number of WDU units 
in one or more buildings beyond twenty percent (20%) with a corresponding 
decrease in the number of WDU units in the other buildings. The WDUs shall 
have a bedroom mix similar to that provided in the market rate units. A minimum 
of ten percent ( I 0%) of the dwelling units designated as AD Us and WDUs shall 
be designed and constructed with Universal Design features, as determined by the 
Applicant. Additionally, in the event that parking spaces are assigned to 
individual market rate dwelling units, at least one (1) parking space shall be 
designated for use by each ADU and/or WDU in the development. 

B. Agreements. Notwithstanding the foregoing, should the Board ' s policies related 
to WDUs in Tysons Corner be amended, the Applicant reserves the right, at its 
sole discretion, to opt in to the new policies, in whole or in part, without the need 
for a PCA and, if the Applicant so opts into any such new policies, the provisions 
of this Proffer which relate to the new policies of the Board which Applicant has 
elected to opt into shall no longer be effective. Furthermore, the Applicant 
reserves the right to enter into a separate binding written agreement with the 
appropriate Fairfax County agency as to the terms and conditions of the 
administration of the WDUs following approval of this Application. Such an 
agreement shall be on terms mutually acceptable to both the Applicant and the 
County and may occur after the approval of this Application. Neither the Board 
nor any other County agency shall be obligated to execute such an agreement. If 
such an agreement is executed by all applicable parties, then the WDUs shall be 
administered solely in accordance with such an agreement and the provisions of 
this Proffer as it applies to WDUs shall become null and void. Such an agreement 
and any modifications shall be recorded in the Fairfax County land records. 

C. Non-residential Affordable Housing Contribution. The Applicant shall contribute 
$3.00 for each square foot of non-residential space (excluding retail and space 
reserved for public facilities) built on the Property to the Fairfax County Board of 
Supervisors for the provision of affordable and/or workforce housing to serve 
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Tysons. Such contribution shall be made prior to the issuance of the first Non­
RUP for each non-residential building, and shall be based on the actual gross floor 
area of non-residential space constructed in each building. This Proffer shall not 
apply to the Existing Development or to any public use facilities, including the 
Public Facility described in Proffer 13. 

MISCELLANEOUS 

59. Advance Density Credit. The Applicant reserves density credit as may be permitted by 
the provisions of Paragraph 4 of Section 2-308 of the Zoning Ordinance for all eligible 
dedications described herein, including the Jones Branch Dedication described in Proffer 3_5. 

60. Escalation . All monetary contributions specified in these Proffers shall escalate on an 
annual basis from the base month of January 2013 and change effective each January 1 
thereafter, based on changes in the Consumer Price Index for all urban consumers [1 982-
84= 100] (not seasonally adjusted) ("CPI-U"), both as permitted by Va. Code Ann. Section 15.2-
2303 .3. This Proffer 60 shall not apply to the TDM program described in Proffer 41 or the 
STAD Assessment described in Proffer 33 . 

61. Severability. Any of the phases and/or buildings may be the subject of a Proffered 
Condition Amendment ("PCA"), Special Exception ("SE"), Special Permit ("SP"), Conceptual 
Development Plan ("CDP"), Conceptual Development Plan Amendment ("CDPA"), Final 
Development Plan ("FDP") or Final Development Plan Amendment ("FDPA") without joinder 
and/or consent of the owners of the other phases or buildings, provided that such PCA, SE, SP or 
FDPA does not materially adversely affect the other phases or buildings. Previously approved 
zoning applications applicable to a particular land bay that is not the subject of such a PCA, SE, 
SP or FDP A shall otherwise remain in full force and effect. 

62. Successors and Assigns. These Proffers will bind and inure to the benefit of the 
Applicant and his successors and assigns. Each reference to "Applicant" in thi s proffer 
statement shall include within its meaning and shall be binding upon Applicant's successor(s) in 
interest and/or developer(s) of the site or any portion of the site. 

63. Tysons Partnership. The Applicant and successors shall become a member in the Tysons 
Partnership, or its residentia l equivalent. 

64. Security. Upon request, the Applicant wi ll share its security surveillance recordings with 
Fairfax County law enforcement authorities. The Applicant wi ll fo llow common channel 
protocols for voice, wireless, and data surveillance. The Applicant reserves the right to withhold 
information in the limited instances where its vo luntary disclosure would jeopardize trade secrets 
or violate other legal protections (for instance, privacy laws, legal privileges, etc.) 

65. Counterparts. These Proffers may be executed in one or more counterparts, each of 
which when so executed and delivered shall be deemed an original, and a ll of which taken 
together shall constitute but one and the same instrument. 

66. Applicant's Diligence. Notwithstanding the foregoing, upon demonstration by the 
Applicant that, despite diligent efforts or due to facto rs beyond the Applicant 's control, the 
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required transportation, publicly accessible park areas, athletic field improvements, or other 
profTered improvements have been delayed (due to, but not limited to an inability to secure 
necessary permission for utility relocations and/or VDOT approval for traffic signals, necessary 
easements, site plan approval, etc.) beyond the time fi·ames specified, the Zoning Administrator 
may agree to a later date for completion of these improvement(s). 

Signatures on following pages 
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CAPITAL ONE BANK (USA), NATIONAL ASSOCIATION 
a national banking association 
Owner of Tax Map # 29-2 ((5)) A2 

By: ------------------------­
Name: --------------------------
Title: 

446048 v 13/RE 
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APPENDIX 2 

REZONING AFFIDAVIT 

DATE: June20, 2012 
(enter date affidavit is notarized) 

I, Shane M. Murphy , do hereby state that I am an 
(enter name of applican~ or authorized agent) 

(check one) [ ] 
[.1] 

applicant 
applicant's authorized agent listed in Par. I (a) below 

in Application No.(s): _RZ_ 2_0_l_O_-P_R-=--02_1 _ _ -:----:---:-:-------:--- - -----­
(enter County-assigned applicati on number(s), e.g. RZ 88-V -00 I) 

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

l (a). The following constitutes a listing ofthe names and addresses of all APPLICANTS, TITLE 
OWNERS, CONTRACT PURCHASERS, and LESSEES of the land described in the 
application,* and, if any ofthe 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 must be disclosed. 
Multiple re lationships may be listed together, e.g., Attorney/Agent, Contract Purchaser/Lessee, 
Applicantffitle Owner, etc. For a multiparcel application, li st the Tax Map Number(s) of the 
parcel(s) for each owner(s) in the Relationship column.) 

NAME 
(enter first name, middle initial, and 
last name) 
Capital One Bank (USA}, N.A. 
Agents: Barry L. Mark 

llclcne C. Cejas 
Jory A . Berson 
Daniel Ray Mortensen 
Lynne M. Goldberg 
James E. Dawson (former) 

(check ifapplicable) 

ADDRESS RELATIONSHJP(S) 
(enter number, street, city, state, and zip code) (enter applicable relationships 

listed in BOLD above) 
485 I Cox Road ApplicanliTitle Owner 
Glen Allen, VA 23060 

[.1] There are more re lationships to be listed and Par. I (a) is 
continued on a " Rezoning Attachment to Par. 1 (a)" form. 

* Jn the case o f a condominium, the title owner, contmct purchaser, or lessee of I 0% or more of the units in the 
condominium. 

* * List as fo llows: Name of trustee, T rustee for (name of trust, if applicable), for the benefit of: (state name of 
each bene fi c iary). 

j~ RZA-1 Updated (711106) 



Page J_ of .lc:_ 
Rezoning Attachment to Par. l (a) 

DATE: June 20, 2012 
(enter date affidavit is notarized) 

for Application No. (s): _RZ __ 20_1_0_-_PR_ -0_2_1 ____________ _ _ 
(enter County-assigned application number (s)) 

(NOTE : All relationships to the application are to be d isclosed. Multiple relationships may be listed 
together, e.g., A ttorney/Agent, Contract Purchaser /Lessee, Applicant!fitle Owner , etc. For a 
multiparcel appl ication, list the Tax Map N umber(s) of the parcel(s) for each owner(s) in the 
Relationship column . 

NAME 
(enter fi rst name, middle initial, and 
last name) 

Wetland Studies and Solutions, Inc. 
Agents: MichaelS. Rolband 

frank R. Graziano 
Mark W. Headly 

Bonstra!Haresign Architects LLP 
Agents: David T. Haresign 

John K. Edwards 
Samh C. Stough 
David C. Baker (former) 

Gorove/Siade Associates, Inc. 
Agents: Christopher M. Tacinelli 

Felice B. Brychta 
Chad A. Baird 
Cheryl L. Sharp 

Urban Trans Consultants, Inc. 
Agents: Justin B. Schor (former) 

Will iam R. Obermann (former) 
Samuel A. Salkin (former) 
Larry (nmi) Filler 
MatthewS. Kaufman 
Avram P. Ramage 
Joddie A. Gray 

Grubb & Ellis Company (former) 
Agents: Christopher A. Ewing 

Cooley LLP 
Agents: Antonio J. Calabrese 

Mark C. Looney 
Colleen P. Gillis Snow 
Jill S. Parks 
Shane M. Murphy 
Brian J. Winterhalter 
Jeffrey A. Nein 
Ben I. Wales 
Molly M. Novotny 

(check if applicable) 

~M RZA- 1 U .. •Wd (7/,ll6) 

[.I J 

ADDRESS RELATIONSB.IP(S) 
(enter number, street, city, state, and zip code) (enter applicab le relationships 

listed in BOLD above) 

5300 Wellington Branch Drive, Suite 100 Wetlands Consultant/Agents 
Gainesvi lle, VA 20155 

1710 Connecticut A venue, NW, Suite 400 
Wushington, DC 20009 

3914 Centreville Road, Suite 330 
Chantilly, VA 20 151 

2200 Pennsylvania Ave, NW 
East Tower, 4th Floor 
Washington, DC 20037 

155 1 N. Tustin Ave., Suite 300 
Santo Ann, CA 92705 

Reston Town Center, One Freedom Square 
11951 Freedom Drive, Suite 1500 
Reston, VA 20190 

Architect! Agents 

Traffic Consultant/Agents 

Transportation Consultant/ Agents 

Project Consu ltant/Agents 

Attorneys/Agents 

There are more re lationships to be listed and Par. I (a) is continued fimher 
on a " Rezoning Attachment to Par. l (a)" form. 



Poge 2--- of U 
Rezoning Attachment to Par. l (a) 

DATE: June20,2012 
(enter date affidavit is notarized) 

for Application No. (s): _RZ_:_2_0_1_0_-P_R_-_0_2_1 ------ ----,---- ­
(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, ApplicanUTitle Owner, etc. For a 
mul tiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the 
Relationship column. 

NAME 
(enter first name, middle initial, and 
last name) 

Kramer Consulting Services, PC (fom1er) 
Agents: Jeffrey J. Kramer 

Charles E. Westberg, Jr. 
Donald T. Darnell 

Cassidy Turley Washington LLC 
Agents: Gory (nmi) Helminski 

Vikram (nmi) Yalavani 
Jeffrey J. Kramer 
Charles E. Westberg, Jr. 
Donald T. Dnmell 

William II. Gordon Associates, Inc. 
Agents: Robert W. Walker 

Oomer F. Syed 
J. Scott Pete!'llon 
Joseph W. McClellan 
Brian A. Cipriano 
Jeremiah D. Kamerer 
Steven C. Pondish 
Fciquan (NMI) Luo 
James P. Williams 

Newmark Grubb Knight Frank 
Agent: Christopher A. Ewing 

(check ifappl icable) 

~M RZA- 1 llpdated (7/ 1/06) 

[ ] 

ADDRESS RELA T IONSHIP(S) 
{enter number, street, city, state, and zip code) (enter applicable relationships 

listed in BOLD above) 

3271 M Street, NW Development Manager/Agent 
Wushington, DC 20007 

2001 Pennsylvania Ave, NW, Suite 800 Development Manager/Agent 
Washington, DC 20004 

450 I Daly Drive, Suite 200 Engineer/ Agents 
Chantilly, VA 20151 

125 Pork Ave. Project Consul tant/Agent 
New York, NY 10017 

There are more relationships to be listed and Par. I (a) is continued further 
on a "Rezoning Anachment to Par. l(a)" form. 



REZONING AFFIDAVIT 

DATE: June 20, 20 12 
(enter date affidavit is notarized) 

for A ppl icat ion No. ( s ): _RZ_ 2_0_l_O_-P_R_-_0_2_1 ---:---:----:-:---:---:--:-:-:----­
(enter County-assigned appl ication number(s)) 

Page Two 

l(b). The fo llowing constitutes a listing*** of the SHARE HOLDERS of all corporations disclosed in this 
affidavit who own I 0% or more of any class of stock issued by said corporation, and where such 
corporation has I 0 or less shareholders, a listing of all of the shareholders, and if the corporation is 
an owner of the subject land, all of the OFFI CERS and DIRECTORS of such corpora tion : 

(NOTE: Include SOLE PROPRIETORSHIPS, LIM ITED LI ABILJTY COMPANI ES, and REAL ESTATE 
INVESTMENT TRUSTS herein.) 

CORPORATION INFORMATION 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Capital One Dank (USA), N.A. 
485 1 Cox Rood 
Glen Allen, VA 23060 

DESCRIPTION OF CORPORATION: (check one statement) 
[/ ] There are I 0 or less shareholders, and all of the shareholders are listed below. 
l ] 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 I 0 shareholders, but no shareholder owns I 0% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAM ES OF SHARE HOLD ERS: (enter first name, middle initial, and last name) 
Capitol One Financial Corporation 

NAMES OF OFFI CERS & DffiECTORS: (enter first name, middle initial, last name & title, e.g. President, 
Vice President, Secretary, T reasurer, etc.) 
Albert A. Ciafre, VP Amy D. Cook, Asst. Sec. Ann Fritz Hackett, Dir. Jonathan W. \Vitt~r. Pre:;. 
Daniel H. Rosen, Man. VP Dorothy (nmi) Broadman, Off. Gary L. Perlin, Dir. Lewis (nmi) I lay Ill , Dtr. 
Heidi M. Andrion, CCRO Peter J. Neilson, Off Jory A. Berson, CHRO Murray P. Abrams, EVP 
James R. Tietjen, Chf. Aud. Miehnel C. Slocum, Pres. Michael J. Wassmer, EVP Richard D. Fairbank, Chair. & CEO 
Pamela M. Koch, VP Rena M. Friske, CPO & YP Peter A. Schnall, CCO & CRO Ryan M. Schneider, Dir. 

(check if app licable) [.t] There is more corporation information and Par. I (b) is continued on a "Rezoning 
Attachment I (b)" form. 

H* All listings which include partnerships, corporat ions, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons arc listed Qr (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNE R, 
CONTRACT PURCHASER, or LESS££* of the land that is a partnership, corporation, or trrw, such successive breakdown 
must include a listing and f urther breakdown of all of its partners, of its shareholders as reqtlired above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breaktlowns of any partnership, corporation, or 
trust ow11i11g 10% or more of the A PPLICANT, TiTLE OWNER, CONTRA CT PURCHASER, or LESS££* of the /anti. 
Limitetl/iabili~v compn11ies am/ real eslt/te investmenttmsts and their equivalents are treMetl as corporations, with members 
being deemed the equivalellf of shareholders; managing members shall also be listed. Use footnote numbers to designate 
partnerships or corporattons, which hove further listings on an attachment page, and reference the same footnote numbers on 
the anachment page. 

FORM RZ/\-1 Upda1ed (711/06} 



I tt Page __ of _ _ 

Rezoning Attachment to Par. l(b) 

DATE: June 20,2012 
(enter date affidavi t is notarized) 

for Application No. ( s): _RZ_2_0-:-1_0_-P_R-=-_0_2 _I - --:---:----::-:--- --:---:-:-:---
(enter County-assigned appli cation number (s)) 

NAM E & ADDRESS OF CORPORATION : (enter complete name, number, street, c ity, state, and zip code) 
Capital One Bank (USA), N.A. (continued) 
4851 Cox Road 
Glen Allen, VA 23060 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are I 0 or less shareholders, and all of the shareholders are listed below. 
[ ) There are more than I 0 shareholders, and a ll of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ) There are more than I 0 shareholders, but no shareho lder owns I 0% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAM ES OF THE SHARE HOLDER: (enter first name, middle initial, and last name) 
Capital One Financial Corporation 

NAMES OF OFFICERS & DIRECTORS: (enter first name, m idd le initia l, last name, and t itle, e.g. 
President, Vice-President, Secreta ry, Treasurer, etc.) 
Robert M. Alexander, CIO Stephen (nmi) Mugford, EVP Sanjiv (nmi) Ynjnik, Pres. Jan (nmi) Cunningham, Man. VP 
Stephen (nmi) Linehan, Treas. Heather M. Cox, EYP Warrenetta C. Baker, CTO Timothy T. Janes, Off. 
William J. McDonald, EVP W. Ronald Dietz, Dir. Andres L. Navarrete, Asst. Sec. & Chief CoUJlS. 

NAM E & ADDRESS O F CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Capital One Bank (USA), N.A. (continued) 
4851 Cox Road 
Glen Allen, VA 23060 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t) There are I 0 or less shareho lders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and a ll of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ) There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

of stock issued by said corporation, and no shareho lders are listed below· 

NAM ES OF THE SHAREHOLDERS : (enter first name, midd le initial, and last name) 

Cap1tal One Financial Corporation 

NAM ES O F OFFICERS & DIRECTORS: (en ter first name, middle in itial, last name, and title, e.g. 
President, Vice-President, Sccrctat)', T reasu re r , etc.) 

Vicki (nmi) Swanson, Asst. Contr. 
Charles L. George, OfT. 
James H. McFadden, Off. 
Thornos A. Feil, CIO & Asst. Treas. 

(check i f applicable) (., ] 

FORM RZA-1 Upda1cd (7/1/06) 

Robert P. Livingslon, Off. John G. Finneran Jr., GC & Sec. Heather N. Joyner, VP & Dir. 
Daniel Ray Mortensen, SVP Frank G. LaPrade Il l, CESO John (nmi) McNain, VP 
Michael (nmi) Zamsky, CCCO Stephen T. Gannon, Dep. GC Stephen J. Hulme, CFO 
Lnura N. Bai ley, Mon. VI' Mmthew II. Neels, CCO & Off. R. Scott Blackley, Contr. & Off. 

There is more corporation in fo rmation and Par. I (b) is continued further on a 
"Rezoning Attachment to Par. l(b)" fo rm. 



Page V or_i 
Rezoning Attachment to Par. l(b) 

DATE: June 20,2012 
(enter date affidavit is notarized) 

for Application No. (s): _RZ_ 2_0_l_O_-P_R_-_0_2_1 -------- -----
(enter County-assigned application number (s)) 

NAME & ADDRESS O F CORPORAT ION: (enter complete name, number, street, city, state, and zip code) 
Capital One Bank (USA}, N.A. (continued) 
485 I Cox Rood 
Glen Allen, VA 23060 

DESCRIPTION OF CORPORAT ION: (check one statement) 
(.1] There are I 0 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ) T here are more than I 0 shareholders, but no shareho lder owns I 0% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES O F T H E S HARE HO LDER : (enter first name, midd le initial, and last name) 
Copitnl One Financint Corporation 

NAMES OF O FFI CERS & DIRECT ORS: (enter fi rst name, midd le initial, last name, and title, e.g. 
P resident, Vice-President, Secretary, Treasurer , etc.) 
Nancy J. Jcely, VP Gary L. Perlin, CFO, Capital One Financial Corporation 
Chud M. Eisele, CFO 
tan D. Hanning, CFO, Canada 

NAM E & ADDRESS OF CORPO RAT I ON: (enter complete name, number, street, city, state, and zip code) 
Capital One Bank (USA}, N.A. (continued) 
485 I Cox Road 
Glen Allen, VA 230(i0 

DESCRIPTION OF CORPORAT ION: (check one statement) 
[.I) There are I 0 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ) T here are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

of stock issued by sa id corporation, and no shareholders are listed below. 

NAMES O F T H E SHAREHOLDERS: (enter first name, midd le initial, and last name) 
Capital One Financial Corporation 

NAM ES O F OFFIC ERS & DIRECTORS : (enter first name, midd le init ial, last name, and titl e, e.g. 
P res ide nt, Vice-P res ident, Sec retary, T r easurer , etc.) 
Brian Thomas Cote, CFO, Europe 
Caren (nmi) Pucken, orr. 
F. Aubrey 11mcker, Orr. 
Robert D. Golden, Sen. Dir. 

(check if applicable) 

FORM RZA- 1 Updnled (7/1106) 

There is more corporation information and Par. I (b) is conti nued further on a 
"Rezoning Attachment to Par. l(b)" form. 



Page !J of!]__ 
Rezoning Attachment to Par.l(b) 

DATE: June 20, 2012 
(enter date affidavit is notari zed) 

for Application No. (s): _R_Z_2_0_l_O_-P_R_-_02_ 1 --- - --- - --__,..,-- -
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number. street, city, state, and zip code) 
Capitol One Financial Corporation 
1680 Capital One Drive 
McLean, VA 22102 

DESCRIPTION OF CORPORATION : (check one statement) 
[ ] There are I 0 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more I han I 0 shareholders, and all of the shareho lders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[J] T here are more than I 0 shareholders, but no shareholder owns I 0% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, e tc.) 
Alben A. Ciafre, VP Amy D. Cook, Asst. Sec. R. Scolt Blackley, OfT. & Contr. 
Daniel l I. Rosen, Mon. VP Dorothy (nmi) Broadman, OfT. Gary L. Perlin, CFO & Off. 
Heidi M. Andrion, CCRO Peter J. Neilson, OfT. Heather N. Joyner, VP 

F. Aubrny Thacker, SVP & Sen Ace Off 
Lewis (nmi) Hoy Ill, Dir. 

Ann Fritz llackeu, Dir. 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Capitol One Financiul Corporation (continued) 
1680 Capital One Drive 
McLean, VA 221 02 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are I 0 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shan:holders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[.t] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDE RS: (enter first name, middle initial, and last name) 

NAMES OF OFFICERS & DIRECTORS: (enter first name, midd le in it ial, last name, and title, e.g. 
President, Vice-President, Secreta ry, Treasurer, etc.) 
James R. Tietjen, Chf. Aud. Peter c. Raskind, Dir. Timothy T. Janes, Off. 
Pamela M. Koch, VP Rena M. Friske, CPO & P Peter A. Schnall, CRO 
Roben M. Alexander, CIO Ryan M. Schneider, Pres. Sanjiv (nmi) Yajnik, Pres. 
Stephen (nmi) Linehan, Treas. Pierre E. Leroy, Dir. Warrenena C. 13aker, CTO 

Murray P. Abrams. EVP 
Richard D. Fairbank, Chair .. CEO & Pres. 
Michael C. Slocum 
Jonathon W. Witter, Pres. 

(check if applicable) There is more corporation informalion and Par. I (b) is continued tiJrther on a 
"Rezoning Anachment to Par. I (b)" form. 

FORM RZA- 1 Updnled (7/ ll06) 



Rezoning Attachment to Par. l(b) 
Page 4:- of _i_ 

DATE: June 20, 20 12 
(enter date affidavit is notarized) 

for Appl ication No. (s): _RZ __ 20_1 0_-_PR_ -0_2_1 ________ _ ____ _ 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, c ity, state, and zip code) 
Capital One Financial Corporation (continued) 
1680 Capital One Drive 
McLean, VA 22 102 

DESC RIPTlON OF CORPORATION: (check one statement) 
[ ] T here are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareho lders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[.t] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHARE HOLDER: (enter first name, middle initia l, and last name) 

NAMES OF OFFICERS & DIREC TORS: (enter first name, middle in itial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 
William J. McDonald, EVP W. Ronald Dietz, Dir. 
Vicki (nmi) Swanson, Asst. Contr. Matthew H. Neels, CCO & orr. 
Daniel Ray Mortensen, SVP frank G. LaPrade Ill , CESO 

Andres L. Navarrete, Asst. Sec. & ChiefCouns. 
John G. Finneran Jr., GC, Sec. & orr. 
Jack :vt. Forestell, EVP Stephen (nmi) Mugford, EVP 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Capital One Financial Corporation (continued) 
1680 Capitol One Drive 
McLean, VA 22102 

DESCRIPTION O F CORPORATION: (check one statement) 
[ ] T here are 10 or less shareho lders, and all of the shareholders are listed below. 
[ ] T here are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[.t] T here are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

of stock issued by sa id corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter fi rst name, midd le initia l, and last name) 

NAM ES OF OFFICERS & DIRECTORS: (enter first name, midd le in itia l, last name, and title, e.g. 
Pres ident, Vice-President, Secretary, Treasurer, etc.) 
James H. McFadden, Off. Michael (nmi) Znmsky, CCCO Stephen T. Gannon, EVP & Dep. GC Jory A. Berson, CHRO 
Thomas A. Fcil, CIO & Asst. Treas. Brarlford H. Warner, Dir. Caren (nmi) Puckett, OfT. Patrick W. Gross, Dir. 
Brian Thomas Cole, CFO E.R. Campbell, Dir. Mayo A. Shattuck Ill , Dir. 
Colin J. Ruh, CFO Suzanne (nmi) Hammett, CCCO 

(check ifapplicablc) There is more corporation information and Par. I (b) is continued further on a 
"Rezoning Attachment to Par. l (b)" form. 

FORM R.ZA-1 Updated (711 /06) 



Rezoning Attachment to Par. l(b) 

DATE: June 20,2012 
(enter date affidavi t is notarized) 

for Application No. (s): _RZ_2_0_1_0_-P_R_-_0_2_1 - - --- ----- --­
(enter County-assigned application number (s)) 

/ 4 
Page lj of+ 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
William II. Gordon Associates, Inc. 
4501 Daly Drive 
Chantilly, VA 20 151 

DESC RIPTION OF CORPORATION : (check one statement) 
[ ) There are 10 or less shareholders, and all of the shareholders are listed below. 
[.!) There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLD ER: (enter tirst name, middle initial, and last name) 
William H . Gordon 
Joseph W. McClellan 
R. Steven llulsey 

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

==~~==== 

NAME & ADDRESS OF CORPORATION : (enter complete name, number, street, city, state, and zip code) 
Gorove/Siade Associates, Inc. 
3914 Centreville Road, Suite 330 
Chantilly, VA 20151 

DESCRIPTION OF CORPORATION: (check one statement) 
[.!] There are I 0 or less shareholders, and all of the shareho lders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF T HE SHARE HOLDE RS: (enter first name, middle initial, and last name) 
Christopher M. Tacinclli 
Chad A. Baird 
Daniel B. VanPelt 
Erwin N. Andres 

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

(check ifapplicable) [.t ] 

FORM R.LA-1 Updated (711/06) 

There is more corporation information and Par. I (b) is continued further on a 
"Rezoning Attachment to Par. l(b)" form. 



Page _k_ of j_ 
Rezoning Attachment to Par. l(b) 

DATE: June 20,2012 
(enter date affidavit is notari zed) 

for Application No. ( s ): _RZ_ 2_0_J_O_-P_R.....,-_0_2_1 _---:---:--~--:-----:--:-:-:----
(enter County-assigned appli cation number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, c ity, state, and zip code) 
Wetland Studies nnd Solutions, Inc. 
5300 Wellington Branch Drive. Suite 100 
Gainesville, VA 20155 

DESC RIPTION OF CORPORATION: (check~ statement) 
[.t] There are 10 or less shareholders, and a ll of the shareho lders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ) There are more than I 0 shareholders, but no shareholder owns 1 0% or more of any class of 

s tock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
Michael S. Rolband 

NAMES O F OFFICERS & DIRECTORS: {enter first name, middle in itial, last name, and title, e.g. 
I' resident, Vice-President, Secretary, Treasurer, etc.) 

NAME & ADDRESS OF CORPORATION : (enter complete name, number, street, c ity, state, and zip code) 
Grubb & Ellis Company (former) 
155 1 N. Tustin Ave, Suite 300 
Santo Ana, CA 92705 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are I 0 or Jess shareholders, and all of the shareholders arc listed below. 
f ] T here 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. 
[.t) There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

of stock issued by said corporation, and no shareholders are listed be low. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initia l, and last name) 

NAMES OF OFFICERS & DIRECTORS: (enter fi rst name, middle initial, last name, and ti tle, e.g. 
!'resident, Vice-President, Secretary, Treasurer, etc.) 

(check if applicable) 

FORM RZA·I Updated (7/1/06) 

There is more corporation informat ion and Par. I (b) is continued further on a 
"Rezoning Attachment to Par. !(b)" form . 



Pagej_ofi_ 
Rezoning Attachment to P ar. l (b) 

DATE: June20, 2012 
(enter date affidavit is notarized) 

for Application No. ( s): _RZ_2_0_J_O_-P_R-=-_0_2_1 ---:---:----:-:-:-----:---:-:-:---
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Urban Trans Consultants, Inc. 
2200 Pennsylvania Ave, NW 
East Tower, 4th Floor 
Washington, DC 20037 

DESCRIPTION OF CORPORATION: (check QD.!! statement) 
[.t] There are I 0 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder O\ ¥T1S I 0% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter fi rst name, middle initial, and last name) 
Aaron D. Gaul MatthewS. Kaufinan 
Jessica E. Hindman 
Joddie A. Gray 

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, st reet, city, state, and zip code) 
Kramer Consulting Services, PC (former) 
3271 M Street, NW 
Washington, DC 20007 

DESCRIPTION OF CORPORATION: (check QD.!! statement) 
[.t] 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 I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter fi rst name, middle ini tial, and last name) 
Jeffrey J. Kramer 

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

(check if applicable) [....(' There is more corporation information and Par. I (b) is continued fu rther on a 
"Rezoning Attachment to Par. I (b)" form. 

FORM RLA-1 Updated(?/ 1/06) 



Rezonin g Attachment to Par. l(b) 
Page_d_or~ 

DATE: June 20, 20 12 
(enter date affidavit is notarized) 

for Application No. (s): _RZ_2_0_1_0_-P_R_-_0_2_1 ---:---~-:-----:---:-:--­
(enter County-assigned appli cation number (s)) 

I ! o1t{r lL-

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code} 
Cassidy Turley Washington LLC 
2001 Pennsylvania Ave, NW, Suite 800 
Washington, DC 20004 

DESC RIPTION OF CORPORATION: (check one statement) 
(.!) T here are I 0 or less shareholders, and a ll of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] T here are more than I 0 shareholders, but no shareholder owns I 0% or more of any c lass of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter fust name, middle init ial, and last name) 
Cassidy Turley, Inc. 

NAMES OF OF FICERS & DIRECTORS: (enter first name, middle init ial, last name, and title, e.g. 
President, Vice-President, Secreta ry, T reasurer, etc.) 

NAME & ADDRESS OF CORPORA TlON: (enter complete name, number, street, city, state, and zip code) 
Cassidy Turley, Inc. 
7700 For..-yth Blvd, 9th Floor 
St. Louis, MO 63 I 05 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are I 0 or less shareho lders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and a ll of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
(.r) There are more thnn I 0 shareholders, but no shareholder owns I 0% or more of any c lass 

o f stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle init ial, and last name) 

NAMES OF OFFI C ERS & DIRECTORS: (enter fi rst name, middle initial, last name, and title, e .g. 
Preside nt, Vice-President , Secreta ry, Treasurer, etc.) 

(check if applicable) 

FORM RZA-1 Updmcd (711/06) 

There is more corporation information and Par. I (b) is continued further on a 
"Rezoning Attachment to Par. l(b)" form. 



Rezoning Attachment to Par. l (b) 

DATE: June 20,2012 
(enter date affidavit is notarized) 

for Application No. (s): _RZ_ 2_0_l_O_-P_R_ -0_2_1 __ ,------,----,-------,----,-----­
(enter County-assigned application number (s)) 

Pagelor_i_ 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Newmnrk Grubb Knight Frnnk 
125 Park Ave. 
NewYork,NY 10017 

DESCRIPTION OF CORPORATION: (check one statement} 
[.t] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There arc more than 10 shareholders, but no shareholder owns I 0% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF TilE SHAREHOLDER: (enter first name, middle init ial, and last name) 
BGC Partners, Inc. 

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
BGC Partners, Inc. 
499 Park Avenue 
New York, NY 10022 

DESCRIPTION OF CORPORATION: (check one statement) 
[ 1 There are I 0 or less shareholders, and all of the shareholders are listed below. 
[ 1 There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation an: listed below. 
[.t) There are more than I 0 shareholders, but no shareholder owns I 0% 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, and last name) 
BGC Partners, Inc. is a publicly traded company on NASDAQ (trading under the symbol BGCP). 

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

(check ifapplicablc) r 1 

FORM RZA-1 Updated (7/ 1/06) 

There is more corporation information and Par. I (b) is continued further on a 
"Rezoning Attachment to Par. l(b)" form. 



Page Three 
REZONING AFFIDAVIT 

DATE: June 20, 20 12 
(enter date affidavit is notarized) 

for Application No. (s): RZ 20 I 0-PR-021 
(enter County-assig ned appl ication number(s )) 

l (c). The following constitutes a listing*** of all of the PARTNERS, both GENERAL and LIMITED, in 
any partnership disclosed in this affidavit: 

PARTNERSHIP fNFORMATlON 

PARTNE RSHIP NAME & ADDRESS: (enter complete name, number, street, city, state and zip code) 
Cooley LLP 
Reston Town Center, One Freedom Square 
t 195 1 Freedom Drive, Suite t 500 
Reston, VA 201 90 

(check ifapplicable) [.t] The above-l isted partnership has no limited partners. 

NAMES AND TITLE OF THE PARTN ERS (enter firs t name, middle ini tia l, last name, and title, e.g. 
General Partner, Limited Partner, or General and Limited Partner) 
Ginn-Michele a Moren 
Jane K. Adams 
Maureen P. Alger 
Thomas R. Am is 
Ma?.da K. Antin 
Orion (nmi) Armon 
Gordon C. Atkinson 
Michael A. A" anasio 
Jonathan P. Bach 
Charles J. Bair 
Celia Ooldwag Barenholtz 
Frcdcridk D. Baron 
Matthew S. Bartus 
Jumcs A. Beldner 

Keith J. Berets 
Connie N. Bertram 
Laura Gross field Birgcr 
Thomas A. Blinka 
Inn B. Blumenstein 
Barbaru L. Borden 
Jodie M. Bourdet 
Wendy J. Brenner 
Manhew J. Brigham 
James P. Brogan 

Nicole C. Brookshire 
Matthew D. Brown 
Alfred L. Browne JU 
Ma"hew T. Browne 
Peter F. Bums 
Robert T. Cahill 
Antonio J. Calabrese 
Christopher C. Campbell 
William Lesse Castleberry 
Lynda K. Chandler 
Dennis {nmi) Childs 

(check if applicable) [.t] There is more partnership in formation and Par. l (c) is continued on a "Rezoning 
Attachment to Par. I (c)" form. 

•** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively unti l: (a) only individual persons are listed Qr (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an A PPLICANT, TITLE OWNER, 
CONTRA CT PURCIIASER, or LESSEE* of tire land that is a partnership, corporation, or trust, such successive breakdown 
must include a /Min{? and furth er breakdown of all of its partners, of its slw reholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of tire A PPLICA NT, TITLE OWNER, CONTRACT PURCHASF:R or LESSEE" of tire land. 
Limited liability companies a/Ill real estate investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of slrarelrolders; managing members shall also be listed. Use footnote numbers to designate 
partnerships or corporations, which have further li stings on an attachment page, and reference the same footnote numbers on 
the attachment page. 

FORM RZA- 1 Updutcd (7/ 1/06) 



Page j_ of _J_ 
Rezoning Attachment to Par. l (c) 

DATE: June 20,2012 
(enter date affidavit is notarized) 

for Application No. ( s ): _R_Z_2_0_I_O-_P_R-=--02_1 _ _ -:----:---::----:----:---:-:--:--­
(enter County-assigned application number (s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
Cooley LLP 
Reston Town Center. One Freedom Syuure 
11951 Freedom Drive 
Reston. VA 20 190 

(check if appl icable) (.t) The above-listed partnership has no limited partners. 

NAMES AND TITLES OF THE PARTNERS: (enter fi rst name, midd le initial , last name, and ti tle, e.g., 
General Partner, Limited Partner, or General and Limited Pa r tner) 
Will iam T. Christiansen, I I 
Sean M. Clay1on 
Samuel S. Coates 
Alan S. Cohen 
Jeffrey L. Cohen 
Thomas A. Coli 
Joseph W. Conroy 
Jennifer B. Coplan 
Carolyn L. Craig 
John W. Crittenden 
Janet L. Cullum 
Nathan K. Cummings 
John /\. Dado 
Benjamin G. Damstedt 
Craig E. Dauchy 
Wendy (nrni) Davis 
Renee R. Deming 
Darren K. DeStefano 
Jenni fer Fonner DiNucci 
Michelle C. Doolin 
Christopher (nmi) Durbin 
John C. Dwyer 
Shannon (mni) Eagan 
Robert L. Eisenbach, Ill 
Gordon H. Empey 
Sonya F. Erickson 
Lester J. Fagen 
Brent D. Fassett 
David J. Fischer 
M. Wainwright Fishburn, Jr. 
Richard H. Frank 
Steven L. Friedlander 
Thomas J. Friel, Jr. 
Francis (mni) Fryscak 
Koj i 1'. l'ukumura 
James F. Fulton, Jr. 
William S Galliani 
W. Andrew H. Gantt Ill 
Stephen D. Gardner 

(check if applicable) (.t] 

FORM RZA-1 Updated (711 /06) 

Jon E. Gavenman 
Kathleen A. Goodhart 
Lawrence C. Gottlieb 
Shane L. Goudey 
William E. Grauer 
Jonathan G. Graves 
Eric (nrni) Grossman 
Kenneth L. Guernsey 
Patrick P. Gun n 
Jeffrey M. Gutkin 
John B. Hale 
Danish (nmi) Hamid 
Bernard L. Hatcher 
Matthew B. Hemington 
Cathy Rae Hershcopf 
John (nmi) Hession 
Gordon (nmi) Ho 
Suzanne Sowachku Hooper 
Lilu W. Hope 
Mark M. Hrenya 
Christopher R. llutter 
Jay R. lndykc 
Craig D. Jacoby 
Eric C. Jensen 
Mark L. Johnson 
Robert L. Jones 
Barclay J. Kamb 
Richard S. Kanowit7. 
Kimberly J. Kaplan-Gross 
Je fTrey S. Karr 
Sally A. Kay 
Heidi M. Keefe 
Kevin F. Kelly 
Joson L. Kent 
Churles S. Kim 
Kevin M. King 
James C. Kitch 
Michael J. Klisch 
Joson M. Koral 

Barbaro A. Kosucz 
Kenneth J. Krisko 
JohnS. Kyle 
Carol Den ise Laherty 
Mark F. Lambert 
Manhew E. Langer 
Samantha M. LaPine 
John G. Lavoie 
Robin J. Lee 
Ronald S. Lemieux 
Natasha (nmi) Leskovsek 
Shira Nadich Levin 
Alan (nmi) Levine 
MichaelS. Levinson 
Stephanie (nmi) Levy 
Elizabeth L. Lewis 
Michael R. Lincoln 
James C. T. Li nfield 
Chet F. Lipton 
CliffZ. Liu 
Samuel M. Livermore 
Douglas P. Lobel 
J. Patrick Loofbourrow 
Mark C. Looney 
Robert B. Lovett 
Andrew P. Lustig 
Lori (nmi) Mason 
Thomas 0. Mason 
Keith A. McDaniels 
Michael J McGrail 
John T. McKenna 
Bonnie Weiss McLeod 
Mark A. Medearis 
Laura M. Medina 
Daniel P. Meehan 
l:leatriz (nmi) Mt!jia 
Craig A. Menden 
Erik B. Milch 
Robert H. Miller 

There is more partnership information and Par. ! (c) is continued further on a 
" Rezoning Attachment to Par. I (c)" form. 



Page 7/ of _l_ 
Rezoning Attachment to Par. l (c) 

DATE: June 20, 2012 
(enter date affidavit is notarized) 

for Application No. (s): RZ 20_1_0-_P_R_-_02_1 - - - - - - - --- - - ­
(enter County-assigned application number (s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
Cooley LLP 
Reston Town Center, One Freedom Square 
11951 Freedom Drive 
Reston, VA 20190 

(check ifapplicablc) [.t ] The above-listed partnership has no limited partners. 

NAMES AND T ITLES OF THE PARTNERS: (enter fi rst name, middle in itial, last name, and title, e.g., 
General Pa rtner, Limited Partner, or General and Limited Partner) 

Chadwick L. Mills 
Patrick J. Mitchell 
Ali M.M. Mojdehi 
Ann M. Mooney 
Timothy J. Moore 
William B. Morrow, Ill 
Howard (nmi) Morse 
Frederick T. Muto 
Ryan E. Naftu lin 
Stephen C. Neal 
William H. O'Brien 
Thomas D. O'Connor 
lan (nmi) O'Donnell 
Kathleen (nmi) Pakenham 
Nikesh (nmi) Patel 
Timothy G. Patterson 
Amy Elizabeth Paye 
Anne H. Peck 
D. Bradley Peck 
David G. Pcinsipp 
Nicole K. Peppe 
Susan Cooper Philpot 
Benjamin D. Pierson 
Frank V. Pictranlonio 
Mark B. Pitchford 
Michael L. Platt 
Christian E. Plaza 
Anna 13. Pope 
Marya A. Postner 
Steve M. Przesmicki 
Seth A. Rafkin 
frank F. Rahmani 
Marc (nmi) Recht 
Danielle Naflulin Reed 
Thomas Z. Reicher 

(check if appli cable) [ ] 

FORM R7..A- I Updalcd (7/1 /06) 

Michael G. Rhodes 
Michelle S. Rhyu 
John W. Robertson 
Ricardo (nmi) Rodriguez 
Kenneth J. Rollins 
Richard S. Rothberg 
Adam J. Ruttenberg 
Thomas R. Salley Ill 
Jessica Valenzuela Santamaria 
Glen Y. Sato 
Martin S. Schenker 
Joseph A. Scherer 
Will iam J. Schwnrtz 
Audrey K. Scott 
John H. Sellers 
Jan R. Shapiro 
Michael N. Sheetz 
Jordan A. Silber 
Brent B. Siler 
Stephen R. Smith 
Colleen P. Gillis Snow 
Tower C. Snow, Jr. 
Whitty (nmi) Somvichian 
Wayne 0. Stacy 
Neal J. Stephens 
Donald K. Stem 
Anthony M. Steigler 
Steven M. Strauss 
Myron G. Sugarman 
Christopher J. Sundermeier 
Ronald R. Sussman 
C. Scott Talbot 
Mark P. Tanoury 
Gregory C. Ten hoff 
Michael E. Tenia 
Timothy S. Teter 

MichaelS. Tuscan 
Miguel J. Vega 
Erich E. Veitcnheimcr Ill 
Aaron J. Vclli 
Lois K. Voelz 
Emily Woodson Wagner 
David A. Walsh 
David M. Warren 
Murk B. Weeks 
Steven K. Weinberg 
Mark R. W~instein 
Thomas S. Wclk 
Peter H. Werner 
Christopher A. Westover 
rrancis R. Wheeler 
Brett D. White 
Andrew (nmi) Williamson 
Peter J. Willsey 
Mark Windle ld-Hansco 
Nancy H. Wojtas 
Jessica R. Wolff 
Nan (nmi) Wu 
Babak (nmi) Yaghmaie 
Kevin J. Zimmer 

Additions: 

DeAnna D. Allen 
Joseph M. Drayton 
Jacqueline I. Grise 
Lyle (nmi) Roberts 
Marc G. Schildkraut 
AndrewS. "Drew" Will iamson 
Christina (nmi) Zhang 

There is more partnershi p information and Par. l(c) is continued further on a 
"Rezoning Attachment to Par. I (c)" form . 



Page j of ? 
Rezoning Attachment to Par. l (c) 

DATE: June 20,2012 
(enter date affidavit is notarized) 

for Application No. ( s): _RZ_ 2_0_l_O_-P_R_-_0_2 _I - --:-- -:----:-:----:----:---:---
(enter County-ass igned application number (s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
Bonstra/Harcsign Architects LLP 
1710 Connecticut Avenue, NW, Suite 400 
Washington, DC 20009 

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

NAMES AND TITLES OF THE PARTNERS: (enter fi rst name, mi dd le initial, last name, and title, e.g., 
General Partner, Limited Partner, or General and Limited Partner) 
William J. Bonstra, General Partner 
David T. Haresign, General Partner 

(check if applicablc) [ ] 

FORM RZA- 1 L:pdated (711 /06) 

There is more partnership information and Par. l(c) is continued further on a 
"Rezoning Attachment to Par. l(c)" form. 



REZON ING AFFIDAVIT 

DATE: June 20,201 2 
(enter date affidavit is notarized) 

for Application No. (s): _RZ_ 2_0_I_O_-P_R_-_0_2_1 __ ----:--.,------:-:---:-----:--:-:----­
(enter County-assigned appl ication number(s)) 

J(d). One of the following boxes must be checked: 

Page Four 

[ ] In addition to the names listed in Paragraphs 1 (a), I (b), and I (c) above, the fo llowing is a lis ti ng 
of any and all other individuals who own in the aggregate (d irectly and as a shareholder, partner, 
and beneficiary of a trust) 10% or more of the APPLICANT, TITLE OWN E R, CONTRACT 
PURCHASER, or LESSEE* of the land: 

[.t] Other than the names listed in Paragraphs I (a), I (b), and I (c) above, no individual owns in the 
aggregate (directly and as a shareholder, partner, and beneficiary o f a trust) I 0% or more of the 
APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 

2. T hat no member of the Fairfax County Board of Supervisors, 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 the line be low.) 

None. 

(check if applicable) [ ] 

FORM RZA-1 Updaled (7/1/06) 

T here are more interests to be listed and Par. 2 is continued on a 
"Rezoning Attachment to Par. 2" form . 



REZONING AFFIDAVIT 

DATE: June 20 2012 
(enter date affidavit is notarized) 

for Application No. (s ): .:.;RZ=-.:2::..:0:....:1-=0__:-P:....:Rc::..--=0.:::2..:..1 ---------,---,- - --:-:-:----­
(enter County-assigned application number(s)) 

Page Five 

3. That within the twelve-month peri od prior to the public hearing of this application, no member of the 
Fairfax County Board of Supervisors, 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 I 0% or more of the outstanding bonds or shares 
of stock of a particular class, has, or has had any business or financial relati onship, other than any 
ordinary depositor or customer relationship with or by a retail establishment, public uti li ty, or bank, 
including any gift or donation having a value of more than $ 100, singularly or in the aggregate, with 
any of those I is ted in Par. l above. 

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter "NONE" on line below.) 
-John G. Lavoie of Cooley LLP provided an in-kind contribution in excess of$100 to "Penny Gross Fur Supervisor." 

·On October 2, 201 I, 4501 Daly L.P. contributed in excess of$ 100 to Frey for Fairfax County Board of Supervisors. Although 
450 1 Daly L.P. is not associated with this application, its General Partner, William II. Gordon, is also o shareholder of William H. 
Gordon Associates, Inc., which corporntion is an agent of the appl icant listed in Paragraph I (a). 

(NOTE: Business or financial relationships of the type described in this paragraph that arise after 
the filing of this application and before each public hearing must be disclosed prior to the 
public hearings. See Par. 4 below.) 

(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, that a ll partnerships, corporations, 
and trusts owning 10°/.• or more of the APPLICANT, TITLE OWNER, CONTRACT 
PURCHASER, or LESSEE* of the land have been listed and broken down, and that prior to each 
and every public bearing on this matter, I will reexamine this affidavit a nd provide a ny 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: ~ 

~--~~~----------~~--~~-------------------
[ ] Applicant [I] Appl icant ' s Authorized Agent (check one) 

Shane M. Murphy, Esq. 

(ty pe or print fi rst name, middle init ial, last name, and title of signee) 

Subscribed and sworn to before me this 20th day of_J_u_n_e ______ ___ 20..!3_, in the~/Comm. 
of Virginia , County/~_F_a_ir_fax __________ _ 

My commission ex pi res: _ _,_/__:0:..,/'-".3::::..!../-f/_. . ..c,l.,.../ l:..:.t_.t/~-
/ I 



DATE: 

TO: 

FROM: 

SUBJECT: 

REF.: 

June 25, 2012 

Suzanne Lin, Staff Coordinator 
Zoning Eval uation Division 

Department of Planningfid ning 

Bette R. Crane, Paralegal 
Office of the County Attor y 

Revised Affidavit 
FDP 2010-PR-021 

Office of the County Anomey 
Suite 549, 12000 Government Center Parkway 

Fairfax, Virginia 22035-0064 
Phone: (703) 324-2421; Fax: (703) 324-2665 

www.fairfaxcounty.gov 

Applicant: Capital One Bank (USA) N.A. 
PC Hearing Date: 7/25112 
BOS Hearing Date: None scheduled 

113656 

Attached is an affidavit whjch has been approved by the Office of the County Attorney for the 
above-referenced case. Please include this affidavit dated 6/20/12, which bears my irutials and 
is numbered ll 3656a, when you prepare the staff report. 

Thank you for your cooperation. 

Attachment 
cc: (w/attach) Laura Gumkowskj, Planning Techrucian I (sent via email) 

Zorung Evaluation Division 
Department of Planning and Zoning 

\\s 17prolnw01\Documents\113656\BRC\Affidavils\432977.doc 



REZONING AFFIDAVIT 

DATE: June 20, 2012 
(enter date affidavit is notarized) 

f, Shane M. Murphy do hereby state that I am an 
(enter name of applicant or authorized agent) 

(check one) [ ] 
[.r] 

applicant 
applicant's authorized agent listed in Par. I (a) below 

in Application No.(s): _F_D_P_2_0_J_O_-P_R_-_0_2_1 --------- - - - -------­
(enter County-assigned application number(s), ~.g. RZ 88-V -00 I) 

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

l(a). The fo llowing constitutes a li sting of the names and addresses of all APPLICANTS, TITLE 
OWNERS, CONTRACT PURCHASERS, and LESSEES of the land described in the 
application,* and, if any ofthe 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 must be disc losed. 
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 Numbcr(s) of the 
parcel(s) for each owner(s) in the Relationship column.) 

NAME 
(enter first name, m iddle in itial, and 
last name) 

Capital One Bt1nk (USA), N.A. 
Agents: Barry L. Mark 

Helene C. Ccjus 
Jory A. Berson 
Daniel Ray Moncnscn 
Lynne M. Goldberg 
James E. Dawson (fonner) 

(check if applicable) 

ADDRESS RELATIONSHIP(S) 
(enter number, street, city, state, and zip code) (enter appl icable relationships 

listed in 130LD above) 
4851 Cox Road Applicant/Title Owner 
Glen /\lien, VII 23060 

[.r] There arc more relationships to be listed and Par. l(a) is 
continued on a ''Rezoning Attachment to Par. I (a)" form. 

* In the case of a condominium, the title owner, contract purchaser, or lessee of I 0% or more of the un its in the 
condominium. 

** List as fo llows: Name of trustee, Trustee for (name of trust, if applicable), for the benefit of: (state name of 
each bene ficiary) . 

~tM RZA- 1 Updated (7/ 1106) 



Page _ /_ or Y 
nczooing Attachment to Par. l(a) 

DATE: June 20,2012 

(enter date affidavit is notarized) 

for Application No. (s ): -=F-=D__:.P_2..,..:0:._1...:..0_-P-=-R_-0_2_1_-:---:--:-:----:--- -:---:-:-:--­
(enter County-assigned application number (s)) 

(NOTE: All relationships to the application are to be disclosed. Multiple relationsh ips may be listed 
togethe r, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. ror a 
multiparcel application, lis t the Tax Map N umber(s) of the parcel(s) for each owner(s) in the 
Relationship column. 

NAME 
(enter first name, middle initial, and 
last name) 
Wetland Studtes and Solutions, Inc. 
Agents : Michael S. Rolband 

Frank R. Graziano 
Mark W. Hendly 

Donstra/llaresign Architects LLP 
Agents: Dnvid T. Hnresign 

John K. Edwards 
Sarnh C. Stough 
David C. Baker (former) 

Gorove/Sinde Associates, Inc. 
Agents : Christopher M. Tacinelli 

.Felice H. Brychta 
Chad A. Baird 
Cheryl L. Sharp 

Urban Trans Consultants, Inc. 
Agents: Justin B. Schor (former) 

William R. Obermnnn (former) 
Samuel A. Salkin (former) 
Larry (nmi) Filler 
Matthew S. Kaufman 
Avrnm P. Ramage 
Joddic A. Grny 

Gmbb & Ellis Company (former) 
Agents: Christopher A. Ewing 

Cooley LLP 
Agents: Antomo J. Calabrese 

Mark C. Looney 
Colleen P. Gillis Snow 
Jill S. Parks 
Shane M. Murphy 
Drian J. Winterhalter 
Jeffrey A. Nein 
Ben I. Wales 
Molly M. Novotny 

(check if applicable) [I] 

ADDRESS RELATIONSHIP(S) 
(enter number, street, city, state, and zip code) (enter applicable relationships 

listed in BOLD above) 

5300 Wellington Branch Drive, Suite I 00 Wet lands Consultunt/Agcnts 
Ouinesville, VA 20155 

1710 Connecticut Avenue, NW, Suite 400 
Washington, DC 20009 

3914 Centreville Road, Suite 330 
Chantilly, VA 20151 

2200 Pennsylvan ia Ave, NW 
East Tuwer, 4th Floor 
Washington, DC 20037 

1551 N. Tustin Ave., Suite 300 
Santo Anu, CA 112705 

Rc~1on Town Center, One Freedom Square 
11 95 1 Freedom Drive, Suite 1500 
Reston, VA 201 90 

Architect/ Agents 

T raffic Consultant/Agents 

Transportation Consultant/ Agents 

Project Consultnnt/ Agents 

A ttorncys/ Agents 

There arc more relationships to be listed and Par. I (a) is continued fu rther 
o n a "Rezoning Attachment to Par. l (a)" form . 



Rezoning Attachment to Par . l (a) 

l---" 
Page V of _ _ 

DATE: June 20, 2012 
(enter date affidavit is notarized) 

for Application No. (s): _F_D_P_2_0_1_0_-P_R_-_0_2 _1 --:----:---:-:---:----:----­
(enter County-assigned application number (s)) 

(NOTE: All relationships to the application are to be disclosed. Multiple relationships may be listed 
together, e.g., Attorn ey/Agent, Contract Purchaser/Lessee, Applicantffitlc Owner, etc. For a 
mul tiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the 
Relationship column. 

NAME 
(enter first name, middle initial, and 
last name) 
Kromer Consulting Services, PC (former) 
Agents: Jeffrey J. Kramer 

Charles E. Westberg, Jr. 
Donald T. Darnel l 

Cassidy Turley Washington LLC 
Agents: Gary (nmi) Helminski 

Vikrant (nmi) Yalavarti 
Jeffrey J. Kramer 
Charles F.. Westberg, Jr. 
Donald T. Darnell 

William H. Gordon Associates, Inc. 
Agents: Robert W. Walker 

Comer F. Syed 
J. Scon Peterson 
Joseph W. McClellan 
Brian 1\. Cipriano 
Jercminh D. Kamerer 
Steven C. Pandish 
Feiquan (NMI) Luo 
James P. Williams 

Newmark Grubb Knight Frank 
Agent: Christopher A. Ewing 

(check if applicable) 

~ RZA- 1 Updated (7/ 1/06) 

\ 

[ ] 

ADDRESS RELATIONSHIP(S) 
(enter number, srreet, city, state, and zip code) (enter applicable relationships 

listt!d in BOLD above) 
3271 M Street, 1\W Development Manager/Agent 
Washington, DC 20007 

200 1 Pennsylvania Ave, NW, Suite 800 Development Manngcr/Agcnt 
Washington, DC 20004 

4501 Daly Drive, Suite 200 Engineer/Agents 
Chantilly, Vi\ 20 151 

125 Park A vc. Project Consultant/ Agent 
New York, NY 10017 

There are more relationships to be listed and Par. l(a) is continued further 
on a "Rezoning Attachment to Par. I (a)" form. 



REZON lNG AFFIDAVIT 

DATE: June 20,2012 
(enter date affidavit is notarized) 

for Application No. (s): _F_D_P_2_0_I_O_-P_R_-__ 0_2_1 __ -:-----:---:-:---:--- :---:-:-:--­
(enter County-assigned application number(s)) 

Page Two 

I (b). The following constitutes a listing*** of the SHAREHOLDERS of a ll corporations disclosed in this 
affidavit who own I 0% or more of any c lass of stock issued by said corporation, and where such 
corporation has I 0 or less shareholders, a listing of all of the shareholders, a nd if the corporation is 
a n owner of the subject land, all of the OFFICERS and DIRECTORS of such corpora tion: 

(NOTE: Include SOLE PROPRI ETORSf-IIJ>S, L IMITED LIABILITY COM PAN IES, and REAL ESTATE 
INVESTMENT T RUSTS herein.) 

CORPORATION INFORMATION 

NAME & ADDRESS OF CORPORAT ION: (enter complete name, number, street, city, state, and zip code) 
Copital One 13onk (USA), N.A. 
485 1 Cox Road 
Glen Allen, VA 23060 

DESCRIPTION OF CORPORATION: (check one statement) 
l.t] There are I 0 or Jess shareholders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and nil of the shareholders owning I 0% or more of 

any class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF SHAREHOLDE RS: (enter first name, middle initial, and last name) 
Capital One Financial Corporation 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle init ial, last name & title, e.g. President, 
Vice President, Secreta ry, Treasurer, etc.) 
Alben A. Ciafre, VP Amy D. Cook, Asst. Sec. Ann Fritz Hackett, Dir. Jonathan W. Witter, Pres. 
Daniel H. Rosen, Man. VP Dorothy (nmi) Broadmnn, Off. Gary L. Perlin, Dir. Lewis (nmi) Hay Ill, Dir. 
llcidi M. Andrion, CCRO Peter J. Neilson, Off Jory A. Berson, CII RO Murray P. Abrams, EVP 
James R. Tietjen, Chf. Aud. Michael C. Slocum, Pres. Michael J. Wassmer, EVP Richard D. fai rbank, Chair. & CEO 
Pamela M. Koch, VP Rena M. Friske, CPO & VP Peter A. Schnall, CCO & CRO Ryan M. Schneider, Dir. 

(check if applicable) [.t] There is more corporation informati on and Par. !(b) is continued on a "Rezoning 
Attachment I (b)" form. 

•u All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed Q! (b) the listing for a corporation having more than I 0 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that i.1· a partnership, corporation, or tmst, s11ch s11ccessive breakdown 
m11st include a listing and f urther breakdown of all of its partners, of Its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
tmst owning 10% or more of the APPLICANT; TITLE OWNER, CONTRACT PURCHASER, ur LESSEE* uftlre land. 
Limitetl liubility companies and real estate investment trusts and their equivalents are treated as corporations, witlr members 
being deemed the equivalent ofslwreholrlers; managing memberl· shallulsu be listed. Use footnote numbers to designate 
partnerships or corporations, which have fu rther listings on an attachment page, and reference the same footnote numbers on 
the attachment page. 

FORM R.ZA- 1 Updated (711/06) 



Rezoning Attachment to Par. l{b) 

DATE: June 20, 20 12 
(enter date affidav it is notarized) 

fo r Application No. (s ): _F_D_P_2_0_J_O_-P--::cR_-_02_1 -~--:---:-:---:---~--:--:-=--­
(enter County-assigned application number (s)) 
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NAME & ADDRESS OF CORPORATION: (enter complete name, number, street,_ city, state, and zip code) 
Capital One Bank (USA), N.A. (continued) 
4851 Cox Road 
Glen Allen, VA 23060 

DESCRIPTION OF CORPORATION: {check one statement) 
[.t) There are 10 or less_ shareholders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF Til E SHAREHOLDER: {enter firs t name, middle init ial, and last name) 
Capital One Financial Corvoratioo 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-Presiden t, Secretary, Treasurer, etc.) 
Robert M. Alexander, CIO Stephen (nmi) Mugford, EVP Sanjiv (nmi) Yajnik, Pres. lan (nmi) Cunningham, Mnn. VP 
Stephen (nmi) Linehan, T reas. Heather M. Cox, EVP 
William J. McDonald, EVP W. Ronald Dietz, Dir. 

Warrenetta C. Baker, CTO Timothy T. Janes, Off. 
Andres L. Navarrete, Asst. Sec. & Chief Couns. 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Capital One Dank (USA), N.A. (continued) 
485 1 Cox Roud 
Glen Allen, VA 23060 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] 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 I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

of stock issued by said corporation, and no shareholders are listed below· 

NAMES OF THE SHAREHOLDERS: (enter tirst name, middle initial, and last name) 

Capital One Financial Corvorarion 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and tit le, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 
Vicki (nmi) Swanson, Asst. Contr. 
Charles L. George, OtT. 
James H. McFadden, Off. 
Thomas A. Fcil, ClO & Asst. Trcas. 

(check if applicable) Ctl 

FORM RZA- 1 Updated (7/1/06) 

Rolicrt P. Livingston, O ff. John G. Finneran Jr., GC & Set:. ll ealhcr N. Joyner, VP & Dir. 
Daniel Ray Mortensen, SVP Frank G. LaPrade Ill, CI::SO John (nmi) McNain, VP 
Michael (nmi) Zamsky, CCCO Stephen T. Gannon, Dcp. GC Stephen J. llulmc, CFO 
Lauro N. Bailey, Man. VP Matthew II . Neels, CCO & Off. R. Scott Blackley, Contr. & Off. 

There is more corporation information and Par. t (b) is continued further on a 
"Rezoning Attachment to Par. I (b)" form. 



Rezoning Attachment to Par. l(b) 

DATE: June 20, 201 2 
(enter date affidavit is notarized) 

fo r Application No. (s ): _F_D_P_2_0_J_O_-_PR::---0_2_1_-:-_::-----:-:- :------:--:-:-:-- ­
(enter County-ass igned application number (s)) 

Page V of _:t_ 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Capital One Bank (USA), N .A. (continued) 
4851 Cox Road 
Glen Allen, VA 23060 

DESCRIPTION OF CORPORATION: (check~ statement) 
[.t] There arc I 0 or Jess shareholders, and all of the shareholders arc li sted 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 I 0 shareholders, but no shareholder owns I 0% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDE R : (enter first name, middle initial, and last name) 
Capital O ne Financial Corporation 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial , last naf!le, and tit le, e.g. 
President, Vice-President, Secreta ry, Treasurer, etc.) 
Nancy J. lcely, VP Gary L. Perlin, CFO. Cupital One Financial Corporation 
Chad M . Eisele, CFO 
lan D. !Ianning, CFO, Canada 

NAME & ADDRESS OF CORPORA TTON: (enter complete name, number, street, city, state, and zip code) 
Capital One Bank (USA), N.A. (continued) 
485 1 Cox Road 
Glen Allen, VA 23060 

DESCRWflON OF CORPORATION: (check one statement) 
[.t] There are I 0 or less shareholders, and all of the shareho lders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% 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, and last name) 
Capital One Financial Corporation 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
Pres ident, Vice-President, Secretary, Treasurer, etc.) 
Brian Thomas Cole, CFO, Europe 
Caren (nmi) Puckett, Off. 
f . Aubrey Thacker, Off. 
Roben D. Golden, Sen. Dir. 

(check if applicable) 

FORM RZA-1 Updnted (7/ l /06) 

There is more corporation information and Par. I (b) is continued further on a 
"Rezoning At1achment to Par. I (b)" form. 



Page i_ of !L 
Rezoning Attachment to Par. 1 (b) 

DATE: June 20,201 2 
(enter date affidavit is notarized) 

for Appli cation No. (s): _F_D_P_2_0_l_O_-P_R_-_02_ 1 ------- ----­
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Capital One Financial Corporation 
1680 Capital One Drive 
McLean, VA 22 102 

DESCRIPTION OF CORPORATION: (check~ statement) 
[ ) There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ) There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation arc listed below. 
[.t) There are more than 10 shareholders, but no shareholder owns I 0% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter fi rst name, middle initial, and last name) 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 
Albert A. Ciafre, VP Amy D. Cook, Assl. Sec. R. Scott Blackley, Off. & Conrr. 
Daniel H. Rosen, Man. VP Dorothy (nnai) Broadman, Off. Gary L. Perlin, CFO & orr. 
Heidi M. Andrion, CCRO Peter J. Neilson, Orr. Heather N. Joyner, VP 

F. Aubrey Thacker, SVP & Sen Ace Off 
Lewis (nmi) Hay Ill , Dir. 

Ann Fritz Hackett, Dir. 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, srreet, city, state, and zip code) 
Capilli! One Financial Corporation (continued) 
1680 Capilll1 One Dnvc 
McLean, VA 22 I 02 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ) 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. 
[.t) There arc more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by s11id corporation, and no shareholders arc listed below. 

NAMES OF THE SHAREHOLDEnS: (enter ftrst name, middle initial, and last name) 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 
JD.I11es R. Tietjen, Chf. Aud. Peter E. Raskind, Dir. Timothy T. Janes, Off. 
Pamela M. Koch, VP Reno M. Friske, CPO & P Peter A. Schnall, CRO 
Robert M. Alexander, CIO Ryan M. Schneider, Pres. Sonj iv (nmi) Yajnik, Pres. 

Murray P. Abrams, EVP 
Richard D. Fairbank, Choir., CEO & Pres. 
Michael C. Slocum 

Stephen (nmi) Linehan, Treas. Pierre E. Leroy, Dir. Worrencnu C. Baker, CTO Jonathan W. Winer, Pres. 

(check if applicable) 

FORM RZA-1 Updated (7/1/06) 

There is more corporation information and Par. J(b) is continued further on a 
"Rezoning Attachment to Par. l(b)" fo rm. 



Rezoning Attachment to Par. l{b) 

DATE: June 20,2012 
(enter date affidavit is notarized) 

for Application No. (s): _F_D_P_2..,..0_J_O_-P_R_-_0_2 _1 --:---:-- -:-:---:----:---:-:-:--­
(enter County-assigned application number (s)) 

Page -~ . of j_ 

NAME & ADDRESS O F CORPO RATION: (enter complete name, number, street, city, state, and zip code) 
Capital One Financial Corporation (continued) 
1680 Capital One Drive 
McLean, VA 22 102 

DESCRIPTION OF C ORPORATION: (check one statement) 
[ ] There are I 0 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. 
[.t J There are more thau I 0 shareholders, but no shareholder owns I 0% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF T H E S HAR EHOLDER : (enter fi rst name, middle init ial, and last name) 

NAM ES OF OFFICERS & DIRECTORS : (enter fi rst name, middle in itial, last name, and title, e.g. 
President, Vice-President, Secreta ry, T reasure,-, etc.) 
William J. McDonnld. EVP W. Ronald Dietz, Dir. 
Vicki (nmi) Swanson, Asst. Contr. Matthew H. Neels, CCO & Off. 
Daniel Roy Mortensen, SVP Frank G. LaPrade Ill , CESO 

Andres L. Navarrete, Asst. Sec. & Chief Couns . 
John G. Finneran Jr., GC, Sec. & Off. 
Jack M. Forcstell, EVP Stephen (nmi) Mugford, EVI' 

NAME & ADDRESS O F CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Capital One Financial Corporation (continued) 
1680 Capital One Drive 
McLean, VA 22 102 

DESCRIPTION O F CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[.t] There are more than I 0 shareholders, but no shareholder owns I 0% or more of uny class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF T HE SHAR EHOLDERS: (enter first name, middle initial, and last name) 

NAMES OF OFFICE RS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
Pr es ident, Vice-President, Secretary, T reasurer, etc.) 
Jwnes II. McFadden, Off. Michael (nmi) Zamsky, CCCO Stephen T. Gannon, EVP & Dcp. GC Jory A. Berson, CHRO 
Thomas A. Feil, CIO & Asst. Trcas. Bradford H. Warner, Dir. Coren (nmi) Puckett, Off. Patrick W. Gross, Dir. 
Brian Thomas Cole, CFO E.R. Campbell, Dir. Mayo A. Shattuck Ill, Dir. 
Colin J. Ruh, CFO Suzanne (nmi) H~mmett, CCCO 

(check ifapplicable) There is more corporation information and Par. 1 (b) is continued further on a 
"Rezoning Attachment to Par. l (b)" form. 

FORM RZA-1 Updated (7/1/06) 



Rezoning Attachment to Par. l(b) 

OA TE: June 20, 20 12 
(enter date affidavit is notarized) 

for Application No. (s): _F_D_P_2_0_l_O_-P_R_-_0_2_1 --- --------­
(enter County-ass igned application number (s)) 

Page 5" of __1_ 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
William H. Gordon Associates, Inc. 
4501 Daly Drive 
Chantilly, VA 20151 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] · There are 10 or less shareholders, and all of the shareholders are listed below. 
[.t] 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 I 0 shareholders, but no shareholder owns I 0% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: {enter lirst name, middle initial, and last name) 
William 1-1. Gordon 
Joseph W. McClellan 
R. Steven Hulsey 

NAMES OF OFFICERS & DIRECTOJ~S: (enter fust name, middle in itial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Gorove/Siade Associates, Inc. 
39 14 Centreville Road, Suite 330 
Chantilly, VA 20 151 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are I 0 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ l There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter lirst name, middle initial, and last name) 
Christopher M. Tucinelli 
Chad A. Baird 
Daniel B. VanPelt 
Erwin N. Andres 

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

(check ifapplicablc) 

FORM RZA-1 Updated (711 /06) 

There is more corporation information and Par. l(b) is continued further on a 
"Rezoning Attachment to Par. l(b)" form. 
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Rezoning Attachment to Par. l(b) 

DATE: June 20, 2012 

(enter date affidavi t is notarized) 

fo r Application No. (s): _F_D_P_2_0_1_0_-P_R_-_0_2_l - - - - - - --- - - -
(ente r County-ass igned application numbe r (s)) 

NAME & ADDRESS OF CORPORAT ION : (enter complete name, number, street, c ity, state, and zip code) 
Wetland Studies and Solutions, Inc. 
5JOO Wellington Dranch Drive, Suite 100 
Gainesville, VA 20 155 

OESCRJPTlON OF C ORPORATION: (check one statement) 
[.t] There are I 0 or less shareholders, and all of the shareholders are listed below. 
[ l There are more than I 0 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 I 0 shareholders, but no shareholder owns I 0% or more of any class of 

stock issued by said corporat ion, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDE R: (enter ftrst name, middle initia l, and last name) 
Michael S. Rolband 

NAMES OF OFFICERS & DIRECTORS: (enter fi rst name, middle init ial, last name, and titl e, e.g. 
President, Vice-Pres ident, Secretary, T reasurer, etc.) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Grubb & Ellis Company (former) 
155 1 N. Tustin Ave, Suite JOO 
Santa Ana, CA 92705 

DESCRIJ>TION OF CORJ>ORATION: (check one statement) 
[ l There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ) There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[.t) There arc more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF Til E SHAREHOLDERS: (enter first name, midd le in itia l, and last name) 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vicc-J>resident, Secretary, Trcllsurer, etc.) 

(check if applicable) 

FORM RZA-1 Updated (7/ 1/06) 

There is more corporation in formation and Par. l(b) is continued fu tthcr on a 
"Rezoning Attachment to Par. I (b)" form. 



Rezoning Attachment to Par. l(b) 

DATE: June 20, 20 12 
(enter date affidavit is notarized) 

for Application No. (s): _F_D_P_2_0_l_O_-P_R_-_02_1_--:-- - --:-- --:------:--­
(enter County-assigned application number (s)) 

Page~or3-

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
UrbanTrans Consultants, Inc. 
2200 Pennsylvania Ave, NW 
East Tower, 4th Floor 
Washington, DC 20037 

DESCRIPTION OF CORPORATION: (check~ statement) 
[.t] There arc 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There arc more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ) There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF T HE SHAREHOLDER: (enter first name, middle initial, and last name) 
Aaron D. Gnu I MatthewS. Kaufman 
Jessica E. Hindman 
Joddie A. Gray 

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Kramer Consulting Services, PC (fanner) 
327 1 M Street, NW 
Washington, DC 20007 

DESCRIPTION OF CORPORATION: (check one statement) 
r.rl There are I 0 or Jess shareholders, and all of the shareholders are listed below. 
[ ) There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ) There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter lirst name, middle initial, and last name) 
Jeffrey J. Kramer 

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

(check if applicable) f-"(' There is more corporation information and Par. I (b) is continued further on a 
"Rezoning Attachment to Par. I (b)" form. 

FORM RZA-1 Updated (7/ l/06) 



Rezoning Attachment to Par. l (b) 

DATE: June 20, 2012 
(enter date affidavit is notarized) 

for Application No. (s): _F_D_P_2-:-0_l_O_-P--::R:---0_2 _1 --:----:-- -:-:---:----:---:-:-:--­
(enter County-assigned application nu mber (s)) 

NAME & ADDRESS OF CORPO R ATION: (enter complete name, number, street, c ity, state, and zip code) 
Cassidy Turley Washington LLC 
200 1 Pennsylvania Ave, NW, Suite 800 
Washington, DC 20004 

DESCRIPTI ON OF C ORPORATION: (check one statement) 
[.t] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and a ll of the shareholders owning 10% or more of any 

class of stock issued by sa id corporation are listt:d bt: low. 
[ 1 There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF T ilE S HA RE HOLDE R: (enter first name, middle initial, and last name) 
Cassidy Turley, Inc. 

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

NAME & ADDRESS OF CORPORAT ION: (enter complete name, number, street, city, state, and zip code) 
Cassidy Turley, Inc. 
7700 f orsyth Blvd, 9th Flonr 
St. Louis, MO 63 1 05 

DESCRIPTJON OF CORPORATION: (check one statement) 
[ 1 1l1ere are I 0 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
(.t) There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES O F TffE SHAREHOLDE RS: (enter first name, middle initial, and last name) 

NAM ES OF OFFICERS & DIRECTOR S : (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secreta ry, T reasurer , etc .) 

(check if applicable) [.t1 

FORM RZA- 1 Updnted (7/ J/06) 

There is more corporation information and Par. I (b) is continued fu rther on a 
"Rezoning Attachment to Par. ! (b)" fo rm. 



Rezoning Attachment to Par. l(b) 

DATE: June 20, 20 12 
(enter date affidavit is notarized) 

for Application No. (s): _F_D_P_2_0_I_O_-P_R_-_0_2_1 _~--:----:---:-----,--,-­
(enter County-assigned application numbe r (s)) 

Pagei_ofl 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Newmark Grubb Knight Frank 
125 Park Ave. 
New York, NY 10017 

DESCRIPTION OF CORPORA l;lON: (check one statement) 
(.t] There are I 0 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are li sted below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle in itial, and last name) 
BGC Pan ners, Inc. 

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

NAME & ADDRESS OF CORPORA TlON: (enter complete name, number, street, city, state, and zip code) 
BGC Panners, Inc. 
499 Park Avenue 
New York, NY 10022 

DESCRIPTION OF CORPORATJON: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
(.t] There arc more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF TilE SIIAREIIOLDEll.S: (enter first name, middle initial, and last name) 
BGC Panncrs, Inc. is a publicly traded company on NASDAQ (trading under the symbol BGCP). 

NAMES OF OFFICERS & DIREC TORS: (enter first name, middle initial, last name, and title , e.g. 
President, Vice-President, Secretary, Treas urer, etc.) 

(check if applicable) [ l 

FORM RZA-1 Updated (711/06) 

There is more corporation information and Par. l (b) is continued further on a 
"Rezoning Attachm~nt to Par. l(b)" form. 



Page Three 
REZONING AFFIDAVIT 

DATE: June 20,201 2 
(enter date affidavit is notarized) 

for Application No. (s): _F_D_P_2_0_I_O_-P_R_-_0_2_I _ _ ___ _ ___ -:---:-:-:- --
(enter County-assigned application number(s)) 

l(c). The following constitutes a listing**+ of all of thc PARTNERS, both GENE RAL and LIMlTED, in 
any partnership disclosed in this affidavit: 

PAR TNERSHJP INFORMATION 

PARTNERSHIP NAME & ADDRESS: (enter complete name, number, street, city, state and zip code) 
Cooley LLP 
Reston Town Center, One Freedom Square 
11 95 1 Freedom Drive, Suite 1500 
Reston, VA 20 190 

(check if applicable) [.1] The above-listed partnership has no limited partners. 

NAMES AND TITLE OF THE PARTNERS (enter fi rst name, midd le initial, last name, and title, e.g. 
General Partner, Limited Partuer, or General and Limited Partner) 
Gian-Michelc a Marca 
Jane K . Adams 
Maureen P. Alger 
Thomas R. Ami~ 
Mazda K. Anua 
Orion (nmi) Armon 
Gordon C. Atkinson 
Michael A. Attanasio 
Jonathan P. Bach 
Charles J. Bair 
Celia Goldwag Burenholtz 
Fredcridk D. Baron 
Matthew S. Bartus 
James A. Beldncr 

Keith J. Berets 
Connie N . Bertram 
Laurn Grossfield Birger 
Thomas A. Blinka 
lan B. Blumenstein 
Barbara L. Borden 
Jodie M. Bourdet 
Wendy J. Brenner 
Matthew J. Brigham 
James P. Brogan 

Nicole C. Brookshire 
Matthew D. Brown 
Alfred L. Browne Ill 
Matthew T. Browne 
Peter F. Bums 
Robert T. Cahill 
Antonio J. Calabrese 
Christopher C. Campbell 
Wi lliam Lesse Castl eberry 
Lynda K. Chandler 
Dennis (nmi) Childs 

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

••• A II listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed QI (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITL E OWNER, 
CONTRA CT PURCHASER, or LESSEE* of tire land that il' a parfllerslrip, corporation, or trust, such successive breakdown 
IIIllS / include a listing and furth er breakdown of all of its partners, of its slwreholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning /0% or more of tire APPLICANT, TITLE OWNER, CONTRA CT PURCHASER or LESSEE* of tir e land. 
Limited liability companie.v and real estate Investment /rusts and /heir equivalents are lreutetl as corporations, with members 
being deemed the equivalent ofsharelwlders,· managing members shall also be fisted. 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 RLA- 1 Updated (7/t/06) 



Page_l or ) 
Rezoning Attachment to Par. l(c) 

DATE: June 20, 2012 
(enter date affidavit is notarized) 

for Application No. ( s): _F_D_P_2--,-0_I_O_-P_R_-_0_2_1 --:---:---:-:--:---:--:-:-:--­
(enter County-assigned application numbt:r (s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
Cooley LLP 
Reston Town Center, One Freedom Square 
11 95 1 Freedom Drive 
Reston, VA 20190 

(check ifappl icable) [.t) The above-listed partnership has no limited partners. 

NAMES AND TlTLES OF THE PARTNERS: (enter first name, middle initial , last name, and title, e.g., 
General Partner, Limited Partner, or General and Limited Partner) 
William T. Christiansen, II 
Sean M. Clayton 
Samuel S. Coates 
Alan S. Cohen 
Jeffrey L. Cohen 
Thomas A. Coli 
Joseph W. Conroy 
Jennifer B. Coplan 
Carolyn L. Craig 
John W. Crittenden 
Janet L. Cullum 
Nathan K. Cummings 
John A. Dado 
Benjamin G. Damstcdt 
Crnig E. Dnuchy 
Wendy (nmi) Davis 
Renee R. Deming 
Darren K. DeStefano 
Jennifer Fonner DiNueci 
Michelle C. Doolin 
Christopher (nmi) Durbin 
John C. Dwyer 
Shannon (nmi) Eagan 
Robert L. Eisenbach, Ill 
Gordon H. Empey 
Sonya F. Erickson 
Lester J. Fagen 
Brent D. Fassett 
David J. Fischer 
M. Wainwright Fishburn, Jr. 
Richard H. Frank 
Steven L. Fried l!lnder 
Thomas J. Friel, Jr. 
Francis (nmi) Fryscak 
Koji F. Fukumura 
James F. Fulton, Jr. 
William S. Galliani 
W. Andrew H. Gantt Ill 
Stephen D. Gardner 

(check ifapplicable) [.t] 

FORM RZA-1 Updntcd (711/06) 

Jon E. Govenman 
Kathleen A. Goodhart 
Lawrence C. Gottlieb 
Shane L. Goudey 
William E. Grauer 
Jonathon G. Groves 
Eric (nmi) Grossman 
Kenneth L. Guernsey 
Patrick P. Gunn 
Jeffrey M. Gutkin 
John B. Hule 
Danish (nmi) Hamid 
Bernard L. Hatcher 
Matthew B. Hemington 
Cathy Rae Hershcopf 
John (nmi) Hession 
Gordon (nmi) llo 
Suzanne Sowachka Hooper 
Lila W. Hope 
Mark M. Hrenya 
Christopher R. Hutter 
Jay R. lndyke 
Crn1g D. Jacoby 
Eric C. Jensen 
Mark L. Johnson 
Robert L. Jones 
Barclay J. Kamb 
Richard S. Kanowitz 
Kimberly J. Kaplan-Gross 
JeffreyS. Karr 
Sally A. Kay 
Heidi M. Keefe 
Kevin F. Kelly 
Jason L. Kent 
Charles S. Kim 
Kevin M. King 
James C. Kitch 
Michael J. Klisch 
Jason M. Koral 

Barbaro A. Kosacz 
Kenneth J. Krtsko 
John S. Kyle 
Carol Denise Laherty 
Mark F. Lambert 
Matthew E. Langer 
Samantha M. LaPine 
John G. Lavoie 
Robin J. Lee 
Ronald S. Lemieux 
Nutasha (nmi) Lcskovsek 
Shira Nadich Levin 
Alan (nmi) Levine 
Michael S. Levinson 
Stephanie (nmi) Levy 
Elizabeth L. Lewis 
Michael R. Lincoln 
James C. T. Linfield 
Chct F. Lipton 
Cliff Z. Liu 
Samuel M. Livermore 
Douglas P. Lobel 
J. Patrick Loofbourrow 
Mark C. Looney 
Robert B. Lovett 
Andrew P. Lustig 
Lori (nmi) Mason 
Thomas 0 . Mason 
Keith.A. McDaniels 
Michael J. McGrail 
John T. McKenna 
Bonnie Weiss McLeod 
Mark A. Medearis 
Laura M. Medina 
Daniel P. Meehan 
Bentriz (nmi) Mejia 
Craig A. Mendcn 
Erik B. Milch 
Raben H. Miller 

There is more partnership information and Par. !(c) is continued further on a 
"Rezoning Attachment to Par. l(c)" fonn. 



Page Yor .? 
Rezoning Attachment to Par. l(c) 

DATE: June 20, 2012 
(enter date affidavi t is notarized) 

for Application No. (s ): _F_D_P_2_0_l_O-_P--:-R_-_02_1_ --:-_ -:-----:-:---:--- --:-----::-:-:--­
(enter County-assigned application number (s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
Cooley LLP 
Reston Town Center, One Freedom Square 
1195 1 Freedom Drive 
Reston, VA 20190 

(check if applicable) [.t) The above-listed partnership has no lim ited partnt:rs. 

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

Chadwick L. Mills 
Patrick J. ~itchell 
Ali M.M. Mojdehi 
Ann M. Mooney 
Timothy J. Moore 
William B. Morrow, III 
Howard (nmi) Morse 
Frederick T. Muto 
Ryan E. Nnftulin 
Stephen C. Neal 
William H. O'Brien 
Thomas D. O'Connor 
I an (nmi) O'Donnell 
Kathleen (nmi) Pakenham 
Nikesh (nmi) Patel 
Timothy G. Patterson 
Amy Elizabeth Payc 
Anne H. Peck 
D. Bradley Peck 
David G. Peinsipp 
Nicole K. Peppc 
Susan Cooper Philpot 
Benjamin D. Pierson 
Frank V. Pietruntonio 
Mark B. Pitchford 
Michael L. Plan 
Christian E. Plnzn 
Anna B. Pope 
Marya A. Postncr 
Steve M. Przesmicki 
Seth A. Rafkin 
Frank F. Rahmani 
Marc (nmi) Recht 
Daniclle Naftulin Reed 
Thomas Z. Reicher 

(check if applicable) [ ] 

FORM RZA-1 Updnted (711106) 

~ichael G. Rhodes 
~ichclle S. Rllyu 
John W. Robenson 
Ricardo (nmi) Rodriguez 
Kenneth J. Rollins 
Richard S. Rothberg 
Adam J. Ruttenberg 
Thomas R. Salley In 
Jessica Valenzuela Santamaria 
Glen Y. Sato 
Manin S. Schenker 
Joseph A. Scherer 
Wi ll iam J. Schwanz 
Audrey K. Scon 
John H. Sellers 
lan R. Shapiro 
Michael N. Sheetz 
Jordan A. Silber 
Brent B. Siler 
Stephen R. Smith 
Colleen P. Gillis Snow 
Tower C. Snow, Jr. 
Whiny (nmi) Somvichian 
Wayne 0. Stacy 
Neal J. Stephens 
Donald K. Stem 
Anthony M. Steigler 
Steven M. Strauss 
Myron G. Sugannan 
Christopher J. Sundermeier 
Ronald R. Sussman 
C. Scon Talbot 
Mark P. Tanoury 
Gregory C. Tenhoff 
Michael E. Tento 
Timothy S. Teter 

Michael S. Tuscan 
Miguel J. Vega 
Erich E. Veitenheirner In 
Aaron J. Velli 
Lois K. Voelz 
Emily Woodson Wagner 
David A. Walsh 
David M. Warren 
Mnrk B. Weeks 
Steven K. Weinberg 
Mark R. Weinstein 
Thomas S. Welk 
Peter H. Werner 
Christopher A. Westover 
Francis R. Wheeler 
Brett D. White 
Andrew (nmi) Will iamson 
Peter J. Willsey 
Mark Windfeld-Hansen 
Nancy II. Wojtas 
Jessica R. Wolff 
Nan (nmi) Wu 
Babak (nmi) Yaghmaic 
Kevin J. Zimmer 

Additions: 

DeAnna D. Allen 
Joseph M. Drayton 
Jacqueline I. Grise 
Lyle (nmi) Robens 
Marc G. Schildkraut 
AndrewS. "Drew" Williamson 
Christina (mni) Zhang 

There is more partnership information and Par. l(c) is continued further on a 
" Rezoning Attachment to Par. l(c)" form. 



Page _j_ of .2_ 
Rezoning Attachment to Par. l(c) 

DATE: June 20, 201 2 
(enter date affidavi t is notarized) 

for Application No. (s): ~F-=-D...:..P...:..2....:0_1 .:.:.0-_P_R_-_02_1 _ _ ______ ---,------,--- -
(enter County-assigned application number (s)) 

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
Bonstra/Hnrcsign Architects LLP 
1710 Connecticut Avenue, NW, Suite 400 
Washington, DC 20009 

(check if applicable) [.t] The above-listed partnership has nu limited partners· 

NAMES AND TITLES OF TH E PARTNERS: (enter first name, middle initial, last name, and title, e.g., 
General Partner, Limited Partner, or General and Limited Partner) 
William J. Bonmn, General Partner 
David T. Hare sign, General Partner 

(checkifa pplicable) [] 

FORM RZA· I Updated (7/1/06) 

There is more partnership information and Par. 1 (c) is continued further on a 
"Rezoning Attachment to Pur. I (c)" form. 



REZONING AFFIOA VIT 

DATE: June 20,2012 
(enter date affidavit is notarized) 

for Application No. ( s): .::..f .::..D_P_2_0.::..1....,.0_-_P_R-:-0::-2_1 __ -:-_ :----::-:--- --:---:--:-:---­
(enter County-assigned application number(s)) 

I (d). One of the following boxes must be checked: 

Page Four 

f ] ln addit ion to the names listed in Paragraphs !(a), l(b), and !(c) above, the fo llowing is a listing 
of any and all other individuals who own in the aggregate (directly and as a shareholder, partner, 
and beneficiary of a trust) 10% or more of the APPLICANT, TITLE OWNER, CONTRACT 
PURCHASER, or LESSEE* of the land: 

[.t] Other than the names listed in Paragraphs l(a), l (b), and l(c) above, no individual owns in the 
aggregate (directly and as a shareholder, partner, and beneficiary of a trust) I 0% or more of the 
APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 

2. That no member of the Fairfax County Board of Supervisors, Planning Comm ission, or any member of 
his or her immediate household owns or has any financia l 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: lf answer is none, enter "NONE" on the line below.) 

None. 

(check if applicable) [ ] 

FORM RZA-1 Updaled (7/ 1/06) 

There are more interests to be listed and Par. 2 is continued on a 
"Rezoning Attachment to Par. 2" form . 



REZONING AFFIDAVIT 

DATE: June 20. 20 12 
(enter date affidavit is notarized) 

for Application No. (s ): .:..F-=D:...:P__.:2::.:0::...;1:...:0:_-P:..;R:.:--=0:.:::2c.:.l __ -:----:---:----:---~-:-:-:--:--­
(enter County-assigned application number(s)) 

Page Five 

3. That within the twelve-month period prior to the public hearing of th is application, no member of the 
Fairfax County Board o f Supervisors, Planning Commission, or any member of his o r her immediate 
househo ld, e ither directly or by way of partnership in which any of them .is a partner, employee, agent, 
o r attorney, or throug h a partner of any of them, or through a corporation in which any ofthem is an 
o fficer, d irector, employee, agent, o r atto rney or ho lds I 0% or more of the outstanding bonds or shares 
o f stock of a particular c lass, has, or has had any business or financial re lationship, other than any 
ordinary depositor o r customer relationship with or by a retail establis hment, public utility, o r bank, 
including any gift or donation having a value of more than $ 100, sing ularly or in the aggregate, with 
any o f those listed in Par. I above. 

EXC EPT AS FOLLOWS: (NOTE: If answer is none, enter "NONE" on line below.) 
- John G. Lavoie of Cooley LLP provided an in-k ind contribution in excess of $ 100 tu "Penny Gross Fur Supervisor." 

-On October 2, 2011,450 1 Daly L.P. contributed in excess ofSIOO to Frey for Fairfax County Board of Supervisors. Although 
450 1 Daly L. P. is not associated with this application, its General Partner, Will iam H. Gordon, is also u shareholder of William H. 
Gordon Associotcs, Inc., which corporation is an agent of the upplicantlis tcd in Paragraph I (a). 

(NOTE: Business or financial relationships of the type described in this paragraph that arise arter 
the filing of this application and before each public hearing must be disclosed prior to the 
public hearings. See Par. 4 below.) 

(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, that all partnerships, corporations, 
and trusts owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT 
PURCHASER, or LESSEE* of the land have been listed and broken· down, and that prior to each 
and every public hearing on this matter, I will reexamine this a ffidav it 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) 

Shane M. Murphy, Esq. 

(type or print ftrst name, middle initial, last name, and title of s ignee) 

Subscribed and sworn to before me this 20th day of_J_u_n_e ______ _ 20E._, in the 8icte/Comm. 
of V irginia , County~ Fairfax ---------

My commission expires: 10 /3 I / ;).4 4 
r 1 

e . Leyshion 
NOTARY PUBLIC 

Commonwealth of Virginia 
Reg. #322548 

Qom. Exp. Oct. 31. 2014 



DATE: 

TO: 

FROM: 

June 25,2012 

Suzanne Lin, Staff Coordinator 
Zoning Evaluation Division 

Department of Planning&]' n Zoning 

Belle R. Crane, Paralegal 
Office of the County Atto y 

SUBJECT: · Revised Affidavit 
PCA 92-P-00 l-08 

Office of the County Attorney 
Suite 549, 12000 Government Center Parkway 

Fairfax, Virginia 22035-0064 
Phone: (703) 324-242 1; Fax: (703) 324-2665 

www.fairfaxcounty.gov 

Applicant: Capital One Bank (US A) N.A. 
PC Hearing Date: 7/25/1 2 
BOS Hearing Date: 9/25/12 

REF.: 110796 

Attached is an affidavit which has been approved by the Office of the County Attorney for the 
above-referenced case. Please include this affidavit dated 6/20/12, which bears my initials and 
is numbered 11 0796a, when you prepare the staff report. 

Thank you for your cooperation. 

Attachment 
cc: (w/attach) Laura Gumkowski, Planning Technician I (sent via email) 

Zoning Evaluation Division 
Department of Planning and Zoning 

l\sl7prolaw0 I \Documents\ I I 0796\BRC\Affidavits\432981 .doc 



REZONING AFFIDAVIT 

DATE: June 20, 2012 
(enter date affidavit is notarized) 

J, Shane M. Murphy , do hereby state that 1 am an 
(enter name of applicant or authorized agent) 

(check one) [ ] 
[.r] 

applicant 
applicant's authorized agent listed in Par. I (a) below 

in Application No.(s): _P_C_A_ 92_-_P_-O_O_I_-0_8 _ _______________ _ ___ _ 
(enter County-assigned application number(s), e.g. RZ 88-Y-001) 

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

1 (a). The following constitutes a li sting of the names and addresses of ali ;\PPLICANTS, 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 must be disc losed. 
Multiple relationships may be listed together, e.g., Attorney/Agent, Contract Purchaser/Lessee, 
Applicantffitle Owner, etc. For a multiparcel appl ication, list the Tax Map Number(s) of the 
parcel(s) for each owner(s) in the Relationship column.) 

NAME 
(enter first name, middle initial, and 
last name) 
Capital One Dank (USA), N.A. 
Agents: Barry L. Mark 

Helene C. Cejas 
l ory A. Berson 
Daniel Ray Mortensen 
Lynne M. Goldberg 
James E. Dawson (former) 

(check if applicable) 

ADDRESS R ELA TIONSHIP(S) 
(enter number, street, city, state, and zip code) (enter applicable relationships 

listed in BOLD above) 
4851 Cox Road Applicant/Title Owner 
Glen Allen, VA 23060 

[.t] There are more relationships to be listed and Par. l{a) is 
continued on a "Rezoning Attachment to Par. I (a)" form. 

* In the case of a condominium, the title owner, contract purchaser, or lessee of I 0% or more of the units in the 
condominium. 

** List as fo llows: Name of tru stee, Trustee for (name of trust, if applicable), tor the benefit of: (state name of 
each beneficiary). 



Page j_ of .Jt... 
Rezoning Attachment to Par. l(a) 

DATE: June 20, 2012 
(enter date affidavit is notarized) 

for Application No. (s ): ....:.P_:C:.:.A.:....:.:92:_-..:.P....:-O:..:O....:.I_-0:..:8~-----:-:--:----:---:-:-:--­
(enter County-assigned application number (s)) 

(NOTE: All relationships to the application are to be disclosed. Multiple relationsh ips 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 the parcel(s) for each owner(s) in the 
Relationship column. 

NAME 
(enter first name, middle initial , and 
last name) 
Wetland Studies and Solutions, Inc. 
Agents: Michael S. Rolband 

Frank R. Graziano 
Mark W. Headly 

Bonstra/Harcsign Architects LLP 
Agents: David T. !-Ia resign 

John K. Edwards 
Sarah C. Stough 
David C. Baker (former) 

Gorove/Siade Associates, Inc. 
Agents: Christopher M. Tacinelli 

Felice B. Brychta 
Chnd A. Baird 
Cheryl L. Sharp 

UrbanTrans Consultants, Inc. 
Agents: Justin B. Schor (former) 

William R. Obermann (former) 
Samuel A. Salkin (fom1cr) 
Larry (nmi) Filler 
Mauhew S. Kaufman 
Avrnm P. Ramage 
Joddic A. Gray 

Grubb & Ellis Company (former) 
Agents : Christopher A. Ewing 

Cooley LLP 
Agents: Antonio J. Calabrese 

Mark C. Looney 
Colleen P. Gillis Snow 
Jill S. Parks 
Shane M. Murphy 
Brian J. Winterhalter 
Jeffrey A. Ncin 
Ben I. Wales 
Molly M. Novotny 

(check if applicable) 

~M >ZA- 0 UpdoO<d (mroo) 

[.!] 

ADDRESS 
(enter numher, street, city, state, and zip code) 

5300 Wellington Branch Drive, Suite 100 
Gainesville, VA 20 155 

1710 Connecticut Avenue, NW, Suite 400 
Washington, DC 20009 

3914 Centreville Rood, Suite 330 
Chantilly, VA 20151 

2200 Pennsylvania Ave, NW 
East Tower, 4th Floor 
Washington, DC 20037 

155 1 N. Tustin Ave., Suite 300 
Santa Ana, CA 92705 

Reston Town Center, One Freedom Square 
11951 Freedom Drive, Suite 1500 
Reston, VA 20190 

RELATIONSBIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Wetlands Consultant/ Agents 

Architect/ Agents 

Traffic Consultant/Agents 

Transportation Consultant/Agents 

Project Consultant/Agents (\-c.'12tvtt;:.~) 

Attorneys/ Agents 

There are more relationships to be listed and Par. I (a) is continued further 
on a "Rezoning Attachment to Par. I (a)" form. 



Page ?/or V 
Rezoning Attachment to Par. l(a) 

DATE: June 20,2012 
(enter date affidavit is notarized) 

for Application No. (s ): _P_C_A_9_2-_P_-O_O_l_-0_8_--:----:-----:-:---:-----:--:-:-:--­
(enter County-ass igned application number (s)) 

(NOTE: All re lationships to the application are to be disclosed. Multiple rclati~nships may be listed 
together, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicantffitle Owner, etc. For a 
multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owncr(s) in the 
Relationship column. 

NAME 
(enter first name, middle initial, and 
last name) 
Kramer Consulting Services, PC (fanner) 
Agents : Jeffrey J. Kramer 

Charles E. Westberg, Jr. 
Donald T. Darnell 

Cassidy Turley Washington LLC 
Agents: Gory (nm i) Helminski 

Vikrant (nmi) Yalavarti 
Jeffrey J. Kramer 
Charles E. Westberg, Jr. 
Donald T. Darnell 

William II. Gordon Associates, Inc. 
Agents: Robert W. Walker 

Oomer F. Syed 
J. Scolt Peterson 
Joseph W. McClellan 
Brian A. Cipriano 
Jeremiah D. Kamerer 
Steven C. Pondish 
Feiquan (NMI) Luo 
James P. Will iams 

Newmark Grubb Knight Frank 
Agent : Christopher A. Ewing 

(check if applicable) 

'M RZA- 1 " "''"' (711106) 

[ ] 

ADDRESS 
(enter number, street, city, state, and zip code) 

3271 M Street, NW 
Washington, DC 20007 

2001 Pennsylvania Ave, NW, Suite ROO 
Washington, DC 20004 

4501 Daly Drive, Suite 200 
Chanti lly, VA 20 151 

125 Park Ave. 
NewYork,NY 1001 7 

RELA TlONSIIIP(S) 
(enter applicable relationships 
listed in BOLD above) ""\ 

Development Manager/Agent {fVtz,)z,me_} 

Development Manager/Agent 

Engineer/ Agents 

Project Consultant/ Agent 

There are more relationships to be listed and Par. I (a) is continued further 
on a " Rezoning Attachment to Par. I (a)" form. 



REZONING AFFIDA VlT 

DATE: June 20, 2012 
(enter date affidavit is notarized) 

for Application No. (s): _P_C_A_9_2_-'C'P __ -O_O_l-=-0_8 _ _ --:---:----:-:-~:----:---:--:-:----­
(enter County-assigned application number(s)) 

Page Two 

l (b). The following constitutes a listing*** of the SHAREHOLDERS of all corporations disclosed in this 
affidavit who own 10% or more of any class of stock issued by said corporation, and where such 
corporation has I 0 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 PROPRJETORSHIPS, LIMITED LIABILITY COMPANIES, and REAL ESTATE 
INVESTMENT TRUSTS herein.) 

CORPORATION INFORMATION 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Capital One Bank (USA), N.A. 
4851 Cox Rood 
Glen Allen, VA 23060 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are I 0 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of 

any class of stock issued by said corporation are listed below. 
[ ) There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF SHAREHOLDERS: (enter first name, middle initial, and last name) 
Capital One Financial Corporation 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name & title, e.g. President, 
Vice President, Secretary, Treasurer, etc.) 
Alben A. Ciafre, VP Amy D. Cook, Asst. Sec. Ann Fritz Hncken, Dir. Jonathan W. Witter, Pres. 
Daniel H. Rosen, Man. VP Dorothy (nmi) Broadman, OfT. Gary L. Perlin, Dir. Lewis (nmi) Huy Ill, Dir. 
Heidi M. Andrioo, CCRO Peter J. Neilson, Off Jory A. Berson, CHRO Murray P. Abrams, EVP 
James R. Tietjen, Chf. Aud. Michael C. Slocum, Pres. Michael J. Wassmer, EVP Richard D. Fairbank, Chair. & CEO 
Pamela M . Koch, VP Rcnu M . Friske, CPO & VP Peter A. Schnull, CCO & CRO Ryan M . Schneider, Dir. 

(check if appl icable) [.! ] There is more corporation information and Par. l{b) is continued on a "Rezoning 
Attachment l(b)" form. 

o;u All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than I 0 shareholders 
has no shareholder owning 10% or more of any class of' stock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that Is a partnership, corporation, or trust, such successive breakdown 
must include a listing and further breakdown of rill of its partner.~, of il~ shareholder.~ as required above, and of 
beneficiaries of any trusts. Such successive breakllown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEt.'* of tire land. 
Limited liability compa11ies and real estate investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of shareholders; managing members shall also be listed. 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 Updated (7/1/06) 



Page _ \_ or_i 

Rezoning Attachment to Par. l{b) 

DATE: June 20, 2012 
(enter date affidavit is notarized) 

for Application No. (s): ~P-=C:..:..A..:....:._92=--=-P-=-O-=O....:..l_-0_8 __________ :-:-:-__ 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Capital One Bank (USA), N.A. (continued}. 
4851 Cox Road 
Glen A llen, VA 23060 

DESCRJPTlON OF CORPORATION: (check one statement) 
(.t) There are I 0 or less shareholders , and a ll of the shareholders are listed h e low. 
r l There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class or 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF TilE S HAREHOLDER: (enter first name, middle initial, and last name) 
Capital One Financial Corporation 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer , etc.) 
Robert M. Alexander, CIO Stephen (nmi) Mugford, EVP Sonjiv (nmi) Yojnik, Pres. Inn (nmi) Cunningham, Man. VP 
Stephen (nmi) Linehan, Treas. Heather M. Cox, EVP 
William J. McDonald, EVP W. Ronald Dietz, Dir. 

Wnrrenetta C. Ilaker, CTO Timothy T. Janes, OfT. 
Andres L. Nuvarrete, Asst. Sec. & Chief Couns. 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and z ip code) 
Capital One Bank (USA), N.A. (continued) 
485 1 Cox Road 
Glen Allen, VA 23060 

DESCRIPT ION OF CORPORATION: (check one statement) 
[.1] T here are 10 or less shareholders, and all of the shareholders are li sted be low. 
[ ] There are more than I 0 shareholders, and all of the shareho lders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% 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, and last name) 

Capital O ne Financial Corporation 

NAMES OF OFFICERS & DIRECTORS: (enter first name, midd le initial, last name, and title, e.g. 
President, Vice-President, Secretary, T reasurer, etc.) 

Vicki (nmi) Swanson, Asst. Contr. 
Charles L. George, O ff. 
James H. McFadden, Off. 
Thomas A. Feil, CIO & Asst. Treas. 

(check if applicable) 1_,] 

FORM RZA-1 Updolcd (7/1106) 

Robert P. Livingston, Off. John G. Finncrun Jr., GC & Sec. Heather N. Joyner, VP & Dir. 
Daniel Ray Mortensen, SVP Frunk G. LaPrade IU, CESO John (nmi) McNuin, VP 
Michael (nm1) Zamsky, CCCO Stephen T. Gannon, Dcp. GC Stephen J. Hulme, CFO 
Laura N . Dailey, Man. VP Monhew H. Neels, CCO & Off. R. Scott Blackley, Contr. & Off. 

There is more corporation information and Par. l (b) is continued further on a 
" Rezon ing Attachment to Par. l(b)" form. 



Rezoning Attachment to Par. l{b) 

DATE: June 20, 2012 

(enter date affidavit is notarized) 

fo r Application No. (s ): _P_C_A_92_-_P_-O_O_I_-0_8_ ---:-----:---:-:----:---:---::-:-:-- ­
(enter County-assigned application numbe r (s)) 

Page "Vof 3_ 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Capiml One Bank (USA), N.A. (continued} 
485 1 Cox Road 
Glen Allen, VA 23060 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are I 0 or less shareholders, and all of the shareholders are listed below. 
( ] There are more than 10 shareholders, and all of the shareholders own ing 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class of 

stock issued by said ::orporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLD ER: (enter first name, middle initial, and last name) 
Capitol One Financial Corporation 

NAMES OF OFFICERS & DIRECTORS: (enter first name, midd le initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 
Nancy J. Jcely, VP Gary L. Perlin, CFO, Capital One Financial Corporation 
Chad M. Eisele, CFO 
Ian D. Hanning, CFO, Canada 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Capital One Bonk (USA), N.A. (continued) 
4851 Cox Road 
Glen Allen, VA 23060 

DESCRIPTlON OF CORPORATION: (check one statement) 
[.t] There are I 0 or less shareholders, and all oft he shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

of stock issued by said corporation, and no shareholders arc listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Capital One Financial Corporation 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial , last name, and title, e.g. 
President, Vice-President, Secretary, Trea surer, etc.) 
Brian Thomas Cole, CFO, Europe 
Coren (nmi) Puckcn, Off. 
F. Aubrey Thacker, Off. 
Robert D. Golden, Sen. Dir. 

(check if applicable) 

FORM RZA- 1 Updated (711/06) 

There is more corporation information and Par. I (b) is continued fu rther on a 
"Rezoning Attachment to Par. l(b)" form. 



for Application No. (s): 

Rezoning Attachment to Par. l(b) 

DATE: June 20,2012 

(enter date affidavi t is notarized) 
PCA 92-P-00 1-08 

Page ? of_1_ 

(enter County-ass igned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street,' city, state, and zip code) 
Capital One Financial Corporation 
1680 Capital One Drive 
McLean, VA 22 102 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] 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 shareho lders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF TUE SllAREHOLDER: (enter first name, middle initial, and last name) 

NAMES OF OFFICERS & DIRECTORS: (enter fiist name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 
Albert A. Ciafrc, VP Amy D. Cook, Asst. Sec. R. Scon Blackley, Off. & Contr. 
Daniclll. Rosen, Man. VP Dorothy (nrni) Broadrnan, Off. Gary L. Perlin, CFO & Off. 
Heidi M. Andrion, CCRO Peter J. Neilson, Off. I leatherN. Joyner, VP 

F. Au bray Thacker, SVP & Sen Ace Off 
LCWlS (nmi) Hay Ill, Dir. 

Ann Fritz Huckcn, Dir. 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, ci'ty, state, and zip code) 
Capital One Financial Corporation (continued) 
1680 Capital One Drive 
McLean, VA 22 102 

DESCRIPTION OF COIUORATION: (check one statement) 
[ ) There are I 0 or less shareholders, and all of the shareholders are listed below. 
[ 1 There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[./] lnere are more than I 0 shareholders, but no shareholder owns I 0% 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, and last name) 

NAMES O F OFFICERS & DIREC TORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasu rer, etc.) 
James R. Tietjen, Chf. Aud. Peter E. Raskind, Dir. Timothy T. Janes, Off. 
Pamela M. Koch, VP Rena M. Friske, CPO & P Peter A. Schnall, CRO 
Robcn M. Alexander, CIO Ryan M. Schneider, Pres. Snnjiv (nmi) Ynjnik, Pres. 
Stephen (nmi) Linehan, Treas. Pierre E. Leroy, Dir. Wurrenena C. Buker, CTO 

Murray P. Abrams, EVP 
Richard D. Fairbank, Chair., CEO & Pres . 
Michael C. Slocum 
Jonathan W. Witter, Pres. 

{check if applicable) There is more corporation information and Par. l{b} is continued further on a 
"Rezoning Attachment to Par. l (b}" form . 

FO RM RZA- 1 Updated (7/ 1/06) 



Page_±_ or_i_ 
Rezoning Attachment to Par. l(b) 

DATE: June 20, 2012 
(enter date affidavit is notarized) 

for Application No. (s): _P_C_A_92_-_P_-O_O_l_-0_8 _____ _______ _ 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and z ip code) 
Capital One Financial Corporation (continued) 
1680 Capital One Drive 
McLean, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[ 1 There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
l.t J There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class of 

stock issued by sa id corporation, and no shareholders are listed below. 

NAMES OF THE S HAREHOLDER: (enter firs t name, middle in itial, and last name) 

NAM ES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
Pres ident, Vice-Pres ident, Secreta ry, Treas urer, etc.) 
William J. McDonald, EVP W. Ronald Dietz, Dir. 
Vicki (nmi) Swanson, Asst. Contr. Matthew H. Neels, CCO & Off. 
Daniel Ray Moncnsen, SVP Frank G. LaPrade lll, CESO 

Andres L. Navarrete, Asst. Sec. & Chief Couns. 
John G. Finneran Jr., GC, Sec. 8i. Off. 
Jack M. Forcstcll, EVP Stephen (nmi) Mugford, EVP 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Capital One Financial Corporation (continued) 
1680 Capital One Drive 
McLean, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are I 0 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. 
[.t) There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

of stock issued by said corporation, and no shareholders are listed helow. 

NAMES OF THE SIIAREIIOLDER S: (enter first name, middle initial, and last name) 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e .g. 
President, Vice-President , Secretary, Treasurer, etc.) 
James H. McFadden, Off. Michael (nmi) Zamsky, CCCO Stephen T. Gannon, EVP & Dcp. GC Jory A. Berson, CHRO 
Thomas A. Fcil, CIO & Asst. Trees. Bradford H. Womer, Dir. Coren (nmi) Puckett, Off. Patrick W. Gro~s . Dir. 
Brian Thomas Cole, CFO E.R. Campbell, D1r. Mayo A. Shattuck Ill , Dir. 
Colin J. Ruh, CFO Suzanne (mni) Hammen, CCCO 

(check if applicable) There is more corporation info rmation and Par. l(b) is continued further on a 
"Rezoning Attachment to Par. I (b)" form. 

FORM RZA- 1 Updated (7/ 1/06) 
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Rezoning Attachment to Par. l(b) 

DATE: June 20, 20 12 

(enter date affidavit is notarized) 
for A pp I ication No. ( s): _P_C_A----:-92_-_P_-O-::O:-I_-0_8_---:----:-----:-:---:-----:--:--:7"--

(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street,· city, state, and zip code) 
William H. Gordon Associates, Inc. 
4501 Doly Drive 
Chantilly, VA 20151 

DESCRIPTION OF CORPORATION: (check~ s tatement) 
[ ] There are I 0 or less shareholders, and all of the shareholders are listed below. 
[.t] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation arc listed below. 
[ j There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
William H. Gordon 
Joseph W. McClellan 
R. Steven Hulsey 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle in itial, last name, and title, e.g. 
President, Vice-President, Secr eta ry, Treasurer, etc.) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Gorove/Slade Associates, Inc. 
3914 Centreville Road, Suite 330 
Chantilly, VA 20 151 

DESCRIPTION OF CORPORATION: (check~ statement) 
[.t] There are I 0 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 I 0 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders ure listed bt:low. 

NAMES OF TJfE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Christopher M. Tacioelli 
Chad A. Baird 
Daniel B. VanPelt 
Erwin N. Andres 

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

{check if applicable) 

FORM RZA- 1 Updated (7/ 1/ 06) 

There is more corporation information and Par. I (b) is continued further on a 
"Rezoning Attachment to Par. I (b)" form. 
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Rezoning Attachment to Par. l(b) 

DATE: June 20, 20 12 
(enter date affidavit is notarized) 

for Application No. (s): _P_C_A_92_-_P_-O_O_l_-0_8 ___ ___ .,.--_____ _ 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Wetland Studies and Solutions, Inc. 
5300 Wellington Branch Drive, Suite 100 
Gainesville, VA 20 155 

DESCRIPTION OF C ORPORAT ION : (check one statement) 
(.t] TI1ere are I 0 or less shareholders, and all of the shareholders are li sted below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation arc listed below. 
[ j There are more than 10 shareholders, but no shareholder owns I 0% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHO LDER: (enter first name, middle initial, and last name) 
MichaelS. Rolband 

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Grubb & Ell is Compnny (former) 
155 1 N. Tustin Ave, Suite 300 
Santa Ana, CA 92705 

DESCRTPTION OF CORPORATION: (check one statement) 
[ ] 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 1 0% or more of any 

class of stock issued by said corporation are li sted below. 
(.t] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF T HE SHAREHOLDERS: (enter first name, middle initial , and last name) 

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

(check if applicable) [.t] 

f'ORM RZA-1 Updated (711106) 

There is more corporation information and Par. l (b) is continued further on a 
"Rezoning Annchmentto Par. l(b)" form. 
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Rezoning Attachment to P~tr. l(b) 

DATE: June 20 , 20 12 

(enter date affidavit is notarized) 
for Application No. (s): _P_C_A_92_-~P_-O_O_l_-0_8 _ _ ________ _ _ _ 

(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, c ity, state, and zip code) 
UrbanTnms Consultants, Inc. 
2200 Pennsylvania Ave, NW 
East Tower, 4th Floor 
Washington, DC 20037 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t 1 There are I 0 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corp\}ration are listed below. 
[ ) There arc more than I 0 shareholders, but no shareholder owns I 0% or more of any class of 

stock issued by sa id corporation, and no shareholders are listed below. 

NAMES OF TH E SHAREHOLDER: (enter first name, middle initial, and last name) 
Aaron D. Gaul MatthewS. Kaufman 
Jessica E. Hindman 
Joddic A. Gray 

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Kramer Consulting Services, PC (former) 
327 1 M Street, NW 
Washington, DC 20007 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t ] There are I 0 or less shareholders, and all of the shareholders arc listed below. 
( ) There are more than 10 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any c lass 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Jeffrey J. Kramer 

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

(check if applicable) [ ~ There is more corporation information and Par. l(b) is continued further on a 
"Rezoning Attachment to Par. l (b)" form. 

FORM RZA- 1 Updorcd (7/1/06) 
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Rezoning Attachment to Par. l(b) 

DATE: June 20, 2012 
(enter date affidavit is notarized) 

for Application No . (s ): _P_:C_A_ 92_-_P_-O--:O_I_-0_8_---:-_ -:-----:-:---:----:---::-7":"""--
(enter County-ass igned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street,' city, state, and t.ip code) 
Cassidy Turley Washington LLC 
2001 Pennsylvania Ave, NW, Suite 800 
Washington, DC 20004 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are I 0 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation arc listed below. 
[ ] There arc more than I 0 shareholders, but no shareholder owns I 0% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLD ER: (enter first name, middle initial, and last name) 
Cassidy Turley, Inc. 

NAMES OF OFFICERS & DIRECTORS: (enter ftrst name, middle initial, last name, and title, e.g. 
President, Vice-President, Secreta ry, Treasurer, etc.) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, s treet, ci'ty, state, and zip code) 
Cassidy Turley, Inc. 
7700 Forsyth Blvd, 9th Floor 
St. Louis, MO 63 I 05 

DESCRIPTION OF CORPORA T JON: (check one statement) 
[ ] There arc I 0 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[.t) There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter ftrst name, middle initial, and last name) 

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

(check if applicable) 

FORM RZA- 1 Updated (7/l/06) 

There is more corporation information and Par. l{b) is continued further on a 
"Rezoning Allachment to Par. l(b)" form. 
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Rezoning Attachment to Par. l (b) 

DATE: June 20, 2012 

(enter date affidavit is notarized) 

for Application No. (s): _P_C_A_ 92_-_P_-O_O_l_-0_8_ --:---:----:---:--:-----:---:-:-:-:---
(enter County-assig ned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Newmark Grubb Knight Frunk 
125 Park Ave. 
New York, NY 10017 

DESCRIPTION OF CORPORATION: (check one sta tement) 
[.t] 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 arc listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns I 0% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle in itial , and last name) 
BGC Partners, Inc. 

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

NAME & ADDRESS OF CORPORAT ION : (enter complete name, number, street, city, state, and zip code) 
BGC Partners, Inc. 
499 Park Avenue 
New York, NY 10022 

DESCRIPT ION OF CORPORATION : (check one statement) 
[ ] There are I 0 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than lO shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[.t) There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF T HE SHAREHOLDERS: (enter first name, middle initial, and last name) 
BGC Partners, Inc. is a publicly traded company on NASDAQ (trading under the symbol BGCP). 

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

(check if applicable) [ ] 

FORM RZA- 1 Updated (7/ 1/06) 

There is more corporation information and Par. I (b) is continued further on a 
"Rezoning Attachment to Par. I (b)" form. 



Page Three 
REZONING AFFIDAVIT 

DATE: June 20, 201 2 
(enter date affidavit is notarized) 

for Application No. (s): _P_C_A_9_2_-_P_-O_O_l_-0_8 ______ ___ _____ _ 
(enter County-assigned application number(s)) 

l (c). The fo llowing constitutes a listing*** of all of the PARTNERS, both GENERAL and LIMITED, in 
any partnership disclosed in this affidavit: 

PARlNERSHlP TNFORMATlON 

PARTNERSHIP NAME & ADDRESS: (enter complete name, number, street, city, state and zip code) 
Cooley LLP 
Reston Town Center, One Freedom Square 
1195 1 Freedom Drive, Suite 1500 
Reston , VA 20190 

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

NAMES AND TITLE OF THE PARTNERS (enter first name, middle init ia l, last name, and title, e.g. 
General Pnrh1er, Limited Partner, or General and Limited Partner) 

Ginn-Michele a Marca 
Jane K. Adams 
Maureen P. Alger 
Thomas R. Amis 
Mazda K. Antiu 
Orion (nmi) Armon 
Gordon C. Atkinson 
Michael A. Attanasio 
Jonathan P. Bach 
Charles J. Bair 
Celia Goldwag Barcnholtz 
Frederidk D. Baron 
Manhew S. Bartus 
James A. Seidner 

Keith J. Berets 
Connie N. Bertram 
Laura Grossficld Birger 
Thomas A. Blinkn 
Ian B. Blumenstein 
Barbara L. Borden 
Jodie M. Dourdet 
Wendy J. Brenner 
Matthew J. Brigham 
James P. Brogan 

Nicole C. Brookshire 
Manhew D. Brown 
Alfred L. Browne Ill 
Man hew T. Browne 
Peter F. Bums 
Robert T. Cahill 
Antonio J. Calabrese 
Chri stopher C. Campbell 
William Lesse Castll:b~:rry 
Lynda K. Chandler 
Dennis (nmi) Childs 

(check if applicable) [.t] There is more partnershi p informati on and Par. l (c) is continued on a "Rezoning 
Attachment to Par. I (c)" form. 

***A ll listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons arc listed Q! (b) the listing for a corporation having more than I 0 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that il' a partnership, corporation, or trust, such successive breakdown 
must include a listing and f urther breakdown of all of its partner.1·, of its slwreholder.l· as required above, all(/ of 
beneficiaries of any trusts. Such successive breakdown must also Include breakdowns of any partnership, corpomtion, or 
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER or LESSEE* of tile land. 
Limited liablllty companies and real estate Investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of shareholders; managing members shall also be listed. 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. 
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Rezoning Attachment to Par. l (c) 

DATE: June 20, 201 2 

for Application No. (s): 
(enter date affidavit is notarized) 

PCA 92-P-00 1-08 
(enter County-assigned appl ication number (s)) 

PARTNE RSffiP NAME & ADDRESS: (enter complete name & number, street, c ity , state & zip code) 
Cooley LLP 
Reston Town Center, One Freedom Square 
1195 1 Freedom Drive 
Reston, VA 20190 

(check ifapplicable) [.t) The above-listed partnership has no limited partners. 

NAMES AND TITLES OF THE PARTNERS: (enter first name, m idd le in itial, last name, and title, e.g., 
General Partner, Limited Pa rtner, or General and Limited Partner) 
William T. Christiansen, JJ 
Sean M. Clayton 
Samuel S. Coates 
Alan S. Cohen 
Jeffrey L. Cohen 
Thomas A. Coli 
Joseph W . Conroy 
Jennifer B. Coplan 
Carolyn L. Craig 
John W. Crinenden 
Janet L. Cullum 
Nathan K. Cummings 
John A. Dodo 
Benjamin G. Damstcdt 
CrBJg E. Dauchy 
Wendy (nmi) Davis 
Renee R. Deming 
Darren K. DeStefano 
Jennifer Fonner DiNucci 
Michelle C. Doolin 
Christopher (nmi) Durbin 
John C. Dwyer 
Shannon (nmi) Eagan 
Robert L. Eisenbach, Ill 
Gordon H. Empey 
Sonya F. Erickson 
Lester J. Fagen 
Brent D. Fassett 
David J. Fischer 
M. Wainwright Ftshburn, Jr. 
Richord H. Fronk 
Steven L. Friedlander 
Thomas J. Friel, Jr. 
Francis (nmi) Fryscak 
Koji F. Fukumura 
James F. Fulton, Jr. 
Wi ll iam S. Galliani 
W. Andrew I I. Gann Ill 
Stephen D. Gardner 

(check if applicable) [JJ 
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Jon E. Gavenman 
Kathleen /\. Goodhart 
Lawrence C. Gonlieb 
Shone L. Goudey 
Will iam E. Grauer 
Jonathan G. Graves 
Eric (nmi) Grossman 
Kenneth L. Guernsey 
Patrick P. Gunn 
Jeffrey M. Gutkin 
John B. Hale 
Danish (nmi) Hamid 
Bernard L. Hatcher 
Matthew B. Hemington 
Cathy Rae llershcopf 
John (nmi) l lession 
Gordon (nmi) Ho 
Suzanne Sowachka Hooper 
Lila W. Hope 
Mark M. Hrenya 
Christopher R. Huller 
Joy R. lndyke 
Craig D. Jacoby 
Eric C. Jensen 
Mark L. Johnson 
Robert L. Jones 
Barclay J. Kamb 
Richard S. Kanowitz 
Kimberly J. Kaplan-Gross 
JeffreyS. Karr 
Sally A. Kay 
Heidi M. Keefe 
Kevin F. Kelly 
Jason L. Kent 
Charles S. Kim 
Kevin M. King 
James C. Kitch 
Michael J. K.Jisch 
Jason M. Koral 

Barbara A . Kosacz 
Kenneth J. Krisko 
JohnS. Kyle 
Cnrol Denise Laherty 
Murk F. Lambert 
Matthew E. Lunger 
Samanthn M. LaPine 
John G. Lavoie 
Robin J. Lee 
Ronald S. Lemieux 
Natasha (nmi) Leskovsck 
Shira Nadich Levin 
Alan (nmi) Levine 
Michael S. Levinson 
Stephanie (nmi) Levy 
Elizabeth L. Lewis 
Michael R. Lincoln 
James C. T. Linfield 
Chet F. Lipton 
CliffZ. Liu 
Snmuel M. Livermore 
Douglas P. Lobel 
J. Patrick Loofbourrow 
Mark C. Looney 
Robert B. Lovett 
Andrew P. Lustig 
Lori (nmi) Mason 
Thomas 0 . Mason 
Keith A. McDaniels 
Michael J. McGrail 
Juhn T. McKenna 
Bonnie Weiss McLeod 
Mark A. Medearis 
Lauro :vi . Medinn 
Daniel P. Meehan 
Beatriz (nmi) Mej ia 
Craig A. Menden 
Erik B. Mi lch 
Robert H. Mi ller 

There is mort: partnership information and Par. l(c) is continued further on a 
"Rezoni ng At1achment to Par. J(c)" form. 
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Rezoning At1achment to Par. l(c) 

DATE: June 20, 20 12 
(enter date affidavit is notarized) 

for Application No. (s): _P_C_A_9_2_-_P-_O-=O_l -_0_8_----:----:------:--:---:-------:-:----:-:--­
(enter County-ass igned application number (s)) 

PARTNERSIIIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
Cooley LLP 
Reston Town Center, One Freedom Square 
I 1951 freedom Drive 
Reston, VA 20 I 90 

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

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

Chadwick L. Mills 
Patrick J. Mitchell 
Ali M.M. Mojdchi 
Ann M. Mooney 
Timothy J. Moore 
William B. Morrow, Ill 
Howard (runi) Morse 
Frederick T. Muto 
Ryan E. Nafi"ulin 
Stephen C. Neal 
William H. O'Brien 
Thomas D. O'Connor 
Ian (nmi) O'Donnell 
Kathleen (nmi) Pakenham 
Nikesh (runi) Patel 
Timothy G. l'auerson 
Amy Elizabeth Paye 
Anne 1-1. Peck 
D. Bradley Peck 
Davtd G. Pcinsipp 
Nicole K. Peppe 
Susan Cooper Philpot 
Benjamin D. Pierson 
frank V. Pictrantonio 
Mark B. Pitchford 
Michael L. Platt 
Christian E. Plaza 
Anna B. Pope 
Marya A. Postner 
Steve M. Przesmicki 
Seth A. Raikio 
frank F. Rahmani 
Marc (nmi) Recht 
Danielle Naflulin Reed 
Thomas Z. Reicher 

(check if appl icable) [ ) 
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Michael G. Rhodes 
Michelle S. Rhyu 
John W. Robertson 
Ricardo (nmi) Rodriguci. 
Kenneth J. Rollins 
Richard S. Rothberg 
Adam J. Ruttenberg 
Thomas R. Salley Ill 
Jessica Valenzuela Santamaria 
Glen Y. Sato 
Martin S. Schenker 
Joseph A. Scherer 
William J. Schwartz 
Audrey K. Scott 
John II . Sellers 
len R. Shapiro 
Michael N. Sheetz 
Jordan A. Silber 
[lrcnt D. Si ler 
Stephen R. Smith 
Colleen P. Gillis Snow 
Tower C. Snow, Jr. 
Whitty (nmi) Somvichian 
Wayne 0 . Stacy 
Neal J. Stephens 
Donald K. Stem 
Anthony M. Steigler 
Steven M. Strauss 
Myron G. Sugarman 
Christopher J. Sundermcier 
Ronald R. Sussman 
C. Scott Talbot 
Mark P. Tanoury 
Gregory C. Tenhoff 
Michael E. Tenta 
Timothy S. Teter 

Michael S. Tuscan 
Miguel J. Vega 
Erich E. Vcitenheimer HI 
Aaron J. Vell i 
Lois K. Voelz 
Emily Woodson Wagner 
Dnvid A. Walsh 
David M. Warren 
Mark B. Weeks 
Steven K. Weinberg 
Mnrk R. Weinstein 
Thomas S. Welk 
Peter II. Werner 
Christopher A. Westover 
Francis R. Wheeler 
Rrett D. White 
Andrew (nmi) Williamson 
Peter J. Willsey 
Mark Windfcld-llansen 
Nancy H. Wojtas 
Jesstca R. Wolff 
:-Jan (nmt) Wu 
Babak (nmi) Yaghmaic 
Kevin J. Zimmer 

Additions: 

DeAnna D. Allen 
Joseph M. Drayton 
Jacqueline I. Grise 
Lyle (nmi) Roberts 
More G. Schildkraut 
Andrew S. "Drew" Williamson 
Christina (nmi) Zhang 

There is more partnership information and Par. I (c) is continued further on a 
"Rezoning Attachment to Par. l(c)" form. 
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Rezoning Attachment to Par. l(c) 

DATE: June20,2012 
(enter date affidavit is notarized) 

for Application No. (s): .:..P-=C~A~92=--..:.P_-O,;...O;_l_-_08 ___ _ ____ _ -:----:--:---
(enter County-assigned application number (s)) 

PARTNERSIDP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code) 
Bonstra/Haresign Architects LLP 
1710 Connecticut Avenue, NW, Suite 400 
Washington, DC 20009 

(check ifapplicable) [.t] The above-l isted partnership has no limited partners· 

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.g. , 
General Partner, Limited Partner, or General and L imited Partner) 
William J. Bonsrru, General Penner 
David T. Haresign, General Ponner 

(check if applicable) [ ] 

FORM RZA- 1 Updutcd (711/06) 

There is more partnership information and Par. l{c) is continued further on a 
"Rezoning Attachment to Par. l(c)" form. 



REZONING AFFIDA VlT 

DATE: June 20, 20 12 
(enter date affidavit is notarized) 

for Application No. (s): _P_C_A_ 9_2_-..,..P_-O_O_l-=-0_8 __ ~--:----:-:c~:-------:-~:-:---­
(enter County-ass igned application number(s)) 

I (d). One of the fo llowing boxes m ust be checked: 

l'age Four 

[ J In addi tion to the names listed in Paragraphs I (a), I (b), and I (c) above, the following is a listing 
of any and all other individuals who own in the aggregate (direc tly and as a shareholder, partner, 
and beneficiary of a trust) 10% or more ofthe AJ>PLJCANT, TITLE OWNER, CONTRACT 
PURCHASER, or LESSEE* ofthc land: 

[.t] Other than the names listed in Paragraphs l (a), l (b), and l (c) above, no indiv idual owns in the 
aggregate (directly and as a shareho lder, partner, and beneficiary of a trust) I 0% or more of the 
APPLICANT, TITLE OWNE R , CONTRACT PURCHASE R, o r LESSEE* of the land. 

2. T hat no member o f the Fairfax County Board of Superv isors, 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. 

EXCE PT AS FOLL OWS: (NOTE: If answer is none, enter "NON E" on the line below.) 

None. 

(check if applicable) l I 

FORM RZA- 1 Updated (711/06) 

There arc more interests to be listed and Par. 2 is continued on a 
" Rezoning Attachment to Par. 2" form. 
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REZONING AFFIDA VJT 

DATE: June 20, 20 12 
(enter date affidavit is notarized) 

for A ppl ica tion No. ( s): .:...P..::C:.:...A:_9:...:2=--.:...P_:-O:...:O:..:l_-0:...:8=-------:------:-----:-----:-:-----:---:-:-:-- - ­
(enter County-assigned application number(s)) 

3. That within the twelve-month period prior to the public hearing of this application, no member ofthe 
Fairfax County Board of Supervisors, 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 I 0% 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 more than $100, singularly or in the aggregate, with 
any of those listed in Par. I above. 

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter "NONE" on line below.) 
• John G. Lavoie of Cooley LLP provided an in-kind contribution in excess of $ 100 to "Penny Gross For Supervisor." 

- On October 2, 20 II, 450 I Daly L.P. contributed in excess of S I 00 to Frey for Fairfax County Doard of Supervisors. Although 
4501 Daly L.P. is not associated with this npplicntion, its Genernl Panner, William H. Gordon, is also a shareholder of William H. 
Gordon Associates, Inc., which corporation is an agent of the applicant listed in Paragmph I (a). 

(NOTE: Business or financial relationships of the type described in this paragraph that arise after 
the filing of this application and before each public hea ring must be disclosed prior to the 
public hearings. Sec Par. 4 below.) 

(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, that all partnerships, corporations, 
and trusts owning 10% or more of the APPLICANT, T ITLE OWNER, CONTRACT 
PURCHASER, or LESSEE* of the land have been listed and broken down, and that prior to each 
and every public hea ring 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) [1] Applicant's Authorized Agent 

Shane M. Murphy, Esq. 

(type or print first name, middle initial, last name, and title of signee) 

Subscribed and sworn to before me this 20th day of June 20~, in thc.s;Qff{Comm. 
of Virginia County/~· Fairfax ---- - - ---

My commission expires: /V /.3 I /2..Jt t/ 
~~~=w~,~~~----

~A-1 ""'"d (7'1100) 

? - ~ 

,J;. 1-ft, c c --ur tk<4In 
/ Not,.n, P,hJif. 

Betty C. Leyshion 
NOTARY PUBLIC 

Commonwealth o1 VIrginia 
Reg. #322548 

Com. Exp. Oct. 31, 201~ 



I. Introduction 

Capital One 
Tysons Corner Rezoning Application 

June 30, 2011 

APPENDIX 3 

Capital One Bank (USA), National Association ("Capital One") is the title owner of 
26.2 acres of land in Tysons Corner, Fairfax County's business center. The property is 
located southeast of the Capital Beltway (I-495), north of Dolley Madison Boulevard (Route 
123) and west of Scotts Crossing Road. The site is more specifically identified as Fairfax 
County Tax Map 29-4 ((5)), Parcel A2 (the "Capital One Property" or· the "Property"). The 
Capital One Property is developed with a 14-story, 479,500 square-foot iconic office 
building that serves as Capital One's corporate headquarters, an associated 24,500 square­
foot conference facility and an adjacent nine-level structured parking garage. 

Capital One was founded in 1988 by Richard Fairbank, based on his belief that the 
power of informiltion, technology, and testing could be harnessed to bring highly 
customized financial products directly to consumers. Headquartered in Tysons Cmner·, 
Capital One is positioned to be the 5th largest bank by deposits in the Unrted States and the 
largest online bank, offering a broad spectrum of financial products and services to 
consumers, small businesses, and commercial clients. With the acquisition of Chevy Chase 
Bank, Capital One has added approximately 1,000 branch locations rn Virginra, Maryland, 
and the District of Columbia, as well as in New York, New jersey, Louisiana, and Texas. 
Capital One also has international businesses in the United Kingdom and Canada, and 
recently announced it would seek to acquire online bank lNG Direct. 

Capital One has been widely recognized for its entrepreneurial culture, progressive 
workplace, and community engagement. The company was named to Fortune Maga:-:ine's 
list of "Top Companies for Leaders," ranking second in North America and fifth globally. In 
addition, Capital One has been named to Fortune's "100 Best Companies to Work Fot·" and 
"20 Gr·eat Employers for New Grads." In addition, Capital One was named to Business 
Week's "Best Places to Launch a Career," Working Mother's "100 Best Cornparries" and 
Diversitylnc's "Top 50 Companies for Diversity." 

Among its many community initiatives, Capital One has been recognized for· its 
partnership with the Fairfax County Public Schools and junior Achievement in the "Finance 
Park" program, which teaches middle school students the tenets of money management. 
To date, the program has served 33,000 students. Atter hosting the progn1m for several 
year·s at its own headquarters, Capital One contributed toward the costs associated with 
constructing a permanent 20,000 square-foot financial literacy center in Fairfax, which was 
recently completed and will serve 14,000 students per year. Capital One has also 
voluntarily maintained temporary athletic fields on its campus that benefit youth athletic 
leagues, including McLean Youth Soccer, Vienna Youth Soccer, and the Northern Virginia 
Travel League. 



According to the Washington Business journal, Capital One is the largest company in 
Tysons Corner by revenue, and the eighth largest company in the region, where it employs 
more than 2,000 people. Capital One employs 28,000 wol'idwide. 

II. Background 

In 2000, Capital One undertook a major consolidation of its Northern Virginia sites, 
ultimately choosing to locate its corporate headquarters on a 29.2-acre property in Tysons 
Corner, the thriving information and technology hub of the Washington Metropolitan 
Region. To that end, Capital One secured a Proffer Condition Amendment and Special 
Exception to the existing West*Gate zoning approvals on the Property (the "PCA"), 
permitting four office buildings and a total of 1,100,000 square feet of oftlce development. 
Subsequent to the approval of the PCA, Capital One dedicated approximately three acres of 
land to Fairfax County and the Virginia Department of Transportation ("VDOT") for the 
Tysons-McLean Transit Station and Capital Beltway improvements, reserving density 
credit consistent with Section 2-308 of the Zoning Ordinance. 

In 2003, Capital One completed the existing 14-story, 479,500 squJrc foot office 
building and a partially above-grade parking deck as the first phase of' a multi-year, phased 
development rlan. Shortly thereafter, the 24,500 square foot conference facility was 
constructed as an extension of the office building. As an interim condition of the first 
phase, Capital One voluntarily installed a well-landscaped open space, wluch includes a 
pond, picnic filcilities Jmi several sports fields and courts. The spot'ts facilities were 
constructed primarily for the benefit of Capital One's employees, but in keeping with the 
company's dedication to the community, several little league teams have been granted 
ongoing permission to use the fields until the overlapping phase's of development are 
ultimately constructed. 

The later phases of the approved development and PC/\, which include three 
additional office buildings containing a maximum of 596,000 square feet and associated 
above-grade parking decks, have not yet been constructed. Because the existing PCA plan 
was devised almost a decade ago, when construction of the Metro rail Project was far from 
certain, it was much more prudent to anticipate and plan for an office park with several 
above-ground parking decks, rather than the transit-oriented, mixed-use prototype that is 
possible today. 

For several years after its construction, Capital One's Tysons Corner headquarters 
operated well below its designed capacity. Since 2010, due in part to the company's recent 
acquisitions of Chevy Chase Bank and North Fork Bank, Capital One has moved several 
hundred additional employees to its headquarters, which now includes over 1,000 
employees. With these expansions, the headquarters building has reached capacity as 
steady growth continues throughout Capital One's core businesses. Despite the Metrorail 
Project's earlier uncertainty, it has since become a reality and construction of the four 
stations slated for Tysons Corner is well underway. 
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Against the background of these significant changes within Tysons Corner, Capital 
One has thoroughly explored its options, concluding that the development program 
approved with the earlier PCA no longer meets its long-term goals. The Tysons Corner 
Comprehensive Plan (the "Comprehensive Plan"), adopted on june 22, 2010, creates an 
excell ent and timely opportunity to re-plan the remainder of th e Capital One campus to an 
exciting, vibrant, transformative, transit-oriented, mixed-use development embraced by 
the Tysons Task Force, the Fairfax County Staff, Planning Comm ission a nd Board of 
Supervisors. 

Ill . The Proposed Master Plan 

The current Comprehensive Plan is the result of over five years of exhaustive vetting 
by residents, Fairfax County's Planning and Transportation Staff, the Planni ng Commission 
and Board. The Comprehensive Plan envisions a walkable, urban environment served by a 
multitude of transit options, where residen ts and workers a re not overly dependent on the 
automobile. 

The Comprehensive Plan identifies the Tysons East Transit Sta tion Area, where the 
Capita l One Property is located, as a signature eastern gateway for the Tysons Corner 
Urban Center. The area is defined by its foc us on Scotts Run, which is envis ioned as an 
urbwn park surrounded by urban mixed -use development includ ing office, res idential, hotel 
a nd community reta il uses. Whereas th e devel opment associated with the 2000 PCA is 
internally oriented and limited to office use, Capital One's Proposed Master Plan (the 
"Proposed Master Plan") takes the campus in an entirely different direction, creating the 
blueprint for a vibrant urban center located contiguo us to the Tysons East Transit Sta tion. 

The Proposed Master Plan is entirely consistent with the Comprehensive Plan's 
transformative vision for Tysons. It creates a harmonious bala nce of offices, street-l evel 
retail, civic space, public parks and residences un ified hy an integrated, multi -modal 
transportation network and connected open spaces. 

A. Uses and Density 

The mixed-use development contains a FAR of 3.90 (4,969,523 square feet of total 
development) ca refully designed and integrated over the 26.2 acres. In addition to the 1.1 
million square feet of office space that is curren tly approved for the Property (and for 
which Capital One has already underwritten significant proffer obligations), the Proposed 
Master Plan includes 2 million square feet of office and nearly 1.3 mil lion square feet of 
residential development, containing between 984 and 1,297 apartments and 
condominiums. Consistent with the Tysons Comprehensive Plan, heights for the office 
buildings range from 225 to 400 feet, whereas the residential buildings in the interior of 
the site range from 120 to 210 feet. As the Property fall s entirely within %. mile of the 
Tysons East Transi t Station, the Comprehensive Plan recommends no specific FAR cap for 
the Property. 
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The Capital One Property is designated "Transit Station Mixed-Use" under the 
Comprehens ive Plan a nd the pro posed mix of uses mirrors its recommendations of office 
uses up to 65% with a minimum residential component of 20%. Capital One's Proposed 
Master Plan includes 64% commercial office, 26% residentia l, 1.7% community retai l, 1.1% 
civic uses and 7% hotel. It a lso focuses the most intense office development closest to the 
Tysons East Transit Station, thereby encouraging Metro ridership. Wi th such a varied mix 
of uses, Capital One's Proposed Maste r Plan accompl ishes the pattern of land use 
envisioned for the areas closest to the Metrora il s ta tions in Tysons Corner. 

The Proposed Master Pla n incorporates the existing Capital One headquarters 
building into the future layout of the Property. 13 ecause Capital One has already 
underwri tten and implemented significant proffered commitments for the 504,000 squa re 
feet of office s pace that includes the headquarters building, the company anticipates very 
few add itional proffers or changes rela ted to thi s existing pipelin e developm ent. 

B. Res idential Uses 

By including a significant residential component, Capital One is fostering the stated 
goal in the Comprehensive Pion of increasing the number of residents in Tysons Corner. 
Increasing the ratio of residents to jobs is one of the primary drivers of the Comprehensive 
Plan Amendment. The Proposed Master Plan envis ions that 20% of the tota l res id ential 
units wi ll be classi fied as workforce dwelling units, which ensures that adeq uate hous ing 
choices are available to reside nts wi th a variety of income levels. 

C. RetaiL Restaurants. and Hotels 

To encou rage residents and employees to accomplish thei r routine errands, find 
restaurants, di scover enterta inment opportunities and shop withou t us ing personal 
vehicles, up to approximately 86,000 square fee t of ground-floor community retai l a nd 
restaurants wi ll be carefully planned and developed at key locations throughout the 
Property. Furthermore, a civic component containing up to a tota l of approxi mately 55,000 
square feet wil l offer below-market, rentable space to local coll eges, universities and non­
profits to encourage additional access to higher ed ucation. A landmark hotel a nd 
conference center is envisioned to serve visitors and companies with offi ces in Tysons 
Corner. 

D. Parking 

In acco rdance with Fairfax County's recent shift in methodology, parking will be 
more limited than what is avai lable today and will be provided through a combination of 
above and below-grade structures tha t are tastefully integrated into the architecture of the 
buildings. 

E. Pedestrian Amenities and Connecti vity 

4 



Because veh icular and pedestria n connectivity are essenti al elements of the 
Comprehensive Plan, Ca pita l One's Proposed Master Plan includes a hierarchy of local 
streets and pa thways. It boasts direct pedestrian connections to the Tysons East Transit 
Station, incl udi ng a connection to the Colsh ire and Old Meadow Sub-districts via the Metro 
bridge over Dol ley Madison Bouleva rd . 

A temporary at-grade conn ection to the transit station is expected to open prior to 
the firs t phase of construction, subject to the proper agreements with Metro. In the event 
s uch a temporary connection is constructed, it will be mai ntained for the duration of the 
development process, with reloca tions of the connection as necessary to construct future 
phases. A permanent at-grade connection (which is also subject to an agreement with 
Metro) wi ll be established with speci fi c phase described below. 

F. Parks and Open Space 

A network of urban parks, plazas and green space is a critica l fea tu re of the 
Proposed Master Plan, wi th nearly 5 acres of publicly-accessible parkland and at least 35°AJ 
open space. 1\s soon as they ex it the station, rai l patrons will find th emselves at a gateway 
public pa rk, where they can make their way along a green pedest rian network, through the 
residentia l block a nd toward a new civic plaza at the intersection of Old Meadow Road and 
Capita l One Drive. 

The pedestrian netwo rk ultimately showcases the larger Scotts Run Stream Valley 
Pa rk, which is a key featu re of The Scotts Run Crossing sub-district. As such, the Scotts Run 
Stream Valley Park will be high lighted, updated and markedly improved fro m its current 
state, and its <Jnticipated design as a more natural feature within an urban environment 
will be ful ly embraced. These urban des ign amenities will be blended with low-impact 
development techniques to create an overall development that respects and enhances the 
natural environment. 

The Proposed Master Plan proposes a model project that embodies the new 
Comprehensive Plan. It takes into account the gu iding planning principles crafted by the 
Tysons La nd Use Task Force and executes the vi sion tha t was later refined by County Staff, 
the Planning Commission and the Board. The resulting development will create an urban 
landscape tha t provides qua li ty open space and parks, shopping and dining opportunities, 
active recreation faci lities and civic-orien ted spaces. 

G. Signs 

Signage associated with the Proposed Mas ter Plan wi ll be in acco rdance with Article 
12 of the Zoning Ordinance. Capital One reserves the right to file one or more 
Comprehensive Sign Plans in the future to determine signage fo r a ll or a portion of the 
Property. 

IV. Phasing 
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The Proposed Master Plan will be implemented in phases, as Capital One's core 
business expands and as financial markets return to normal activity. Five d is tinct phases 
have been identified for the Proposed Master Plan, wi th public facil it ies, a new street grid 
a nd parks constructed incrementa lly within each of the phases. The state of the fi nancial 
and real estate markets will be the primary factor that wi ll determine the order in which 
each phase is developed. Certain blocks or phases may be constructed in conjunction with 
other ventures. 

A. Phase 1: Capital One Headq uarters Expansion Phase 

This phase of the Proposed Master Plan represents the area most likely to be 
constructed in the near term. Capita l One proposes a new, 15-story office building 
("Bui lding 1"), which wi ll be connected to its headquarters bui lding by an elevated 
walkway. Also in th is phase will be a 10-story residentia l high-rise building ("Bui lding 2") 
that may include corporate apartments for Capital One employees who arc on short-term 
or long-term assignments in Tysons. 13ui ldings 1 and 2 have been designed to share a 
parking podium. The shared parking structure will be wrapped by residentia l 
development and civic use space, complemented by ground-floor· retail. 

Th is Capita l One Headqua rters Expans ion Phase anticipates construction of a 
portion of Old Meadow Road, wh ich wi ll intersect with Capital One Drive in two locations. 
1\s part of this construction, one of the temporary rectangu lar athletic fields will be 
removed. The diamond field and the rectangular practice fi eld wi ll remain. Streetscape 
treatments wi ll be added to the circular civic plaza between the exis t ing Capita l One 
building a nd Building 1. An at-grade connection to the t ransit sta tion is anticipated to be 
constructed with (or prior to) this phase, contingent on entering into an acceptable 
agreement with Metro to permit the connection. Capital One is planning to dedicate 
approximately 45,000 square feet of space in Bui lding 1 to civic uses, to include educational 
or other comm unity programs. 

B. Phase 2: Residentia l Commons Phase 

The Residentia l Commons Phase includes the majority of the residentia l units in the 
Proposed Master Plan. This block is in the optimal location on the Property for residential 
development because it is located away from the Capital Beltway and is adjacent to the 
Scotts Run Stream Va lley Park, yet it is a lso largely within 1/8 mile of the Tysons East 
Trans it Station. 

This phase contains three high-rise residential bui ldings ar ranged around a 
partia lly-elevated courtyard, which will contain active recreation clements. Duri ng this 
phase, the remaining temporary athletic fields will be removed from the Property, and will 
be replaced by two rectangular non-regu lation playing fields contained entirely within the 
common green. The first field will have dimensions of 100 feet by 150 feet, and is 
approximately V2 the size of a recta ngula r athletic fie ld. The second field will have 
dimensions of 48 feet by 81 feet, and is approximately 1.4 the size of a regular rectangular 
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field. Capita l One is extreme ly excited that these faci li ti es w ill he located within 1/8 of a 
mile of the Tysons-McLean Transit Station. 

Capita l One a lso intends to s ignificantly change the grid of s treets as part of thi s 
phase. The remain ing portion of Old Meadow Road will be constructed as a connection 
between the two segments of Capita l One Drive and will be lined with ground fl oor reta il 
space. In addi tion, the portion o f Old Springhouse Road th a t connects to Scotts Crossing 
Road will be constructed , thereby c reating a comple te street grid that circles th e residential 
block. Constru ction of t ha t po rtion of the grid will, in turn, create three separate access 
points to the Cap ita l One Property - two access points o n Scotts Crossing Road, and o ne 
access point on Dol ley Madison Bouleva rd. Capital One wil l create o r maintain the at-grade 
temporary connection to t he transi t s tation shown on the Proposed Master Plan, subject to 
approval by or agreement with Metro. 

C. Phase 3: Metro Sta ti on Phase 

The constru ction of this phase will lead to seve ra l dramati c a nd positive changes to 
the Capita l One property. In anticipation of t he construction of an addit ional residenti a l 
building overlooking Scotts Run, an urban park will be constructed to connect the Capital 
One Property to the natu ral a re<~ compri si ng the Scotts Run Strea m Vall ey Park. The urba n 
park will feature soft changes in grad e, a mixture of ha r·d sca pe a nd softscape, a wate r 
featu re, and othe r quality ur ban amen ities to encourage pedestrians to linger in the 
outdoor environment. The park, edged with communi ty reta il uses, w ill form a public node 
tha t connects the Tysons East Transit Station to the pedestrian path that, in turn, leads into 
the Residential Commons. 

This phase a lso includes a 22-s tory office build ing that w ill be constructed adjacent 
to th e Tysons-McLean Tra nsit Sta tion. 

In addition, th e fina l legs of Old Meadow Road (connecting to Dolley Madi son · 
Bouleva rd) and Old Spr inghouse Road (connecting to Capita l One Drive) w ill be installed as 
part of this phase. A pe rmanent at-grade con nec t ion to the transit s tation will be 
constructed with thi s phase, subject to agreemen t wi th Metro, and s ig nificant landsca pe 
improvements a re a ntici pated unde r the ra il guideway, subject to ap prova l by the County 
and/or Metro. 

D. Phase 4: Hote l/Civic Plaza Phase 

This phase includes two additiona l office buildings and a landmark 600-room hotel 
with confe rence faci lities. It a lso includes a substantia l civic plaza tha t forms another key 
public focal po int at the term inus of the pedestrian wa lkway, which proceeds through the 
residential commons to Scotts Run Park and the Tysons East Tra nsit Station. 

Prior to or w ith construction of t hi s phase, Cap ita l One Drive wil l be realigned to the 
south, permitting full deve lopment of th e block a nd permitting an event ua l a lignme nt with 
the expected improvements to Scotts Crossi ng Road . In add ition, the Proposed Maste r Pla n 
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accommodates connections to Scotts Crossing Road from the Gates of McLean 
condominiums. These connections are anticipated as a part of the construction of 
improvements to Scotts Cross ing Road presently under design by the Fair fa x County 
Department of Transportation ("FCDOT"). The westernmost connection is a secondary 
access point that will proceed under the improved Scotts Cross ing Road extension (within 
existing VDOT righ t-of-way), and will proceed on to the Capital One Property between the 
existing conference center and Bui l ding~. 

E. Phase 5: Financial Office PhJse 

This phase of the Proposed Master Plan includes the construction of two additiona l 
office buildings, one of which is an iconic office tower, as well as an elevated plaza with 
recreational space. The Old Springhouse Road streetscape will be extended along the 
frontage of this block. Construction of the icon ic tower will necessitate demo li tion of the 
parking garage that serves the existing headquarters building. Both new bui ldings wil l be 
constructed next to the elevated Metrorail guideway. 

V. Zoning Ordinance Criteria 

To be rezoned to the PTC zoning di strict, an applica nt is requ ired to demonstrate 
compliance with the Comprehensive Plan hy adhe ring to a ti ered intens ity of development, 
contributing to a network of open spaces a nd urban parks, promoting environmenta l 
s tewardship, implementing an urban gr id of streets that complements development on 
adjacent properties, reducrng the number of single occupancy vehicle trips by limiting the 
a mount of provided parking, contributing to publ ic facilities, applying the urban des ign 
guidelines specified in the Plan and contr ibuting to the workforce and afforda ble housing 
policies. Capita l One's Proposed Master Plan furth ers the vision fo r Tysons Corner by 
contributing to each of these cri tical elements. 

A. Tiered Development Intensity 

The Proposed Master Plan furthers the Comprehensive Plan recommendation that 
the highest intensities shou ld be c;oncentrated closest to the four Tysons transit stations. 
Capital One's 26.2-acre campus is loca ted partially within 1/8 mile and entirely within Y4 
mile of the Tysons East Transit Station. The Proposed Master Plan proposes a blended 
intensity of 3.90 Fi\R spread across 12 separa te buildings with a mix of uses, but locates the 
most intense commercial office buildi ngs with in 1/8 mile of the Tysons East station and 
along the Capital Beltway, with the residentia l block placed in the center of the site. The 
Plan specifically permits such an arrangement within the Scotts Run Crossing Subdistrict 
because of the extensive elevated rights-of-way surrounding the Property, giving it an 
average grade of 25 to 35 feet be low the Capital Beltway, the Dulles Rail Line, and the 
Scotts Crossing extension. 

County officials have stated a preference for moving the residential portion of the 
Proposed Master Plan out of the 200-foot setback required for residential development 
along the Capital Beltway. As a resu lt, Capital One amended its plans, which originally 
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depicted the shorter res idential units along the Beltway, with the ta ll er hotel and office 
buildings in the center of the Property. 

The Proposed Master Plan envisions a total of a pproximately 3.2 million square feet 
of office space (approximately 64% of the development), most of wh ich is concentrated 
within 1/8 mi le of the transi t station and arou nd the existi ng Capital One headquarters 
building at the intersection of the Ca ri ta! Beltway a nd Doll ey Madison 13 oulevard. 

Approxima tely 1.3 million squa re fee t of mul ti-family residential development will 
be cluste red in the cente r of the Property, as well as above the retai l base. Capital One 
understa nds the County's preference to locate residential development away from the 
Ca pital 13el tway and as a resu lt has chosen to place residential development completely 
outside of the required 200-foot buffer. A landmark hotel with at leas t 600 roo ms will 
anchor the si te along the Ca pital Beltway, while the ad joining pu bli c pedestri an plaza will 
accommodate an addi tio nal 00,000 square fee t of civic amen ities to serve the new 
residents and em ployees. 

B. Open Space and Urban Parks 

Open space a nd urban parks are a ve ry important component of the Proposed 
Mas ter Plan. The Proposed Maste r Plan provides nearly 351Yo open s pace in a se ri es of 
publ ic and priva te plazas throughout the site. The pedestrian experience is ext remely 
importan t to the success of any t ransi t-oriented development, and the design itself revo lves 
arou nd an inte rconnected, walkable neighborhood. 

A centra l feature of the Proposed Master Plan is a pedestrian-ori ented park d irectly 
adjacent to the entrance to the Tysons-McLea n Metrora il station at the in te rsection of 
Scotts Run Park, Dol ley Madison Boulevard, and Scotts Crossing Road. This park wi ll serve 
as a gateway to the large r Scotts Ru n Strea m Valley Park, as well as a portal to the fu tu re 
development on the Capi tal One campus. It wi ll serve as the starting poi nt for a green 
pedestri an pathway th rough the prima ry resident ial block to the new public civic plaza at 
the intersection of Old Meadow Road and Capita l One Drive. The pathway negot ia tes a 
grade change from the t rans it station entrance to the civic plaza through an in terconnected 
sequence of terraces and sta irs, while also incorporating a com mun ity green above the 
primary res idential structu red parking platform. 

The civic plaza at the end of this sequence will accommodate a va ri ety of public 
amenit ies and anchor the pedestrian-ori ented retai l. Furthermore, retail wi ll extend a ll the 
way down Old Meadow Road toward Doll ey Madison Boulevard where the pedestrian 
network rejoins the tra nsit station through a landsca ped plaza and walkway that integrates 
the multipurpose trail along Scotts Run and Dolley Mad ison Boulevard . 

C. Environmental Stewardshi p 
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Capita l One is fu lly committed to the environment in every facet of its co rporate 
operations. The curre nt campus already benefi ts from several low- impact development 
techniques, includi ng an innovative vegetated roof on its conference cente r and a system 
designed to re-use ra inwater fo r on-si te irrigation. The Proposed Master Plan wi ll continue 
a similar commitment to the natural enviro nment by incorporating subs tantial 
commitments to environmenta l stewards hip, incl ud ing: 

• Vegeta ted ("green") roofs on many of the proposed bui ldings; 
• Interior block courtya rds; 
• Pervious pedestrian pathways; 
• LEED Silver certi fication for all commercia l office structures; 
• LEED certification for all residentia l structures; 
• Innovative stormwater management tech niques designed to capture a nd 

infiltrate or clean the first inch of rain fall; 
• Low Impact Development techn iques; and, 
• Innova tive streetscape design to red uce runoff. 

Working with other major landowners in Tysons Eas t, Cdpital One is exploring a 
plan to restore and revita li ze a portion of Scotts Run Stream. This natura l resource is a 
cornerstone of any futu re development on the cam pus and wi ll benefit fu ture residents a nd 
visitors alike. 

D. Urban Grid of Stree ts 

1\n urban grid of streets is an integral part of any urban design and is of pa rticu lar 
importance in the redevelopment of Tysons Corner, where the cur rent suburban des ign 
includes long blocks and wide streets that crea te ba rri ers to the free movement of 
pedestrians and give motorists fewer options to move around conges ted roadways. 

The Proposed Master Plan includes an urban street grid primarily made up of local 
streets that wi ll intersect Dolley Madison Bouleva rd and Scotts Cross ing Road at key 
locations to facilitate travel into and ou t of the area. The Proposed Master Plan also 
proposes a hie rarchy of vehicu lar and pedestrian circu lat ion paths that crea te urba n blocks 
wi th appropriate scale and density. 

ro r a mult itude of reasons, Capital One envisions that the on-si te grid of streets will 
be main ta ined privately, rather than being turned over to VDOT for publi c maintenance. 
First, such an arra ngement permits additional tlexibi li ty and creativity for future 
development, permitting changes to the street grid without requi ring concurre nce from 
VDOT to vacate public st reets. Second, VDOTs maintenance of publi c streets throughout 
Northern Virginia is widely conside red to be sub-par, given its budgeta ry constra ints. 
Private street maintenance can elim inate these budgetary pressures and provide much 
more satisfactory maintenance. Th ese facto rs, combined with the fact tha t many urban 
developments (such as Reston Town Center) continue to maintain private streets, argue in 

10 



favor of permitting private streets within the Capital One prope1·ty, subject to appril[ll'iate 
maintenance standards and public access easements. 

The existing signalized intersection at Dolley Madison Boulevard and what today is 
Capital One Drive will be retained and upgraded. The portions of Capital One Drive that 
intersect Dolley Madison Boulevard will be relocated and renamed Old Meadow Road, 
passing under the new elevated rail guideway and continuing as the primary street 
traversing the site. The ceremonial portion of Capital One D1·ive will be realigned to 
intersect with Scotts Crossing Road at a new sign<Jiized intersection that will match the 
grade of the proposed Scotts Crossing overpass, where it will also meet a realigned 
entrance to the Gates of McLean condominium complex. Did Springhouse Hoad will also be 
improved as a local street running parallel to the guideway for the rail line and will link the 
existing Capital One headquarters building to future develnprnent along Scotts Run Park 
and to a second, new signalized intersection with Scotts Crossing Road. 

Each of these streets will vary in street width, details, and sectional development, as 
appropriate for its use. The street grid is augmented by a maior pedestrian circulation path 
linking Scotts Run Park with a new civic plaza at the intersection of the retail area along Old 
Meadow Hoad. 

The pmposed grid of streets differs from and improves upon the conceptual street 
grid included in the Plan 111 several key respects. On Scotts Crossing Road, the proposed 
street grid maintains two access po1nts for the Gales Df McLean, <rs well as a connection to 
the Cleveland site owned by Cityline Partners. The exact location of each of those 
connections was heavily discussed with I'CDOT as part of the preliminary design of the 
improvements to Scotts Crossing Road. 

The proposed st1·eet grid eliminates a proposed new intersection with Dolley 
Madison Boulevard shown on the Comprehensive Plan's conceptual street grid. The 
proposed intersection would be located between the intersection with Capital One 
Drive/Old Meadow Road, and Scotts Crossing Road/Colshire Drive. Introducing a new 
signalized intersection in this particular location would create additional unacceptable 
traffic congestion along Dolley Madrson Boulevard, while providing no 1·eal benefit to 
drivers. Due to the now-existing location or the Tysons-McLean Metro Station, the only 
location for an interchange here would also be uncomfortably close to the Scotts Crossing 
Stream Valley Park, and could require significant construction activities within the 
resource protection area to create a roadway that meets the Comprehensive Plan's 
streetscape standards. To impmve upon site circulation, Capital One has elected to convert 
this roadway into a wide pedestrian avenue, which will connect the Capital One 
development with the Tysons·McLean Transit Station, eventually linking with the aerial 
connection that originates from the kiss and ride on the opposite side of Dolley Madison 
Boulevard. In this way, it also assures a connection with developments on the east side of 
Dolley Madison Boulevard. Assuming concurrence by Metro officials, this critical 
connection would remove Dolley Madison Boulevard as an impediment to greater 
pedestrian circulation within the area, pmviding better integration with the developments 
throughout the remainder of the Tysons East district. 
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Lastly, the proposed s treet grid eliminates an unnecessa ry connection to the back 
s,id e of the existi ng Capital One building. Providing thi s connection wou ld be unwi eldy 
considering the fact that the existing building is sla ted to remain on the Property, and is 
unnecessary considering the pedestrian-friendly layout for that area, which also includes 
an elevated plaza to se rve Build ing 11 and Building 12. 

The pmposed grid of streets complies with the Plan's guidance for the grid of streets 
in that it maintains conceptual connections with adjoining properties to preserve quality 
development for those properties, carefully constructs regular intersections without 
excessively skewed angles or dog legs, and maintains compact block sizes with a 
pedestrian-friendly environment that provides excellent access to the adjacent Tysons East 
Metro station. 

E. Transportation Demand Ma nagement 

Because the Capital One Prope rty will be redeveloped as a mixed-usc, transit 
oriented development ("TOO"), the amount of trip reduction varies for residential ve rsus 
commercial uses. Research and experience recom mend that trip reduction facto rs 
ass igned to th e site he di stinct fo r each use. For that reason, the target vehicle trip 
reduction for the interim 2020 phase shou ld be a combined 40%. r or the final 2030 phase, 
reductions can be expected of 50% com bined . 

For residentia l uses. research from a study published by the Transportation 
Cooperative Research Program (Arrington and Cervera, 2008) of the Trans porta tion 
Research Board found that residential TOO sites in the Washington Metropolitan region 
experience a high level of trip reduction by vi rtue of their location near tra nsit. On average 
the traffic generated by th ese si tes are 40% lower than the estimates provided by the ITE 
Trip Generation Manual. Other national reset~ rch (Renne, 2005) surveyed hundreds of TOO 
households in peer ci t ies to the Washington DC region (cities in the "Mature, Heavy Rail" 
category). 

In addition to Washi ngton DC, these regions include Miami, San Francisco, and 
Atlanta. For these regions, the average use of transit, walking, and bicycling to work was 29 
percent, which encompasses both the internal trip capture abil ity of these sites as well as 
the provision of frequent transit service. One key finding of th is national research is that 
TODs must be part of a large r string of TODs in order to be most effective. The vision for 
the redevelopment of Tysons Corner contained within the Comprehensive Plan is 
consistent with this fi nding. For commercial land uses, a transit oriented development 
yields similar benefits depending on the support of employers. A 1994 study (Rutherford 
et al., 1994) shows that in areas with high transit availability and high employer support of 
TOM services, a worksite can experience a 28.4 percent vehicle trip reduction factor. The 
introduction of additiona l TOM strategies such as telework programs can help increase 
vehicle trip reduction for an estimated total of 40 to 45 percent trip reduction. 

F. Public Facilities Contributions 
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Capital One expects to make the following con tributions to public facilities: 

• Up to 0.87 acre of right-of-way for the Scotts Cross ing connector road (subject to 
receiving densi ty cred it under Section 2-308 of the Zoning Ordinance and 
appli cab le credits to the Tysons Transportation Fund) ; 

• A po tential ly significant contribution to higher educa tion by sharing space with 
loca l community colleges or universi ti es that a re interested in expanding cou rse 
offerings in Tysons Corner; 

• r:ollow the Comprehensive Plan recommendations by construct ing on-site 
ath letic fields; 

• A commitment to con tribute a pro rata amo unt to effo rts to restore and 
rev italize Scotts Run; and, 

• The provision of publicly-accessible urban pa rks and civic plazas. 

G. Streetscape and Urban Des ign Guidel ines 

The Proposed Master Plan embraces the urban design guidelines in the Comprehensive 
Plan. In doing so. it will create a sense of place and identity tor the Tysons East neighborhood 
that is both vibrant and pedestrian-ori ented, whi le also of appropriate urban scale for a transi t­
oriented development. A recon figured st reet grid wi ll accommodate a variety of engaging and 
integrated strcctscapcs. When completed, the grid of streets wil t encourage pedestri an- fri endl y 
activity in hoth the office and residential blocks by carefull y locating parking and loading 
entrances to minimize curb cuts. Consistent street walls at build-to lines establish di screte urban 
blocks throughout the property, wi th ground Boors devoted to visually and physically accessible 
community retail, restaurants, civic uses and lobbies. Building mass ing has been articul ated 
appropri ate to each bu ilding's usc, with residential blocks utilizing lower ground tloor platforms 
and carefull y proportioned towers li ni ng retail streets and green courtyards. Oftice towers are 
largely pushed to the site's periphery along the Capital Beltway and wil l help screen the elevated 
guideway tor the Metro extension and the elevated Scotts Crossing overpass. 

Parking is prim<~ri ly located in below grade ga rages and in above-grade platforms 
for the office towers. Ground fl oor reta il, civic uses, hotel space, s ingle-loaded residential 
uses and extensive green screens wrap the above-grade parking along the major pedestrian 
streets to visua lly remove parking fro m the pedes tri an environmen t. 

H. Workfo rce and Affordable Ho using 

Because the residential buildings on the Capital One property a re expected to be 
high-rise multi-fami ly dwell ings, they are specifically excluded from the County's 
Affordab le Dwelling Uni t ordinance. However, the recommendations for workforce 
housing in the Comprehensive Plan apply and Capital One will provide the recommended 
20% workforce housi ng requirement on-s ite. 

VI. Tysons Comprehensive Plan - Major Elements 
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Successful execution of the Comprehensive Plan depends on the achievement of its 
necessary elements, inc luding compl iance with the prescribed mix and arrangement of 
uses, provision of affordable and workforce housing, incorporation of green-building and 
stormwater management objectives, consolidation of properties, construction of 
transportation improvements, consideration of urban design guidelines, provision of urban 
parks, active recreation facil ities and public facili ti es. As Tysons will develop in phases 
over many years, it is a lso important that each project not preclude development on 
adjacent properties. Capita l One's Proposed Master Plan embod ies the vi s ion for Tysons 
Corner by ca reful ly and comprehensively addressing each of these critica l components. 

A. Mix and arrangement of uses 

As noted above, the Capital One property is located partially within 1/8 mile and 
wholly with in Y4 mile of the Tysons-McLean Transit Station and is designated as "Transit 
Station Mixed-Use" under the Comprehensive Plan. In Transit Station Mixed- Use areas, the 
office compone nt should not exceed 65% of the overa ll developmenl, and a minimum 
residential component of 20% should be provided. Capital One's Proposed Master Plan 
includes 61% commercial office, 26% residential, 1.7% communi ty retail, 1.1% civic uses, 
and 7% hotel. 1\.s such, it conforms to the land use pattern outlined in the Comprehensive 
Plan. 

r:urther, as recommended in the Comprehensive Plan, the Pro posed Master Plan 
locates the most intense commercial office bui ldings within 1/8 mile of the Tysons East 
Transit Stat ion and along the Capital Beltway, and places the reside ntial block in the center 
of the site and away from the Capita l Beltway. 

B. Affordab le and workforce hous ing 

As noted above, Capita l One expects to meet the workforce housi ng requirement by 
providing adequately-sized workforce housing units on-site, with a mix of bedrooms 
similar to the overa ll mix for the market un its. Price controls will comply with the Board's 
Workforce Dwelling Unit Administrative Policy Guidelines. Construction of Workforce 
Dwel ling Units will occur simultaneously with the construction of selected residential 
buildings as part of the Proposed Master Plan. 

C. Green building expectations 

Consistent with the emphasis that Capita l One has historica lly placed on protecting 
natural resources, the Proposed Master Plan conta ins extensive commitments to the 
environment. ln 2005, Capita l One instal led one of the first vegetated or "green" roofs in 
Fairfax Cou nty on the existing conference center. More recently, the company install ed an 
extens ive system of pumps that permits reuse of rainwate r in conjunction with on-s ite 
irrigation for the grounds and athletic fi elds. Capita l One intends to carry many of these 
commitments forward in the Proposed Master Plan, which envisions a series of green and 
refl ective roofs on each of the proposed buildings, bio-retention and low-impact measures 
to treat sto rmwater quality, and additional measures that promote less reliance on motor 

14 



vehicles. In conformance with the recommendations contained in the Comprehensive Plan, 
each of the new commercial office buildings on the Property will attai n LEED Silver 
Certification (or its eq uivalent). Consistent with the. Policy Plan, a ll res idential bui ldings 
will atta in a level of at least LEED Certified (or its eq uivalent) . 

D. Stormwater management 

Current LEED standards require a redevelopment si te to implement a Stormwater 
Management Plan that pr.omotes the capture and retention of the stormwater runoff fro m 
the first inch of rainfall using acceptable Best Management Practices ("BMPs") with 80% 
Total Suspended Solids ("TSS") re moval efficiency. To mee t thi s requirement, th ree types 
of BMPs are proposed for the Capital One property: green roofs, natural open space, and 
bio-retention basins with an infiltration capacity. With these proposed AMPs, the 
requ irements of the Public Fac il ities Manual ("PFM") and LEED stormwater quality 
control s will be met. As HMP designs evolve during the detailed design phase, other BMP 
options, including structured BMPs, may also be offe red in the ra nge of potentia l solutions. 

LEED standards also require the post-development runoff discharge rate and 
volume to be at least 25% Jess than the pre-development val ues fo r the 2-year 24-hour 
design storm. The proposed BM Ps discussed above (green roofs, natural open space, and 
bio- rete ntion bas ins), wi ll help alleviate the runoff discharge rate and volume. 
Furthermore, green roofs and heavy vegetation in the natu ral open space wi ll greatly 
reduce the runoff generation. The bio-retcntio n basins with a n infi ltration capacity reduce 
the runoff rate and volume through two functions : infi ltrat ion and storage. 

A mea ningfu l portion of the total roof aren of the buildings on the Property will be 
vegetated. Bio- retention facilities will be loca ted in s treetscapes, parks and common areas 
to promote sustainable practices in an urban environment. These facilities will meet the 
site's PFM requirements, LEED requi rements, and will also blend sto rmwater 
management into open space areas such as streetscapes and parks. 

E. Consolidation perfo rmance objectives 

The Areawide Guidance section of the Comprehensive Plan st resses the need to 
commit to a functioning grid of streets both on-si te and off-site and to demonstrate how 
adjacent properties can be developed in conformance with the Comprehensive Plan. In the 
Scotts Run Crossing Sub-District of the Tysons East District, the goal for consolidation of 
parcels or coordinated development pla ns is 20 acres, which is easily met by Capital One's 
26.2-acre property. Furthermore, Capital One is bounded on all s ides by regional 
transportation arteries, which creates natura l boundaries for certain local streets. 

Capital One will continue to coordinate with all landowners within Tysons East, and 
particu larly with those on the opposite side of Scotts Crossing Road: the Cates of McLean 
Condominium Association and the Cleveland site owned by Cityline Properties. As pa rt of 
the extension of Scotts Crossing Road proposed by the County, the entrances to the Gates of 
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McLean and the Cleveland site will need to be relocated. Capital One is proposing to locate 
its two entrances on Scotts Crossing Road so that they will align directly with future 
entrances to the Gates of McLea n and the Cleveland site, respectively. Such an alignment 
will create ful l, s ignalized intersections fo r both neigh boring properties, which will greatly 
enhance their accessibility. In addition, Capital One has proposed a secondary veh icular 
access point to the Gates of McLean that wil l parti ally traverse Capital One's property. 

F. Transportation 

The Proposed Master Plan will be implemented in phases, with transportation 
improvements incorporated into each phase to add necessary multimodal capacity. 
Perhaps the most importa nt improvements a re the regional improvements to Scotts 
Cross ing Road, which wi ll be extended over the Ca pita l Bel tway and aligned with jones 
Branch Drive. Capital One conti nues to work with FCDOT, VDOT and its neighbors as 
fo'CDOT designs an alignment for Scotts Cross ing Road that respects all property owners 
and minimizes disru ptions to the area's residents. Capital One has proposed one such 
al ignment to FCDOT and has offered to ded icate the necessary right-of-way to the County at 
the appropriate time, should that particular a lignment be selected. In return for dedicating 
th is right-of-way, Capital One requests density cred it under Section 2-308 of the Zoning 
Ordinance and applicable credits to the Tysons Transportation Fund. 

The grid or streets is a lso an importan t piece of the Proposed Master Plan. The 
street network will be phased to the various development blocks so that as pa rt of each 
phase, the grid of streets wi ll become more robust and will direct more vehicle trips 
through the Capital One property, rather than fo rcing vehicles onto Dolley Madison 
Boulevard or Scotts Cross ing Road. The grid of streets will also create an inviti ng 
streetscape for pedestrians and will foster easy connections to the Metrorai l station. 

The Traffic Impact Analysis ( .. T IA ' '), which is being submitted to FCDOT and VDOT 
under separate cover, includes assumptions lor the year 2020 (interim condition) and 2030 (full 
build-out). Assumptions tor the year 2020 include construction of the Capital One Headquarters 
Expansion Phase, the Residenti al Commons Phase and the Metro Station Phase. No changes to 
the location of Capital One Drive or Scotts Crossing Road are anticipated. Civic space is 
included, in the tonn of shared space tor higher educational classes, and the total interim 
condition Transportation Demand Management ("TOM") goal is 35% reduction for Capital One 
Buildings Only. As the Residential Commons and Metro Station Phases are developed and earl y 
mixed use ensues, the total interim condition TDM goal is 40% site wide. 

For build-out in approx imately 2030, the TIA assumes that all five phases will have been 
constructed and Capital One Drive wi ll ha ve been relocated as required by construction of the 
Scotts Crossing Drive connector. For 2030, TDM reductions wil l increase to 50% site wide. 

Although the TIA has made certain ass umptions for the purposes of traffic 
management, Cap ital One would like to reserve the r ight to phase the project in acco rdance 
with market dema nd as long as it meets a ll of its proffer obligations. 
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G. Urban design 

As the primary eastern gateway to the entire Tysons a rea, the Capital One property 
has a unique opportunity to estab li sh an identifiable sense of place. Utilizing a 
reconfigured grid of streets integrated with clear and inviting pedestrian pathways, the 
Proposed Master Plan promotes a heightened level of connectivity between the Scotts Run 
Stream Valley Park, the Tysons-McLean Transit Station, and the new residential, civic and 
hotel hlocks in the interior of the site. Along with a direct pedestrian connection to the 
Metrorail station at ground level (and with it a direct connection to the Culshire and Old 
Meadow Sub-Distri cts via the Metro bridge over Dolley Madison Boulevard), the Proposed 
Master Plan envisions a direct pedestrian pathway through the primary residential block 
which will terminate at the new public civic plaza at the intersection of Old Meadow Road 
and Capital One Drive. In addition to mediating the grade change from the Metro entrance 
to the civic plaza through a sequence of terraces, bridges and stairs, the pathway will 
incorporate the green roof cou rtyard formed by the primary residential structured parking 
platform. 

The civic plaza at the end of this sequence will accommod<Jtc a v<Jriety of public 
amenities and wi ll anchor the pedestrian-oriented retail. Furthermore, retail will extend 
all the way down Old Mcadow Road toward Dolley Madison Boulevard where the 
pcdcstr·ian networ·k rejoins the transit sta tion through a landscwpcd plaza and walkway 
that integrates the multipurpose trai l along Scotts Run and Dolley Madison Boulevard. 

The pedestrian a nd vehicular networks are defined and strengthened by a 
consistent urban street wall, punctuated by pocket parks in various key places. Featuring 
attractive and accessible retail uses, civic space, and residential and office lohhies, the 
ground floor streetscape creates an engaging environment that extends out to carefully 
configured sidewalk and s treet sections appropr ia te to the surrounding land uses. Above­
grade parking is largely pushed above street level and behind civic, hotel and single-loaded 
residential buildings. On non-residential streets, extensive green screens above ground 
floor pedestrian and vehicular entrances prevent above grade parking in those locations 
from creating dead zones in the streetscape. Rising above street level platforms at the 
bui ld-to lines, office, residential and hotel towers are set back to create a skyline varied in 
both material and he ight. The towers will also be configured to preserve light and air 
throughout the development. 

Residential towers rise from 120 feet to 210 feet and face retail streets, plazas and 
green parks. Larger office and hotel towers are located at the periphery of the site along 
the Capital Beltway, the elevated transit line and the elevated Scotts Crossi ng overpass, 
where they capture the higher densities and taller buildings appropriate for this transit­
oriented development, at 225 feet to 400 feet. 

11. Urban park standards 

The Comprehensive Plan recommends an urban park s tanda rd of 1.5 acres per 
1,000 residents and 1 acre per 10,000 employees. With an estimated 984 to 1,230 dwelling 
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units, and 2 million square feet of additional office uses, the Capital One Property is 
expected to generate the need for 4.62 acres of parkland ilt full build-out. As part of the 
Proposed Master· Plan, Capital One proposes to exceed the recommended arnount by 
providing nearly 5 acres of urban parkland, clivrdecl among each block of' the development 
as follows: 

1. Block A- Pocket Pari<. An urban pocket park of approximately 0.05 acres will be 
associated with the new development on Block A. The park will be constructed 
with the development of the Capital One Headquarters Expansion Phase and will 
be installed between the existing confen!nce center and the additional 
headquarters office building. As an urban pocket park, this area will be 
constructed with a combination of hardscape and softscape, creatrng a unique 
environment primarily designed for Capital One employees, residents, and other 
guests. 

2. Hlock ll ·· C1vic Plaza. A civic plaza of 0.63 au·es wrll be designed for the space 
adjacent to Buildings 3, 4, and 5 in the llotei/Civic Plazc1 Phase. 

3. Block C Common Green. A common green will be installed with construction of 
the Residential Commons Phase. The are<l will be appr-oxmratdy 1.55 acres, and 
will contain passive recreation areas for residents and guests who wish to have a 
picnic, read on a warm day, or play an informal game of Frisbee. Active 
recreation area, in the form of two rectangular practice fields, will also be 
installed within the common green and may be scheduled during specific times 
of the day for· use by community groups and athletic leagues. A children's 
playground is also anticipated on a more protected leg of the park adjacent to 
park-level residential common space. 

4. Block C Pocket Parks. Three pocket parks containing O.J:l acres of land will be 
constructed pnrnanly with softscape features, rncludrng shade trees. These are 
located at strategic points along the pedestrian networ·k, inrloding key 
connection points mediating grade changes into the common green. 

5. Block D -- Urban Park. An approximately 1.66-acre portion of the Capital One 
property will be set aside for use as both an urban park and as a stream valley 
park The park will combine water features, a gently sloping hardscape area and 
walkways to encourage visitors to explore the rnore natural areas around the 
Scotts Run Stream Valley. This ur·ban park is one of the focal points of the 
development and is envisioned as a gathering place where the natural elements 
of a restored Scotts Run Stream will meet with an urban oasis of hardscape and 
softscape, emphasized by a multitude of shade tr-ees. 

6. fJ/ock E Pocket Parks. The final pocket parks will be located in the Financial 
Office Phase, and will connect the area between the two office towers. The parks 
will be used by r'esidents and employees, and will total 0.63 acres. 
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I. Active recreation facilities 

For over five years, Capital One has maintained tempora ry on-s ite athleti c fields for 
the benefit of McLean Youth Soccer, Vienna Youth Soccer, and the Northern Virginia Travel 
League. Capital One continues to underwri te all expenses for construction and 
maintenance of these fields, and will contin ue to do so to th e best of its ability unti l the 
fie lds a re ultimately removed for construction of specific phases within the Proposed 
Master Plan. The Proposed Master Plan has been specifi ca lly des igned with the idea that 
the temporary athletic fields may remain in place unti l the ir remova l is required by 
construction of certa in phases. Although ultimate phasing of construction wi ll be 
determined by market demand, Capita l One does not cu rren tly an ticipate removing the 
temporary ath letic fields du r ing earlier phases of construction. 

The Proposed Master Plan accommodates active recrea tional fields within the 
Residential Commons Phase. During that phase, a rectangu lar practice fie ld of 100 feet by 
150 feet will be constructed for use by the community. This fie ld wi ll be approximately Vz 
the size of a full-size athletic field. In addition, Capita l One proposes another athletic field 
adjacent to the first that will be 48 feet by 81 feet and is approximately 14 the size of a full­
size athletic field s. Capital One will request cred it equal to 0.75 athletic fields for 
constructing and mainta ining these synthetic fi elds for use by the general public and 
residents of the Property. 

Space for an indoor health club is also pro posed to be reserved within the Proposed 
Master Plan, although its exact location and timi ng of construction is subject to market 
forces . 

j. Public faci lities 

Capital One is prepared to set an example fo r other projects in Tysons Corner by 
accommodating the following public facilities: 

• Up to 0.87 ac re of right-of-way fo r the Scotts Crossing connector road (subject to 
receiving density credit under Section 2-308 of the Zon ing Ordinance and 
applicable credits to the Tysons Transportation Fund); 

• A potentially significant contribution to higher education by sharing space with 
local community colleges or univers ities that are in terested in expanding course 
offerings in Tysons Corner; 

• Follow the Comprehensive Plan recommendations by constructing on-site 
ath letic fields; 

• A commitment to contribute a pro rata amount to effo rts to resto re and 
revi ta lize Scotts Run; and 

• The provision of publicly-accessible urban parks and civic plazas. 

K. Harmony with other properties 
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The Capital One property is bounded by the Capital Beltway, Dolley Madison 
Boulevard, and Scotts Crossing Road. The Capital Beltway is an Interstate Highway that 
will soon have six lanes in each direction. Dolley Madison Boulevard is a primary road that 
already has four travel lanes in each direction, plus associated turn lanes. Scotts Crossing 
Road is planned to be partially elevated to travel over the Capital Beltway, where it will 
connect to jones Branch Drive. The Tysons East Metrorail station and the surrounding 
tracks for the rail line nm along Dolley Madison Boulevard and have a com hi ned maximum 
height of approximately SO feet above the prevailing grade. These existing and planned 
transportation nodes create natural boundaries for the Capital One Property and natrH·ally 
limit its integration with surrounding proper'tres. 

The grid of local streets for· the Capital One Property will meet these natural 
boundaries at the edges of its property. However, several key intersections will help form a 
street grid to serve adjacent properties; Capital One will continue to work with affected 
property owners to ensure these alignments meet their needs. 

Due to the Scotts Crossing extension over· the Capital Beltway, FCDOT's proposed 
improvements to Scotts Crossing Hoad will require a r·ealignrnent of the current 
intersection at Capital One Dr·ivc. Capital One has proposed an alignment and spacing of 
intersections along Scotts Crossing Hoad that will allow it to accommodate future entrances 
to the Clevei<lnd site and the Gates of McLt'iHl Condnminiurns. 

VII. Conceptual Development Plan Criteria 

EJ<:lriiJJl~i\ detarls each of the Conceptual Development Plan ("CDP") criter-ia 
contained in the Fai1·fax County Zoning Ordinance, and provides details about how the 
application meets each of the required crite1·ia. 

VIIL West* Gate Partial Proffer Condition Amendment 

The Capital One pmpe1·ty curTently remains part of the la1·ger West*Gate zoning 
approvals. As a result, the Pr·ope!-t:y is subject to various proffered co1nmitrnents associated 
with R7. 92-P-001, and its respective progeny. The approved West*Gate proffers are based 
on the previous version of the Comprehensive Plan for Tysons Corner, and 1·estrict the 
overall 110-acrc property to an FAR of 0.65, .r limit th.rt is no longer desirable or 
appropriate for the Capital One property given its proximity to the Tysons East Transit 
Station. The C-3 zoning district associated with the West*Gate approvals is no longer the 
preferred zoning designation in 'l'ysons Corner. Instead, landowners within Tyson Corner's 
1,700 acres who wish t:o avail themselves of the redevelopment options offered in the 
Comprehensive Plan must: rezone their properties to the new PTC zoning district. 

Over time, the zoning approvals for West*Gate have been rnodified with respect to 
density, land area, and other important features. Most recently, the Board of Supervisors 
approved a partial proffer condition amendment to remove 19.63 acres of land owned by 
The Mitre Corporation from the West*Gate approvals. Without rernoval of this property 
from West* Gate, MITRE's proposal at the time would have exceeded the remaining density 
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available under the West*Gate proffers. Likewise, Capita l One's Proposed Master Plan 
envisions a development program at an intensity that is not only consistent with the 
approved Comprehensive Plan but is also highly desirable for both Capital One and the 
County. llowever, th is development intensity will far exceed the intensity permi tted under 
the existing West*Gate ap provals. 

The existing proffers for the West*Gate approva ls pe rmit a max imum FAR of 0.65 on 
the 110.69 acre property. Removing the Capita l One property from the West*Gate 
approvals will not have an adverse impact on the overal l 0.65 f-AR density cap for the 
remainder of the West*Gate acreage, nor will it result in any single land bay exceeding the 
1.0 FAR limit in the proffe rs. After removing the Capital One acreage, the remaining land 
area will have an FAR of0.53. 

All a pplica ble Wcst*Gate proffers relevant to the Capital One property have been 
fu lfilled for the first phase of development, including transportation proffe rs requiring 
sign ifi cant land dedications to the Dulles Rai l and Capita l Reltway construction projects, the 
implementation ofTransportation Demand Management programs, and cash contribu tions 
to Tysons-wide transportation projects. 

IX. Waivers and Modifications 

A. Zoning Ordinance Seclion 2-411 - Setback Requirements 

Capital One requests a waiver of the 75-foot setback for commercial bui ldings along 
the Capita l Heltway to the layou t shown on the COP. Because the Comprehensive Plan 
envisions an urban area with dense development, the Proposed Master Plan shows 
commercial offices and the hotel with in the 75-foot setback, at approximately the sa me 
distances as the ex isting Capita l One headquarters bui lding. Ca pital One has specifical ly 
designed its proposal so that all res idential bui ldings arc oulside the required 200-foot 
setback. A noise study has been included with the app li cation. 

B. Public Facilities Man ual Section 12-0514.6B- Utility Easements 

Capital One requests a modification of the PFM requirements prohibiting trees from 
being placed within five feet of the boundary of a publ ic sewer or pub li c util ity easement. 
With the urban nature of Capital One's proposal, thi s separation requirement is not 
achievable in certa in locations without sacrificing desirable urban amenities such as 
additional tree cover and streetscape treatments. 

C. Public Facilities Manual Sect ion 12-0509.4E (5)- Tree Planting Width 

Capita l One req uests a modification of Section 12-0509.4£(5) of the PFM to permit a 
reduction in tree planting width from 8 feet to 6 feet with structural so il amendments 
and/or structural cells approved by the Urban Forester. 

D. Countywide Trails Plan- Regional Tra il 
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The Countywide Trails Plan shows a regional trail alongside Interstate 495. Given 
the urban nature of this development, such a trai l is not necessa ry. 

E. Chesapeake Bay Exception Request 

Ca pital One is also pursuing a Chesapeake Bay Exception requ est within the context 
of a separate application to address the encroachment into the Resource Protection Area 
("RPA") hased on previous development plans. 

F. Underground Stormwater Detention Waiver 

The Applicant hereby requests a waiver of Section 6-0303.8 of the PFM to permit 
the use of underground stormwater detention in residential a reas. 

G. Pumping of Storm water 

The App licant hereby requests permtsston to pump underground sto rmater 
management and/o r water reuse fac il ities. 

X. Conclusion 

The Proposed Maste r Plan is entirely consistent with the Comprehensive Plan's 
t ransformative vision for Tysons Corner. It creates a harmonious balance of offices, street­
level retail, civic space, and residences unified by an integrated multi-modal transportation 
network and connected open s paces. Capital One respectfully requests favorable 
consideration of this exciting application. 

Shane M. Murphy 
Cooley LLP 

448879 v I 0/RE 

Date 
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--
Capital One 

Tysons Corner Final Development Plan 
Capital One Headquarters Expansion Phase 

June 30, 2011· 

I. Introduction 

Capital One Bank (USA), National Association ["Capital One") is the title owner of 
26.2 acres of land in Tysons Corner, Fairfax County's business center. The property is 
located southeast of the Capital Beltway (1-495), north of Dolley Madison Boulevard [Route 
123) and west of Scotts Crossing Road. The site for the proposed Final Development Plan 
("FDP") is more specifically identified as a 12.77-acre portion of Fairfax County Tax Map 
29-4 ((5)), Parcel A2 (the "FDP Property" or the "Property"). Within the FDP Property is 
the existing 14-story, 479,500 square-foot iconic office building that serves as Capital One's 
corporate headquarters, an associated 24,500 square-foot conference facility and an 
adjacent nine-level structured parking garage. 

The FDP is submitted pursuant to RZ 2010-PR-021, the Capital One Master Plan (the 
"Master Plan"), which is still pending. The FDP includes construction of the initial phase of 
the Master Plan, which is identitled as the Capital One Headquarters Expansion Phase 
("Phase 1 ")of the Master Plan. 

II. Background 

Capital One was founded in 1988 by Richard Fairbank, based on his belief that the 
power of information, technology, and testing could be harnessed to bring highly 
customized financial products directly to consumers. Headquartered in Tysons Carrier, 
Capital One is positioned to be the 5th largest bank by deposits in the United States and the 
largest online bank, offering a broad spectrum of financial products and services to 
consumers, small businesses, and commercial clients. With the acquisition of Chevy Chase 
Bank, Capital One has added approximately 1,000 branch locations in Virginia, Maryland, 
and the District of Columbia, as well as in New York, New jersey, Louisiana, and Texas. 
Capital One also has international businesses in the United Kingdom and Canada, and 
recently announced it would seek to acquire online bank lNG Direct 

Capital One has been widely recognized for its entrepreneurial culture, progressive 
workplace, and community engagement The company was named to Fortune Magazine's 
list of "Top Companies for Leaders," ranking second in North America and fifth globally. In 
addition, Capital One has been named to Fortune's "100 Best Companies to Work For" and 
"20 Great Employers for New Grads." In addition, Capital One was named to Business 
Week's "Best Places to Launch a Career," Working Mother's "100 Best Companies" and 
Diversity inc's "Top 50 Companies for Diversity." 

Among its many community initiatives, Capital One has been recognized for its 
partnership with the Fairfax County Public Schools and junior Achievement in the "Finance 



Park" program, which teaches middle school students the tenets of money management. 
To date, the program has served 33,000 students. After hosting the program for several 
years at its own headquarters, Capital One contributed toward the costs associated with 
constructing a permanent 20,000 square-foot financial literacy center in Fairfax, which was 
recently completed and will serve 14,000 students per year. Capital One has also 
voluntarily maintained temporary athletic tields on its campus that benetit youth athletic 
leagues, including McLean Youth Soccer, Vienna Youth Soccer, and the Northern Virginia 
Travel League. 

According to the Washington Business journal, Capital One is the largest company in 
Tysons Corner by revenue, and the eighth largest company in the region, where it employs 
more than 2,000 people. Capital One employs 28,000 worldwide. 

For several years after its construction, Capital One's Tysons Corner headquarters 
operated well below its designed capacity. Since 2010, due in part to the company's 
acquisitions of Chevy Chase Bank and North Fork Bank, and more recently the proposed 
acquisition of lNG Direct, Capital One has moved several hundred additional employees to 
its headquarters, which now includes over 1,000 employees. With these expansions, the 
headquarters building has reached capacity as steady growth continues throughout Capital 
One's core businesses. This healthy growth has led Capital One to accelerate development 
of the Capital One Headquarters Expansion Phase, as shown on the pending Master Plan, 
which includes additional oftice space, a residential building, retail and civic space. 

Ill. Proposed Development 

Phase 1 consists of two separate buildings connected to a single parking structure 
that is partially above-grade and partially below-grade. The existing Capital One 
headquarters building and associated parking structure are shown as part of the FDP 
Property and will be retained (the parking structure will be removed as part of a future 
FDP). 

Building 1 is a 511,112 square-foot oftice building that will nearly double the size of 
Capital One's headquarters campus. The new building is anticipated to solidify Capital 
One's presence in Tysons Corner. Due to Capital One's anticipated space needs, the new 
building is proposed to be a maximum height of 266 feet, making the new building taller 
than the existing building. 

Contained within the 511,112 square-foot office building is 43,737 square feet of 
civic space that will likely be utilized by a local college, university, or non-profit 
organization. 

Building 2 is a residential structure that will provide approximately 67 market-rate 
housing units. This residential building, which is currently intended to serve as corporate 
residences for Capital One employees, will likely be constructed after the new office 
t.Juild!ng, which Is the most immediate neerl. Up to 6,314 square feet of retail spim: ha5 
also been reserved in the ground floor of Building 2. 
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Consistent with federal banking regulations, Capital One is required to maintain a 
publicly-accessible bank branch at its headquarters. As such, Capital One has designed a 
drive-in branch that will be located on the southeast corner of Building 2, with vehicular 
circulation and stacking to take place within the associated parking deck. 

IV. Zoning Ordinance Criteria 

As part of a rezoning application to the PTC zoning district, an applicant is required 
to demonstrate compliance with the Comprehensive Plan by adhering to a tiered intensity 
of development, contributing to a network of open spaces and urban parks, promoting 
environmental stewardship, implementing an urban grid of streets that complements 
development on adjacent properties, reducing the number of single occupancy vehicle trips 
by limiting the amount of provided parking, contributing to public facilities, applying the 
urban design guidelines specified in the Plan and contributing to workforce and affordable 
housing policies. The FOP submission, which adheres to the development program set 
forth in Capital One's pending Master Plan, furthers the vision for Tysons Corner by 
contributing to each of these critical elements. 

A. Tiered Development Intensity 

The Master Plan furthers the Comprehensive Plan recommendation that the highest 
intensities should be concentrated closest to the four Tysons transit stations, with certain 
exceptions. The FOP Property is located partially within 1/8 mile and partially within '14 
mile of the Tysons-McLean Transit Station. Building 1 will be a maximum of 266 feet in 
height, and Building 2 will be a maximum of 96 feet in height. 

Capital One understands the County's preference to locate residential development 
away from the Capital Beltway and as a result has chosen to place the residential 
development associated with the Proposed Master Plan completely outside of the required 
200-foot buffer, which places the residential development closer to the Tysons-McLean 
station. As such, some of the taller office buildings, including the office building associated 
with Phase 1, have instead been located within '14 mile of the Tysons-McLean station. The 
Comprehensive Plan specifically permits such an arrangement within the Scotts Run 
Crossing Subdistrict because of the extensive elevated rights-of-way surrounding the 
Property, giving it an average grade of 25 to 35 feet below the Capital Beltway, the Dulles 
Rail Line, and the proposed Scotts Crossing extension. 

B. Open Space and Urban Parks 

Open space and urban parks are a very important component of the Master Plan. 
Phase 1 includes a small urban pocket park that will be located between the existing 
Capital One building and the Phase 1 facilities. Also as part of Phase 1, Capital One 
anticipates leaving the remainder of the property (including the property not associated 
with the FOP) as open space. The existing diamond athletic field, the smaller rectangle 
field, and the sport courts will remain. 
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C. Environmental Stewardship 

Capital One is fully committed to the environment in every facet of its corporate 
operations. The existing development already benefits from several low-impact 
development techniques, including an innovative green roof on its conference center and a 
system designed to re-use rainwater for on-site irrigation. Phase 1 will continue a similar 
commitment to the natural environment by incorporating substantial commitments to 
environmental stewardship. 

Consistent with the emphasis that Capital One has historically placed on protecting 
natural resources, the Phase 1 facilities contain extensive commitments to the 
environment In 2005, Capital One installed one of the first vegetated or "green" roofs in 
Fairfax County on the existing conference center. The office building on Phase 1 similarly 
proposes an extensive green roof, as well as LEED Silver certification. The residential 
building will be LEED certified as well. 

D. Urban Grid of Streets 

An urban grid of streets is an integral part of any urban design and is of particular 
importance in the redevelopment of Tysons Corner, where the current suburban design 
includes long blocks and wide streets that create barriers to the free movement of 
pedestrians and give motorists fewer options to move around congested roadways. 

The FOP implements the first phase of the enhanced grid of streets envisioned in the 
Capital One Master Plan by constructing a portion of Old Meadow Road on the northern 
boundary of the FOP Property. Old Meadow Road will connect the two sides of existing 
Capital One Drive, which will remain unchanged in this phase. In future phases, the portion 
of Capital One Drive on the eastern boundary of the FOP Property will be relocated and will 
become Old Springhouse Road. Old Meadow Road will then be extended and realigned, 
intersecting Dolley Madison Boulevard at the present location of Capital One Drive. The 
portion of Capital One Drive on the western boundary of the FDP Property will also be 
relocated closer to Building 1 in future phases. 

For a multitude of reasons, Capital One envisions that the grid of streets within the 
FDP Property, including the proposed section of Old Meadow Road, will be maintained 
privately, rather than being turned over to VDOT for public maintenance. First, such an 
arrangement permits additional flexibility and creativity for future development, 
permitting changes to the street grid without requiring concurrence from VDOT to vacate 
public streets. Second, VDOT's maintenance of public streets throughout Northern Virginia 
is widely considered to be sub-par, given its budgetary constraints. Private street 
maintenance can eliminate these budgetary pressures and provide much more satisfactory 
maintenance. These factors, combined with the fact that many urban developments (such 
as Reston Town Center) continue to maintain private streets, argue in favor of permitting 
private streets within the Capital One property, subject to appropriate maintenance 
standards and public access easements. 
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E. Transportation Demand Management 

The Capital One Property has an existing transportation demand management 
program in place for the existing Capital One headquarters building that will continue for 
all of the Phase 1 facilities. 

F. Public Facilities Contributions 

Phase 1 of the Master Plan provides nearly 45,000 square feet of civic space within 
Building 1 to be utilized indefinitely by a local college, university, or non-profit 
organization. Rental rates and other terms for use of the space are still under discussion. 

G. Streetscape and Urban Design Guidelines 

The Master Plan embraces the urban design criteria in the Comprehensive Plan and in 
Capital One's own Urban Design Guidelines. In doing so, it will create a sense of place and 
identity for the Tysons East neighborhood that is both vibrant and pedestrian-oriented, while also 
of appropriate urban scale for a transit-oriented development. A reconfigured street grid will 
accommodate a variety of engaging and integrated streetscapes. When completed, the grid of 
streets will encourage pedestrian-friendly activity in both the office and residential blocks by 
carefully locating parking and loading entrances to minimize curb cuts. Consistent street walls at 
build-to lines establish discrete urban blocks throughout the property, with ground floors devoted 
to visually and physically accessible community retail, restaurants, civic uses and lobbies. 
Building massing has been articulated appropriate to each building's use, with residential blocks 
util izing lower ground floor platforms and carefully proportioned towers lining retail streets and 
green courtyards. Office towers are largely pushed to the site's periphery along the Capital 
Beltway and will help screen the elevated guideway for the Metro extension and the elevated 
Scotts Crossing overpass. 

Parking is primarily located in below grade garages and in above-grade platforms 
for the office towers. Ground floor retail, civic uses, hotel space, single-loaded residential 
uses and extensive green screens wrap the above-grade parking along the major pedestrian 
streets to visually remove parking from the pedestrian environment. 

For Phase 1, the urban streetscape begins to take form with the construction a 
portion of Old Meadow Road. Capital One Drive will remain in its same alignment until 
future phases, but Capital One plans to create usable urban open spaces between Building 1 
and the existing Conference Center. An elevated pedestrian walkway will create easy 
access between the two office buildings and will enhance the security and privacy of 
Capital One's critical operations. 

H. Workforce and Affordable Housing 

Because the residential buildings on the Capital One property are expected to be 
high-rise multi-family dwellings, they are specifically excluded from the County's 
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Affordable Dwelling Unit ordinance. However, the recommendations for workforce 
housing in the Comprehensive Plan apply and Capital One will provide the recommended 
20% workforce housing requirement on-site. Because the residential building associated 
with Phase 1 is primarily intended for use by Capital One, no workforce housing is 
anticipated. Additional workforce housing will be provided in future phases. 

VI. Tysons Comprehensive Plan - Major Elements 

Successful execution of the Tysons Corner Comprehensive Plan depends on the 
achievement of its necessary elements, including compliance with the prescribed mix and 
arrangement of uses, provision of affordable and workforce hous ing, incorporation of 
green-building and stormwater management objectives, consolidation of properties, 
construction of transportation improvements, consideration of urban design guidelines, 
provision of urban parks, active recreation faciliti es and public facilities. As Tysons will 
develop in phases over many years, it is also important that each project not preclude 
development on adjacent properties. Capital One's Master Plan embodies the vision for 
Tysons Corner by carefully and comprehensively addressing each of these critical 
components. The development of Phase 1 incrementally advances each of these goa ls. 

A. Mix and arrangement of uses 

The FDP property is located partially within 1/8 mile and partially within V.. mile of 
the Tysons-McLean Metrorail Station. The entire Capital One property is designated as 
"Transit Station Mixed-Use" under the Comprehensive Plan. Phase 1 includes a mix of 
office, residential, civic and retail uses. 

B. Affordable and workforce housing 

As noted above, Capital One expects to meet the workforce housing requirement by 
providing adequately-s ized workforce housing units on-site, with a mix of bedrooms 
similar to the overall mix for the market units. Price controls will comply with the Board's 
Workforce Dwelling Unit Administrative Policy Guidelines. Construction of Workforce 
Dwelling Units is not envisioned for Phase 1, but is anticipated to take place during future 
phases. 

C. Green building expectations 

Consistent with the emphasis that Capital One has historically placed on protecting 
natural resources, the Phase 1 facilities contain extensive commitments to the 
environment. In 2005, Capital One installed one of the first vegetated or "green" roofs in 
Fairfax County on the existing conference center. The office building on Phase 1 proposes 
an extensive green roof and LEED Silver certification. The residential building will be LEED 
certified as well. 
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D. Stormwate r management 

The FOP Property is within the Scotts Run Watershed. A prior s ite plan entitled 
"Capital One Phase I" (6385-SPV-04) modified the existing BMP pond and was approved for 
this site, provid ing a total drainage area of 27.5 ac with an associated C-Factor of 0.62. The 
existing on-site BMP facility was constructed with aforementioned site plan. The FOP site 
Property drains to the existing facility. The pond has a footprint area of 20,150 SF and an 
approximate storage volume of 90,000 CF. The existing BMP facility adequately serves the 
proposed improvements associated with the FOP. 

The runoff curve number for existing condition of the FDP Property is 91 with 80% 
impervious area, and the runoff curve number for the proposed condition is 81 with 64% 
impervious area. The curve number and impervious percentage for the Phase 1 
improvements are much lower than those for the existing condition. The PFM and LEED 
3.0 requirements for stormwate r quantity control have been achieved without any 
additional s tormwater management facility. Although additional stormwater management 
facilities a re not required for this application, the Applicant reserves the right to include 
underground storm water management and if necessa ry, pump the stormwater to the site 
storm drainage system. The pump could be privately mai nta ined. 

The outfall a rea of this project beyond the onsite BMP facility includes a piped 
d ra inage system that out falls into a SWM pond , which eventually outfalls into Scotts Run. 
At the confluence of the site's outfall and Scotts Run, the receiving watercourse exceeds 
100 times the area of tha t portion of the FOP Property. 

E. Consolidation performance objectives 

The Areawide Guidance section of the Comprehens ive Plan stresses the need to 
commit to a functioning grid of st reets both on-site and off-site and to demonstrate how 
adjacent properties can be developed in conformance with the Comprehensive Plan. In the 
Scotts Run Crossing Sub-District of the Tysons East District, the goal for consolidation of 
parcels or coordinated development plans is 20 acres, which was easily met by the Master 
Plan for Ca pi tal One's 26.2-acre property. Furthermore, Capital One is bounded on all sides 
by regional transportation arteries, which creates natural boundaries for certai n local 
streets. 

Thro ugh Phase 1 and fu ture phases, Capital One will continue to coordinate with all 
landowners within Tysons East, and particularly with those on the oppos ite side of Scotts 
Crossing Road: the Gates of McLean Condominium Association a nd the Cleveland site 
owned by Cityline Partners. 

F. Transportation 

A Traffic Impact Analysis ("TIA") was submitted earlier with the Proposed Master 
Plan. A separate TIA is not required for an FOP submiss ion. 
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G. Urban design 

The Master Plan embraces the urban design criteria in the Comprehensive Plan and in 
Capital One's own Urban Design Guidelines. In doing so, it will create a sense of place and 
identity for the Tysons East neighborhood that is both vibrant and pedestrian-oriented, while also 
of appropriate urban scale for a transit-oriented development. A reconfigured street grid will 
accommodate a variety of engaging and integrated streetscapes. When completed, the grid of 
streets will encourage pedestrian-friendly activity in both the office and residential blocks by 
carefully locating parking and loading entrances to minimize curb cuts. Consistent street walls at 
build-to lines establish discrete urban blocks throughout the property, with ground floors devoted 
to visually and physically accessible community retail, restaurants, civic uses and lobbies. 
Building massing has been articulated appropriate to each building's use, with residential blocks 
utilizing lower ground floor platforms and .carefully proportioned towers lining retai l streets and 
green courtyards. Office towers are largely pushed to the site' s periphery along the Capital 
Beltway and will help screen the elevated guideway for the Metro extension and the elevated 
Scotts Crossing overpass . 

Parking is primarily located in below grade garages and in above-grade platforms 
for the office towers. Ground floor reta il, civic uses, hotel space, single-loaded residential 
uses and extensive green screens wrap the above-grade parking along the major pedestrian 
streets to visually remove parking from the pedestrian environment. 

For Phase 1, the urba n streetscape begins to take form with the construction a 
portion of Old Meadow Road. Capital One Drive will remain in its same alignment until 
future phases, but Capital One plans to create usable urban open spaces between Building 1 
and the existing Conference Center. An elevated pedestrian walkway will create easy 
access between the two office buildings and will enhance the security and privacy of 
Capital One's critical operations. 

H. Urban park standards 

An urban pocket park of approximately 0.05 acres will be associated with the new 
development in Phase 1. The park will be installed between the existing conference center 
and the additional headquarters office building. As an urban pocket park, this area will be 
constructed with a combination of hardscape and softscape, crea ting a unique environment 
primarily designed for Capital One employees, residents, and other guests. 

I. Active recreation facilities 

For over five years, Capital One has maintained temporary on-site athletic fields for 
the benefit of McLean Youth Soccer, Vienna Youth Soccer, and the Northern Virginia Travel 
League. Capital One continues to underwrite all expenses for construction and 
maintenance of these fields, and will continue to do so to the best of its ability until the 
fields are ultimately removed for construction of specific phases within the Proposed 
Master Plan. The Proposed Master Plan has been specifically designed with the idea that 
the majority of the temporary athletic fields may remain in place until their removal is 
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required by construction of certain phases. Construction of the Phase 1 facilities will 
require the removal of the existing large rectangular field. The diamond field, the smaller 
rectangular field and the sport courts will remain until its removal is necessitated by future 
phases of development. 

}. Public facilities 

Phase 1 of the Master Plan provides nearly 45,000 square feet of civic space within 
Building 1 to be utilized indefinitely by a local college, university, or non-profit 
organization. Rental rates and other terms for use of the space are still under discussion. 

K. Harmony wjth other properties 

The Capital One property is bounded by the Capital Beltway, Dolley Madison 
Boulevard, and Scotts Crossing Road. The Capital Beltway is an Interstate Highway that 
will soon have six lanes in each direction. Dolley Madison Boulevard is a primary road that 
already has four travel lanes in each direction, plus associated turn lanes. Scotts Crossing 
Road is planned to be partially elevated to travel over the Capital Beltway, where it will 
connect to )ones Branch Drive. The Tysons East Metrorail station and the surrounding 
tracks for the rail line run along Dolley Madison Boulevard and have a combined maximum 
height of approximately SO feet above the prevailing grade. These existing and planned 
transportation nodes create natural boundaries for the Capital One Property and naturally 
limit its integration with surrounding properties. 

The grid of local streets for the Capital One Property will meet these natural 
boundaries at the edges of its property. However, several key intersections will help form a 
street grid to serve adjacent properties; Capital One will continue to work with affected 
property owners to ensure these alignments meet their needs. 

Due to the Scotts Crossing extension over the Capital Beltway, FCDOT's proposed 
improvements to Scotts Crossing Road will require a realignment of the current 
intersection at Capital One Drive. Capital One has proposed an alignment and spacing of 
intersections along Scotts Crossing Road that will allow it to accommodate future entrances 
to the Cleveland site and the Gates of McLean Condominiums. 

Vll. Final Development Plan Criteria 

Exhibit A details each of the FOP criteria contained in the Fairfax County Zoning 
Ordinance, and provides details about how the application meets each of the required 
criteria. 

VIII. Conclusion 

The Proposed Master Plan is entirely consistent with the Comprehensive Plan's 
transformative vision for Tysons Corner. It creates a harmonious balance of offices, street­
level retail, civic space, and residences unified by an integrated multi-modal transportation 
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network and connected open spaces. Capital One respectfully requests favorable 
consideration of this exciting application. 

Shane M. Murphy 
Cooley LLP 

462973 vI IRE 

Date 
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GOROVE / SLADE 

TECHNICAL MEMORANDUM 

To: Kevin Nelson 

From: Gorove/Siade on behalf of the Capital One 

Development Team (Bonstra I Haresign Architects, 

Wi lliam H. Gordon Associates, Inc., Cooley LLP) 

Date: June 14, 2012 

VDOT 

Subject: Response to Comments - RZ 2010-PR-021 & PCA 1992-P-001-08 
Capital One Bank NA -Tax Map# 29-4((05)) A2 

Introduction 

3914 Centreville Road 
Suite 330 

Chantilly, VA 20151 
703.787.9595 

This memorandum addresses the comments dated May 18, 2012 that were received for RZ 2010-PR-021 & PCA 1992-P-001-
08, Capital One Bank NA -Tax Map# 29-4((05)) A2, in Fairfax County, Virginia. Each comment is presented in italics with the 
response in bold immediately following. 

COMMENTS: 

1. No proffers were provided for review. 

Comment acknowledged. Proffers have been prepared and are being finalized between Capital One and Fairfax 

County. A copy will be provided to VDOT for review. 

2. All street designs shall conform to the Tysons standards. 

Many of the streets on the Capital One site are proposed to be private streets. Public streets have been 

generally designed to conform to the Tysons standards; however, waivers and modifications will be provided for 

locations that do not meet the standards. 

3. Centerline design data should be shown on all roadways. 

Horizontal design information was added to Sheet 7 of the COP. 

4. CG-11 type entrances should be used for site access. 

All entrances to surrounding streets are proposed to be CG-11 entrances. The entrances into building garages 

and loading areas are proposed as driveway entrances. 

Transportation Planners and Engineers 
522424 v2/RE 

www.goroveslade.com 



Response to Comments for RZ 2010-PR-021 & PCA 1992-P-001-08 
Capital One Bank NA -Tax Map# 29-4((05)) A2 
June 14, 2012 

Page 2 

5. The alignment of Old Meadow Rood will be required to properly align with the street south of Rt. 123 in the final 

design. 

The alignment of Old Meadow Road was determined by the piers for the Metrorail project. Old Meadow Road 

was aligned to the extent possible recognizing there will be some lane transition until redevelopment occurs on 

the other side of the intersection. 

6. The lanes do not properly align where Old Springhouse Rood crosses Scotts Crossing Road. 

The alignment for the intersection of Old Springhouse Road and Scotts Crossing Road was carefully coordinated 

with FCDOT as part of the JBC project. The alignment of lanes for the future development to the north 

recognizes that there is some transition required for the intersection and across the right-of-way for Scotts 

Crossing Road. 

7. The Right of Way and Limited Access lines along 1-495 need to be clearly labeled. The note on the plans does not 

identify the myriad of lines along the 1-495 frontage on sheet 3. 

Comment acknowledged. This change has been added to Sheet 3 of the COP. 

B. Site entrances on public streets need to provide a width adequate fa r two way traffic. 

The parking garage entrances on public streets within the site are approximately 24' wide and loading entrances 

are 20' wide, which are all adequate for two way traffic. 

9. The additional entrance for the condos which crosses this site will need to be a CG-11 type street entrance. 

Comment acknowledged. This will be addressed as part of the FOP plans for the site. 

10. The traffic circle in fron t of the Cap One building will need to be signed for No Parking and No Stopping. 

The traffic circle in front of the existing Capital One building will be on a private section of Capital One Drive and 

Old Springhouse Road. 

Gorove/Siade 
522424 v2/RE 

www.goroveslade.com 



APPENDIX 4 

DATE: June 25.20 12 

TO: Barbara Berlin. Director 

Fl~OM: 

Zoni ng Evaluati on Division. DP/. 
. ~~7 iJJ}tu/j , 

Sterling R. Whecll:r. Chic!' 
1 

Policy nnd Plan Development Branch. DP7. 

SUD.JECT: Land Usc 1\nalysis: RZ/CDP/FDP 20 I 0-PR-021. Capital One Bank 

Thi~ memorandum. prepared by Matthew Ladd, includes citations rrom the Comprehensive Plan that 
provide guidance for the eva luation of the subject Concept Dl:velopmcnt Plan (CDP), Final 
Dcvclopmcut Plan (FDP) and Rezoning tRZ) applications dated /\ugust 4. 20 10. as revised through 
June 13. 20 12, and the latest proffers dated .J unc 15. 20 .12. The ex tent to which the applicati on 
conforms to the applicable guidance contained in the ( 'omprchensivc Plan is noted. Possible 
so lutions to remedy identified issues are suggested. 

DESCRIPTION OF THE APPLICATION 

The subject rezoning applicati on proposes a mixed-usc. transit-oriented development located 
adjacent to the Tysons East Metro station. in the Tysons Corner Urban Center. The applil.:ant 
proposes to rezone a 26.2 m:rt: parce l rrorn its current zoning or C-3 tn the Planned Tysons Corn~r 

Urban (PTC) District. The applicant has fi led a CDP tor the entire si te. The site is currentl y 
developed with a 14-story ofJice build ing and associated parking structure. as wel l as several 
temporary playing fields. Under thi s application. the ofti cc building would remain. but the parking 
structure wo ulu be ultimately razed for redevelopment. The temporary fil.:lds wi ll also be removed 
as development comes on-line..:. The deve lopm~.:nt includes approx imately 4.5 million square feet of 
new development in addition to the approximately 500.000 square teet of ex isting office uses. The 
total proposed land uses. including exist ing development. are approximately 3.2 million square of 
office space. 1.2 million square reel or resident ial space (with dwelling un its rangi ng from u 
minimum of 800 to a max imum of 1.230). 420.000 square feet of hotel space, I I 0.000 square:! feet of 
ground noor retail. and 30.000 square feet for a community center. The application proposes three 
ne"v public streets that serve the deve lopment and the surrounding area and a network of parks and 
plaza spaces. incluJing a civi ~.: plaza adjacent to the Metro station and Scotts Run. a common green 
with athletic field in an interior courtyard surrounded by residential bui ldings. and another civic 
plaza adjacent to a proposed hotel. 

The applicant has also su bmitt~d a FDP request for one block of development. called Block 1\ or the 
Capital One l ~xpansion Phase on the CDP. The FDP shows a 21-story (21:! I feet in height) o ffi ce 
bui lding and a 9-story ( Ill lee! in height) hotel building. These bui ldings arc both proposed to be 
built into an 8-story (80 fet:t in height) park ing structure with a private park space on top. The FOP 



Barbara Berlin 
RZ/CDP/FDP 2010-PR-02 1 
Capital One Bank 
Page 2 

also features a drive-through bank which will be located entirely within the parking structure. While 
the buildings shown on in this FOP represent the ultimate condition as shown on the COP, many of 
the surrounding streets and landscaping will be rev ised with later FOP submiss ions to complete the 
ultimate layout of the site. 

LOCATION AND CHARACTER OF THE AREA 

The application property is located in the Scotts Run Crossing Subdistrict of the Tysons East 
Distri ct, as shown in the Tysons Corner Urban Center section of the Comprehensive Plan. The 
subject property is bounded three existing roadways. It is northwest of Dolley Madison Boulevard 
(Route 123), east of the Capital Beltway {1-495), southwest of Scotts Crossing Road. Scotts 
Crossing Road currently dead ends at the Beltway, but it is planned to be reconfigured as a bridge 
that would extend across the Beltway to connect the Tysons East District and the North Central 
District. 

Land uses to the southeast ofthe subject property, across Route 123, include offi ce buildings, Scotts 
Run and its associated stream valley park, and the future kiss and ride lot that will serve the Metro 
Station. Uses to the northeast of the subject property, across Scotts Crossing Road, include the 
Gates of McLean residential condominium community, a Resource Protection Area (RPA) 
associated with Scotts Run, and a vacant office building that is currently being used as staging for 
Metro construction. Some of the offi ce buildings surrounding the subject property are proposed for 
redevelopment in pending PTC rezoning applications (RZ 20 11-PR-009 and 0 I 0). Uses to the west, 
across the Beltway, include office buildings and the McLean Hilton Hotel. 

COMPREHENSIVE PLAN CITATIONS: 

Land Use 

The Comprehensive Plan Areawide Recommendations for Tysons may be accessed at: 

http://www.fairfaxcountv.gov/dpz/comprehcnsiveplan/area2/tvsons l .pdf 

The Comprehensive Plan District Recommendations for Tysons may be accessed at: 

http ://www.fairfaxcountv.gov/dpz/comprehensiveplan/area2/tysons2.pdf 

0 :\20 12_ Development_ Review _Reports\Rezon ings\RZ _20 I O-PR-02 1_1u(Capita10 ne).docx 
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In the Fairfax County Comprehensive Plan, 20 I I Edition, Area II, Tysons Corner Urban Center, 
District Recommendations, as amended through June 22, 20 I 0, on pages I 50-154, the Plan states: 

"Tysons East 

Tysons East serves as a signature gateway fc1r those coming to Tysons from the east. 'l'he 
defining focus of Tysons East will be Scotts Run Stream Valley Park, which is envisioned to 
be a great urban park and natural resource amenity surrounded by a mix of uses including 
oflice, residential, hotel, support retail and services. In addition, the area is a good location 
lix institutional and public uses, such as educational and recreational facilities. 

Scotts Run Stream Valley Park will be expanded through the stream valley and in adjacent 
areas to provide better access and connectivity throughout the Tysons East District. The park 
will become a major linear urban park and trail system with a variety of landscapes including 
wooded hills, meadows and ponds. It will provide a range of experiences, such as enjoying 
the outdoors and scenery, arts, performances and programs or participating in recreation. 
Intimate gardens with shady places of retreat could provide relief and gathering places for 
families, visitors and workers in Tysons. 

Public and institutional facilities such as professional education, recreational, health and 
sports amenities should be located in this district. These amenities will be essential for 
attracting "creative class" households whose jobs could be located in Tysons. 

The district is composed of four interconnected subdistricts, with all but one having direct 
access to Scotts Run. There are two otlice mixed use subdistricts and two urban residential 
subdistricts. One of the oftlce mixed use subdistricts is Scotts Run Crossing, which is north 
of Route 123 abutting the Tysons East Metro station; the other is the Colshire Subdistrict 
south of Route 123. The two residential mixed usc subdistricts are Old Meadow and 
Anderson. 

Guidance for evaluating development proposals in each subdistrict is contained in the 
Areawide Recommendations and the following subdistrict recommendations. 
Redevelopment options are dependent on the degree to which necessary public infrastructure 
can be provided and Plan objectives and development conditions set forth in the areawide 
and subdistrict guidance can be satisfied by development proposals ... 

SCOTTS RUN CROSSING AND COLSHIRE SUBDISTRICTS 

'l'he Scotts Run Crossing Subdistrict is comprised of about 58 acres and is bounded by the 
Dulles Airport Access Road (DAAR) on the north, Route 123 on the east and south, and the 
Capital Beltway on the west. .. 

0:\20 12J)evelopment_ Review .. ReporL.:;\Rczonings\Rl. ... 20 I O~PR-021 . ...Ju( CapitaiOnc ).docx 
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Redevelopment Option 

Both subdistricts are planned to substantially redevelop with a mix of uses, with office as the 
predominant use. Each subdistrict is envisioned to become a mi xed use area with an 
increased intensity and diversity of land use including more offi ce and the addition of hotel, 
res idential, support retail, and public and institutional uses. Because a key feature in both 
subdistricts is Scotts Run, redevelopment proposals should be designed in a manner that 
ensure this open space will become a more accessible resource-based urban park and 
areawide amenity. Redevelopment in these subd istr icts should also contribute to stream and 
riparian buffer restoration efforts along Scotts Run. 

To achieve this vision, development proposa ls should address the Areawide 
Recommendations and prov ide for the fo llowing. 

• As indicated above, the vision for these subdistricts is to redevelop with sign ificantly 
more intense office development, with the highest intensities near the Metro station. 
These subdistricts are also envisioned to become more diverse in land uses, to include 
hotel, residential and support retail uses. The intensities and land use mix should be 
consistent with the Areawide Land Use Recommendations. 

• Logical and substantial parcel consolidation should be provided that results in 
we ll-des igned projects that function effic iently on their own, include a grid of streets and 
publ ic open space system, and integrate with and facilitate the redevelopment of other 
parcels in conformance with the Plan. In most cases, consolidation should be sufficient 
in size to permit redevelopment in several phases that are lin ked to the provision of 
public fac ilities and in frastructure and demonstrate attainment of critical Plan objectives 
such as TOM mode splits, green buildings and affordable/workforce housing. If 
consolidation cannot be achieved, as an alternative, coordinated proffered development 
plans may be provided as indicated in the Areawide Land Use Recommendations. 

o In these subdistricts, the goa l for assembling parcels for consolidation or coordinated 
proffered development plans is at least 20 acres. A conso lidation of less than 20 acres 
should be considered if the performance objectives for consolidation in the Land Use 
section of the Areawide Recommendations are met. 

o When a consolidation includes land located in the first intensity tier (within 1/8 mile 
of a Metro station), it should also include land in the second intensity tier (between 
1/8 and 1/4 mile of a station), in order to ensure connectivity to the Metro station. 

• Redevelopment should occur in a manner that fosters vehicular and pedestrian access and 
circulation. Development proposals should show how the proposed development wi ll be 
integrated within the subdistrict as well as the abutting districts/subd istricts through the 
provision of the grid of streets. 

0 :\2012 _Development_ Review_ Rcpons\Rezonings\RZ_20 I O-PR-02 l_lu(Capital0ne ).docx 
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o In the Scotts Run Crossing Subdistrict, two circulation improvements are planned --a 
new ramp from the DAAR and the extension of Scotts Run Road over the Beltway. 
'T'he location and configuration of Scotts Run Road may be adjusted at the time of 
development approval so as to preserve and make use of the existing right-of-way. 
Redevelopment along these alignments should provide right-ofcway or otherwise 
accommodate these improvements, and should make appropriate contributions 
toward their construction costs ... 

• For both subdistricts, other streets (creating urban blocks) as well as other pedestrian and 
bike circulation improvements should be provided to improve connectivity. The ability 
to realize planned intensities will depend on the degree to which access and circulation 
improvements are provided consistent with guidance in the Areawide Urban Design and 
T ran sportat ion Recommendations. 

• Publicly accessible open space and urban design amenities should be provided consistent 
with the Areawide Urban Design Recommendations and the urban park and open space 
standards in the Areawide Environmental Stewardship Recommendations. 

• When redevelopment includes a residential component, it should include recreational 
facilities and other amenities for the residents, as well as aftordable/workforce housing as 
indicated in the Areawide Land Use Recommendations. 

• Public facility, transportation and inlh1structure analyses should be performed in 
conjunction with any development application. 'I'he results of these analyses should 
identify necessary improvements, the phasing of these improvements with new 
development, and appropriate measures to mitigate other impacts. Also, commitments 
should be provided for needed improvements and for the mitigation of impacts identified 
in the public facility, transportation and infrastructure analyses, as well as improvements 
and mitigation measures identified in the Areawide Recommendations. 

• In addition, a spec inc public tl~eility need is the provision of a fire station; this facility 
should be accommodated in this area's redevelopment. 

• Building heights in these subdistricts range fi·om I 05 feet to 400 feet, depending upon 
location, as described below and conceptually shown on the Building Height Map in the 
Areawide Urban Design Recommendations ... 

o The Scotts Run Crossing Subdistrict is separated from suburban neighborhoods by 
the extensive right-of-way ofthe DAAR and Route 123. It is positioned along the 
Capital Beltway, and has an average grade 25 to 35 feet below the Beltway, the 
planned extension of Scotts Run Road over the Beltway, and the elevated Metro 
station. As a result, this subdistrict's building heights are between 175 and 400 teet. 
Building heights should be highest closest to the Metro station or along the Capital 
Beltway. 

0:\2012 _Development._ Rcview ...... Rcports\Rezonings\RZ .... 201 O~PR~021_ lu( CapitaiOnc ).doc.x 
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• A potential circulator alignment extends through these subdistricts, as described in the 
Areawide Transportation Recommendations. In addition to the above guidance lor this 
area, redevelopment proposals along the alignment should provide right-of~way or 
otherwise accommodate this circulator and should make appropriate contributions toward 
its construction cost. See the Intensity section of the Areawide Land Use 
Recommendations." 

TYSONS COMPREHENSIVE PLAN LAND USE CATEGORY (page 22): 
Transit Station Mixed Usc 

TYSONS COMPREHENSIVE PLAN BUILDING HEIGHT TIER (page 116): 
Tier I (225' -400') andTicr2 (175' --225') 

LAND USE ANALYSIS 

The land use analysis evaluates whether the application is in general cont(mnance with 
Comprehensive Plan objectives such as land use, intensity, and consolidation. 

Land Usc 

'l'he subject application is designated as the Transit Station Mixed Use land use category on the 
Comprehensive Plan's Conceptual Land Use Map tor Tysons (page 22). The Plan defines the 
Residential Mixed Use land use category as follows (page 21-23): 

"Transit Station Mixed Usc: These areas arc generally located near the Metro stations. 
They are planned f(lr a balanced mix of retail, office, arts/civic, hotel, and residential uses. 
The overall percentage of office uses throughout all of the Transit Station Mixed Usc areas 
should be approximately 65%. This target of office uses will help Tysons maintain a balance 
of land use and transportation over the next 20 years. Individual developments may have 
flexibility to build more than 65% office if other developments in the category are built or 
rezoned with a use mix that contains proportionately less office. The residential component 
should be on the order of20% or more of the total development. It is anticipated that the 
land use mix will vary by TOD District or subdistrict. Some districts or subdistricts will 
have a concentration of offices and other areas will have a more residential character. In all 
cases, synergies between complementary land uses should be pursued to promote vibrant 
urban communities." 

0:\2012 -·Development ... Revicw .... Rcports\Rczonings\RZ .. )O 1 O~PR ~021 ,., lu( CapitaJOne ).docx 
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The subject application proposes the following land use mix: 

Land Use Gross Floor Percentage Land Use FAR 
Area of (based on total 
(sq. ft.) Land Use site area 

including 
previously 
dedicated lan<tl_ 

Office 3, 182,153 64.0% 2.50 
Residential 1,229,608 24.7% 0.97 

( 1,230 DUs 
maximum) 

Hotel 416,886 8.4% 0.33 
Retail 110,876 2.2% 0.09 
Public Facility 30,000 0.6% 0.02 
Totals 1 4,969,523 100% 3.90 

1 Percentages and FAR may not add up to totals due to rounding. 

The land use mix above is based on a maximum buildout of the subject property. The applicant is 
also proffering to a minimum floor area for each building (Proffer 7, June 15, 20 12, Phasing Plan) 
and proffering to construct a minimum of 800 dwelling units on the property (Proffer 6, June 15, 
20 12, Proposed Development). These proffers will ensure that a balanced land use mix is 
maintained if the maximum development potential is not realized for the site. 

The land use mix proposed for the subject applications follows the recommendations for the Transit 
Station Mixed Use category and is in general conformance with the Comprehensive Plan. 

Intensi ty 

In TOO Districts, the Comprehensive Plan links intensity to a property 's distance from a Metro 
station. For sites within 1/4 mile of a station, the Plan does not specifY a maximum floor area ratio 
(FAR) (pages 23-24, 26-27). 

"The highest intensiti es in Tysons should be built in areas closest to the Metro station 
entrance. Intensities shou ld decrease as the walking distance from the stations increases. 
This reflects evidence from other urban areas that transit ridership is correlated with walking 
distance to rail stations. Fo llowing this pattern, the intensity of redeve lopment projects 
within 1/4 mile of the Metro stations should be determined through the rezoning process; in 
other words, no individual site within these areas should be subject to a maximum FAR." 

The subject property is located entirely within 1/4 mile of the Tysons East station and is not subject 
to a maximum intensity. It should be noted that the Comprehensive Plan recommends that floor area 
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associated with public fac ilities not be included when ca lculating the intensity for applications in 
Tysons (page 24). 

"To encourage public-private partnerships, when building space is provided for a public 
fac ility, the floor area of the facility should not be counted toward a development's allowable 
FAR." 

The proposed intensity for the subject application after excluding the proposed 30,000 square feet of 
public fac ility space is 3.88 FAR. This intensity is in general conformance with the Comprehensive 
Plan. 

Initial Development Level 

The Comprehensive Plan sets an in itial deve lopment level for office uses in Tysons and recommends 
that a Tysons-wide summary of existing and approved development be provided with all rezoning 
applications in Tysons (pages 24-26). On March 29, 20 II , the Board of Supervisors directed the 
Planning Commission, working with staff, to develop a process to address the initial development 
level and other issues such as transportation funding. 

The Planning Commission Tysons Committee recently published a draft strawman document 
summarizing its work to date. The committee is currently soliciting public comments on this 
document, which can be accessed at: 

http://www. fa irfaxcounty.gov/plann ing/tysons docs/tysonscornerstrawman06 1412.pd f 

The committee' s draft strawman lays out preliminary recommendations to the Board of Supervisors 
for funding transportation improvements in Tysons. The document also includes a preliminary 
recommendation regarding the initial development level (pages 14-1 6). This draft recommendation 
is being provided for informational purposes only and is subject to change with subsequent Plann ing 
Commission and Board actions. 

"To address this issue, the Commission has proposed a funding recommendation that, if 
implemented, would prov ide for the timely completion of all of the currently identifi ed 
transportation improvements for the 2050 time period. fmplementing the proposed funding 
solution would result in a circumstance where limiting office development to the 2030 level, 
or determining if the IDL should be linked to the amount of office use approved at the COP 
or FDP, would no longer be necessary. 

RECOMMENDATION: 
As the Planning Commission's recommendations for fi nancing infrastructure (identified 
above) addresses the increment beyond 2030, the Planning Commission recommends: 

26) The Board direct staff to incorporate within the next Tysons-wide plan amendment text 
to increase or remove the current IDL of 45 mill ion square feet of office use." 
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The following table summarizes the built and approved (both CDP and FOP actions) office floor 
area in Tysons and the office space proposed with the subject application. 

Category CDP/GDP FDP/GDP 
Office GFA Office GFA 

(sq. ft) (sq. ft.) 
Existing Development' 26,862,000 26,862 000 
Approved, Unbuilt Development '" 5,782,089 5,474,689 
RZ 20 11-PR-02 1 3, 182,153 502,036 
Total Office GF A 35,826,242 32,838,725 

1 Report to Board of Supervisors on Tysons Corner, October 20 I I 
2 Excludes 596,000 sq. ft . of office previously approved (CDP and FDP) for the 
subject property, which is being superseded by the subject application. 

The office space proposed for the subject application, combined with existing and approved 
development, would not exceed the 45 mill ion square feet set as the initial development level for 
offi ce uses in the Comprehensive Plan. 

Phasing Development to Transportation and Public Facilities 

An important element of the Comprehensive Plan for Tysons is the guidance on phasing 
development to tral')sportation improvements and public facilities (pages 29-31 ). Regarding 
transportation, the Plan states the following: 

·' Individual rezoning cases in Tysons should only be approved if the development is being 
phased to one of the following transportation fund ing mechanisms: 

• A Tysons-wide CDA or a similar mechanism that prov ides the private sector' s share of 
the Tysons-wide transportation improvements needed by 2030; 

• A smaller CDA or a similar mechanism that provides a significant component of the 
private sector' s share of the Tysons-wide improvements needed by 2030; or 

• Other binding commitments to phase development to the funding or construction of one 
or more of the Tysons-wide improvements needed by 2030." 

The Plan also recognizes the critica l role that the Tysons Transportation Fund plays in funding 
transportation improvements and the need to increase the contribution rate as part of a 
comprehensive funding strategy (page 71 ): 

"Numerous small-scale improvements in Tysons Corner have been funded over the years 
through the Tysons Transportation Fund, a voluntary contribution for new commercial 
development. In 2009, the rate for this contribution was $3.87 per square foot for non­
residential development and $859 per unit for residential developm.ent adjusted annually for 
inflati on. However, this fund does not provide a stable and ongo ing source of private sector 
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funding. Moreover, it would generate only a small percentage of the funding needed for the 
improvements listed in Table 7 that are required for the continued development ofTysons 
Corner. As part of an overall strategy for funding transportation needs, the contribution rate 
for the Tysons Transportation Fund should be reassessed." 

The Planning Commission Tysons Committee and the Tysons Partnership are continuing efforts to 
reach an agreement on a strategy for funding Tysons-wide transportation improvements. The 
applicant is proffering (Proffer 33, June 15, 201 2, Special Transportation Assessment Distr ict) to 
support the creation of a Special Transportation Assessment District (STAD), but there is no 
contingency for the event that such a district is not created. Since the implementation of a STAD is 
not certain, the applicant should commit to phase development to the funding or construction of 
transportation improvements. 

As an alternative to phasing development, the appl icant should consider revising its proffers to be 
consistent with the Planning Commission Tysons Committee's recently published draft strawman 
recommendations on transportation funding (web link provided in the Initial Development Level 
section). These draft recommendations are consistent with the vision of the Comprehensive Plan. 
The strawman document recommends that landowners and developers in Tysons should collectively 
fund $506 million of the Tysons-wide road improvements recommended in the Comprehensive Plan. 
Of this total, the committee is recommending that half ($256 million) be generated by a Tysons-wide 
tax district. The committee is recommending that the other half ($256 million) be funded by 
properties seeking redevelopment within Tysons. The draft strawman recommends that properties 
seeking redevelopment should contri bute the equiva lent of either $6.48 per square foot or $5.63 per 
non-residential square foot and $1,000 per dwelling unit for Tysons-wide road improvements. The 
document also discusses alternative funding mechanisms, including in-kind contributions. Such 
contributions would be in addition to Tysons Transportation Fund contributions that are intended to 
assist in the completion of the Tysons street grid . 

The committee's strawman recommendations are still in draft form and subject to change, but it is 
anticipated that the Planning Commission and Board of Supervisors will endorse a fu nding strategy 
prior to the public hearings on the subject application. The applicant's draft proffers do address a 
Tysons-wide tax district, the STAD discussed above. The proffers al so address additional 
contributions to Tysons-wide road improvements with the dedication of up to 1.65 acres of land for 
the construction of the Jones Branch Connector project. While this dedication could be considered 
as an in-kind contribution, it is not equivalent to the contribution levels recommended in the 
committee's draft. As the di scussions on transportation funding continue, it is expected that the 
applicant will revi se the proffers to be consistent with the approach that is ultimately recommended 
by the Board. 

Proffer 32 (June 15, 201 2, Tysons Transportation Fund) includes a two-tiered approach to 
contributing to the Tysons Transportation Fund. The applicant is proposing to contribute $4.07 per 
non-residential square foot (the current rate for Tysons) for the first phase of development (FOP 
20 I 0-PR-02 1) and $6.44 per non-residential square foot for the remainder of the application. The 

0 :\20 12_Development_Review _Reports\Rezonings\RZ_20 I O-PR-02 1_1u(Capital0ne).docx 



Barbara Berlin 
RZ/CDP/FDP 20 I 0-PR-021 
Capital One Bank 
Page II 

applicant is also proposing to contribute $1,000 per market rate dwelling unit, which wou ld exclude 
the 20% workforce dwelling units being proffered. 

As recommended in the Plan citation above, staff is reassessing the contribution rates for this fund . 
The Planning Commission Tysons Committee's preliminary recommendation is to set the rate at 
$6.44 per square foot of new non-residential development and $ 1,000 per new dwelling unit. While 
these rates have not yet been adopted, they are consistent with the Comprehensive Plan 
recommendation that the rates be revised based on anticipated fu nding needs. 

The new rates should be applied to the entire subject application, not just the later phases and market 
rate dwelling units. The recommendations for the new contribution rate were based on growth 
projections of all new development in Tysons. Allowing the first phase of the subject application to 
contribute a lower rate and exempting 20% of the total dwelling units from contributions could 
result in a shortfall of $1.7 million when compared aga inst the assumptions made when setting the 
recommended rates. 

The issue of phasing development to transportation improvements is not yet resolved. It is 
anticipated that as the transportation funding recommendations are finalized, the applicant wi ll 
revise the proffers to be in conformance with the Comprehensive Plan goals. 

Affordable and Workforce Housing 

The applicant is proposing to meet the Comprehensive Plan guidance for the provision of affordable 
and workforce housing (pages 33-35 and appended to this memo) by proffering to adhere to the 
Board of Supervisors' Tysons Corner Urban Center Workforce Dwelling Unit Administrative Policy 
Guide lines dated June 22, 20 I 0. These guidelines may be accessed at: 

http://www.fairfaxcounty.gov/dpz/tysonscorner/tvsons wdu policy gu idelines final signed.pdf 

The applicant is committing to provide 20% affordab le and workforce units (WOUs) based on the 
total number of units prov ided (Proffer 55, June 15, 20 12, Workforce Dwell ing Units). Because this 
subject property is located completely within 1/4 mile of a Metro station and is not subject to a 
maximum intensity, there is no bonus intensity associated with this provision and no un its are 
exempt from the 20% calculation. The applicant is requesting the flexibility to provide WDUs in a 
building separate from the building that generated the need. The Plan allows for such fl exibility, as 
long as the WDUs are provided concurrently with the market rate units (page 34): 

"The WDUs should be provided concurrently with market rate units or with some form of 
surety that they will be built." 

The Plan also recommends that applicants contribute $3.00 per non-residential square foot toward 
affordable housing opportunities in Tysons (page 35): 
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"Non-residential development throughout Tysons should contribute a minimum of$3.00 per 
nonresidential square foot (adjusted annually based on the Consumer Price Index) or at least 
25 cents per nonresidential square foot over a period of time to be determined at the time of 
rezoning to a housing trust fund that will be used to create affordable and workforce housing 
opportunities in Tysons. Such developments may prov ide an equivalent contribution of land 
or affordable units in lieu of a cash contribution. Non-residential contributions could also be 
used to fund affordable housing opportunities in Tysons through a partnership. If non­
residential floor area is achieved through a bonus for providing affordable and workforce 
dwelling units, the bonus floor area should not be included when calculating the contribution 
amount. Ground level retail located in office, hotel, and residential buildings should also not 
be included when calculating the contribution amount. 

The provision of workforce housing should be viewed as a collective responsibili ty that will 
directly benefit employers in Tysons. New office, retai l, and hote l developments will benefit 
from having a range of affordable housing opportunities within a short commuting distance 
of the jobs in Tysons.'· 

The applicant is proffering to contribute $3.00 per square foot of non-residential space (Proffer 55C, 
June 15, 20 12, Workforce Dwelling Units, Non-residential Affordable Housing Contribution) 
consistent with the Comprehensive Plan recommendations. 

If the applicant commits to provide WDUs concurrently with market rate units, the application wi ll 
be in general conformance with the Comprehensive Plan guidance on affordable and workforce 
housing. 

Coordinated Development and Parcel Consolidation 

The Comprehensive Plan 's consolidation guidance for the subject application is as follows (Tysons 
East Scotts Run Crossing Recommendations, page 152): 

"Logical and substantial parcel consolidation shou ld be provided that results in 
well-designed projects that function efficiently on their own, include a grid of streets and 
public open space system, and integrate with and facilitate the redevelopment of other 
parcels in conformance with the Plan. In most cases, consolidation should be sufficient in 
size to permit redevelopment in several phases that are linked to the provision of public 
fac ilities and infrastructure and demonstrate attainment of critical Plan objectives such as 
TOM mode splits, green buildings and affordable/workforce housing. If consolidation 
cannot be achieved, as an alternative, coordinated proffered development plans may be 
provided as indicated in the Areawide Land Use Recommendations. 

o In these subdistricts, the goal for assembling parcels for consolidation or coord inated 
proffered development plans is at least 20 acres. A consol idation of less than 20 acres 
should be considered if the performance objectives for consolidation in the Land Use 
section of the Areawide Recommendations are met. 
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o When a consolidation includes land located in the f1rst intensity tier (within 1/8 mile 
of a Metro station), it should also include land in the second intensity tier (between 
I /8 and 1/4 mile of a station), in order to ensure connectivity to the Metro station." 

The subject application includes 26 acres and meets the 20 acre consolidation goal in the Plan's 
District Recommendations. It also includes areas within 1/8 mile and 1/4 mile trom the Tysons East 
station. The Comprehensive Plan sets Jive specific objectives for consolidations (page 36): 

''In all cases, consolidations or coordinated development plans should meet the following 
objectives: 

• Commitment to a flmctioning grid of streets both on-site and on:sitc; 

o Conceptual engineering of streets that demonstrate connectivity to surrounding areas 
and satisfy the guidance in the Transportation section should be completed. Such 
engineering should be done in coordination with land owners in the surrounding area, 
and the proposed street alignments should be included in an official map, as described 
in the ·r·ransportation section. 

o If an ofticial map has already been adopted for the area, the development proposal 
should be in conformance with the street alignments in the map. 

• Provision of parks and open space as set forth in the Environmental Stewardship section 
of the Areawide Recommendations, either on-site or within the subdistrict through a 
partnership; 

• Provision of land and/or building space f(lr public facilities as set forth in the Public 
Facilities section of the Areawide Recommendations; 

• Cont(mnance with the guidance in the Urban Design section and any urban design 
guidelines tor the district or subdistrict; and 

• Demonstration of how adjacent parcels could be redeveloped in a manner that is 
compatible with the proposal and in conformance with the Plan." 

·rhe subject application meets the first objective by providing a fimctioning street grid and working 
with County staff and other land owners in the Tysons East district through the Consolidated Traffic 
Impact Analysis (CTIA) process. In addition to providing a grid on-site, the applicant has worked 
with City! inc Partners, the owner of an adjacent site across Scotts Crossing Road, to relocate Old 
Springhouse Road to better align with a proposed street in the rezoning application t(Jr Cityline's 
site. 

The subject application meets the second objective by providing parks on-site, including 2 plazas 
and a common green. The quality of these parks and other park-related Plan objectives are being 
evaluated by Park Authority staff. 

0:\20 12 .... .Devc!opment J{cvicwJ~eports\Rezonings\RZ_)O I O~PR~021_1u( CapitalOne ).docx 



Barbara Berlin 
RZ/CDP/FDP 20 I 0-PR-021 
Capital One Bank 
Page 14 

The subject application meets the third objective by providing 30,000 square feet within a mixed-use 
building for community and recreational programs. This is discussed further in the Public Facilities 
section of this memo. 

The subject application meets the fom1h objective by generally conforming to the Plan's urban 
design guidance, as described in the Urban Design section of this memo. 

The subject application includes views of a massing model that include redevelopment proposals for 
surrounding properties that have submitted rezoning proposals. The application does not 
demonstration how the Gates of McLean, located to the north, could redevelop in conformance with 
the Comprehensive Plan. However, the application is separated from this property by Scotts 
Crossing Road and the applicant has taken several steps to reduce the impacts on the adjacent 
property. First, the applicant is proffering to dedicate up to I .65 acres fc>r the expansion of Scotts 
Crossing Road across the Capital Beltway. This critical Tysons-wide transportation improvement 
can thus be accomplished with minimal property impacts to the Gates of McLean. Second, the 
applicant is proffering to construct an access road fi.lr the Gates of McLean to replace the access 
point that will be lost when the extension of Scotts Crossing Road is constructed. 

The subject application is in general conformance with the Comprehensive Plan guidance for 
consolidation and coordinated development. 

Public Facilities 

The Comprehensive Plan's strategy for implementing public facilities to serve Tysons is to focus on 
dedications of land or building space with the initial rezoning applications in a district (page 91). 

"Practices employed by the County in the past to provide space for public facilities in largely 
undeveloped suburban areas cannot be relied upon in an intensely developed area where 
most of the land is privately owned. In Tysons it will be critical that the land area or spaces 
for public uses are incorporated within private developments at no cost to the public sector. 

While facilities may actually be constructed throughout the planning horizon based upon 
need, it is critical that space for most, if not all, of these facilities be secured as soon as 
possible. Therefore, rezoning proposals, through proffers, should commit to provide the 
necessary land and/or space to ensure that places will be available to construct facilities in 
concert with the pace of growth." 

The Plan also encourages collaboration between land owners to better implement public Jhcility 
objectives (page 91-92). 

''In addition to facilitating public fhcility objectives through zoning actions, it may be 
necessary lor landowners throughout Tysons to work collaboratively and creatively through 
private-private pa11nerships to meet public facility objectives." 
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While not a partnership in the traditional sense, the subject applicant is collectively meeting the 
Plan 's public faci lity and athletic field objectives in coordination with another applicant in the 
Tysons East district (RZ 20 II -PR-O 17, "The Commons"). When considered as a whole, these 
applications will be providing a full-si ze athletic field, a half-size athletic field, and a 30,000 square 
foot community center. The subject application is proffering to provide the half-size athletic fie ld 
and the community center on-site. The Commons application, which is scheduled for public hearing 
in October, is proffering to provide the full-size athletic field on-site. These commitments are 
sufficient to meet the public facility and athletic field recommendations in the Comprehensive Plan 
for both applications, subject to proffers for public access for the athletic fields that are acceptable to 
the Park Authori ty. 

The 30,000 square foot community center with in the subject application is proposed to be built 
within an office building in the subject property. This space will be dedicated to the County. The 
applicant is proffering to cap construction costs at $1 I ,500,000 with a $500,000 contingency fund. 
The applicant has submitted a prel im inary cost estimate for this facility that rai ses some concerns 
about what costs will be counted toward the construction cap. For example, the cost estimate 
includes per square foot contributions toward affordable housing and the Tysons Transportation 
Fund that would not apply to public fac ility uses. In Proffer 13B (June 15, 20 12, Public Facility, 
Total Construction Cost) the applicant proposes to include the fo llowing in the Total Construction 
Cost: 

"For the purposes of this Proffer 13, Total Construction Cost ofthe Public Faci lity shall 
include hard construction costs of the Public Facili ty and the surrounding landscape and 
hardscape for the relevant building, design, special consultant services, permitting, 
construction administration services, quality control inspections, required Special Inspections 
Program inspections, independent cost estimating, utility connections and/or relocations and 
new serv ices, and all other costs related thereto. For those costs that are not unique to the 
Public Facility but are attributable to the construction of the building itself, the Applicant 
shall include in the Total Construction Cost the pro rata share of the expense attributable to 
the Public Facility, as measured by the fraction of Public Faci li ty as compared to the overall 
rentable square feet in the remainder of the building." 

Costs such as landscaping associated with the mixed use building that houses the civic space should 
not be included within the construction cost cap. The applicant should prov ide staff with a 
construction cost estimate that includes anticipated features and amenities, which will likely be more 
cost effective to install at the time of construction. If these features exceed the cost cap, the 
applicant and staff shou ld discuss increasing this cap or pursuing other methods to reduce costs. 

The applicant's proffers also include an escalation clause on the public faci li ty construction cost cap. 
This clause sets the start date for calculating escalation at five years after the rezoning is approved. 
This provision is not acceptable because the construction cost estimates being provided are based on 
20 12 costs. This clause should be modified to begin esca lation when the rezoning is approved. 
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The public facility commitments proposed for the subject applications are in general conformance 
with the Comprehensive Plan, subject to revised proffers for the community center and athletic fi eld 
determined to be acceptable to the County. 

Parking 

The Comprehensive Plan provides recommendations on maximizing the efficiency of parking to 
encourage transit use, walking, and bicycling; to limit the urban des ign impacts of parking; and to 
ensure that parking is priced such that spaces are available for those who choose to dri ve. The Plan 
recommends specific strateg ies for managing parking on pages 65-66: 

''As the Tysons Corner area is developed, and the land use and transportation in frastructure 
matures, parking requirements should be examined to determine if they are adequate for the 
changing conditions. Rather than supplying parking for each individual use, parking should 
be treated as a common resource for mul tiple uses. Implementing this practice wi ll reap 
many advantages in creating a more walkable environment. Providing transit service, an 
effecti ve mix of uses, and an appropriate network of sidewalks will reduce automobile use 
and, consequently, the need to provide parking. 

Additional methods listed below should be pursued to ensure the appropriate amount of 
parking is provided. 

• Encouraging shared parking arrangements across parcel lines. 
• Creating a parking management entity to coordinate shared parking efforts, enforce 

parking regulations, app ly parking pricing strategies where beneficial, and monitor 
parking demand and supply regularly. 

• Securing parking management agreements such as parking pricing. 
• Unbundling parking from commercial and residential leases and sales. 
• Allowing on-street parking, and where appropriate, counting those spaces towards 

parking requirements. 
• Implementing "Smart Parking" technology to maximize parking utilization. 
• Providing preferential parking for carpools, vanpools, and car-sharing vehicles. 
• Reductions for shared parking on mi xed use sites." 

Prev ious drafts of the proffers did not adequately address this issue, but the most recent draft 
includes a proffer (Proffer 25A, June 15, 201 2, Parking. Residential Parking Spaces) that commits to 
unbundle parking from the sale or lease of residential dwelling units. This means that a dwelling 
units purchase price or lease rate will be exclusive of parking costs. In addition to helping the 
applicant achieve its transportation demand management goals, this strategy can reduce the cost of 
housing for residents who do not need a parking space (or multiple spaces). 
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URBAN DESIGN ANALYSIS 

Several urban design issues have been identified and arc discussed below. 

Street Grid and Design 

The Comprehensive Plan provides recommendations for both street grids (pages 46-47, 96, and 
appended to this memo) and street cross sections (pages 48-56). 

·rhe application provides a street grid as envisioned in the Comprehensive Plan. The resulting 
blocks are generally in conformance with the Plan, which recommends block lengths ranging from 
400 to 600 feet long and perimeters of less than 2,000 feet. Additionally, the longest blocks in the 
application (approximately 590 and 650 feet) feature mid-block pedestrian crossings, as 
recommended in the Plan. 

The application includes three new streets: Capital One Drive, Old Meadow Road (extended from 
south of Route 123), and Old Springhouse Road. It also includes a widening of Scotts Crossing 
Road to accommodate increased multi-modal use when this street is extended across the Capital 
Beltway to Jones Branch Drive. 

Capital One Drive is proposed as a local street with two travel lanes and two on-street parking lanes. 
Between Scotts Crossing Run and Old Meadow Road this street also includes striped bike lanes. 
The parking and bike lanes in this section are proposed to convert to travel lanes during the peak 
traffic periods in an arrangement called a "floating bike lane" that has been implemented in other 
cities. During the peak periods, the bike facility shifts to be adjacent to the curb. The applicant has 
designed these lanes to be 5 feet wide during the peak periods and 9 feet wide during oft~ peak 
periods, and the Janes will be clearly marked. While the Comprehensive Plan does not specillcally 
address this approach, it generally meets the Plan goals for on-street bicycle lanes. 

Old Meadow Road is designed as a local street with two travel lanes and two parking lanes. It meets 
the Comprehensive Plan recommendations ft1r the design of a local street, as shown in Figure 8, 
"Local Street Section," on page 55 of the Comprehensive Plan and provided below: 
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Figure 8 
Local Street section 

Trani Tmvd 
IJUlldmg , Strcelscapc PRI1:n111. Lane Lnnc Parki n11, Stretoscope , Bu~dllll! 

Widlh v~~rics ' 8' II' ' II ' ' 8' , Wodth varios 

Approxom01cly .18' c1ub oo c:urb 

Old Springhouse Road is designed as a local street with one travel lane in each direction and a 
parking lane on the south side. This design is not consistent with the Comprehensive Plan, which 
recommends parking lanes on both sides of local streets (as shown in the image above). The north 
side of this street is proposed to be a transfer point for the circulator and other buses to the Tysons 
East Metro station. With no parking lane on the north side of the street, buses will need to stop in 
the only eastbound travel lane. The application currently shows the "Approx imate Location of 
Potential Bus Drop Off' within the streetscape area. lfthe applicant intends to utilize this area for 
buses, the streetscape width would be reduced below the minimum recommended in the Plan (see 
Streetscape Design section). The applicant should redesign the street section and parking podiums 
to accommodate a parking/bus lane and bring the design of Old Springhouse Road into conformance 
with the Plan . As an alternative, the applicant could proffer to provide adequate space for bus stops 
when an FOP for Blocks CorD is submitted. 

The widening and extension of Scotts Crossing Road (also known as the Jones Branch Connector) is 
generally in conformance with the avenue section in the Comprehensive Plan. This section is being 
designed by the Fairfax County Department ofTransportation in coordination with the applicant. 
The applicant is proposing to dedicate up to 1.65 acres along its northeastern boundary to 
accommodate the widening. The current proposal for this street is 2 travel lanes in each direction, 
turn lanes at key intersections, dedicated lanes for the transit circu lator system, and bike lanes in 
each direction. On-street parking, which the Plan recommends for all avenues, is not being proposed 
because the section is already Ill feet wide due to the width of the ded icated circu lator right-of­
way. Widening this section further to accommodate parking, as recommended in the Plan, cou ld 
make the section difficu lt for pedestrians to cross in an area that is adjacent to a Metro station. 
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The proposed street grid is in general conformance with the Comprehensive Plan. The proposed 
street design is an outstanding issue which can be addressed by adding a parking/bus lane to Old 
Springhouse Road. 

Strcctscape Design 

The Urban Design section of the Comprehensive Plan provides detailed guidance on streetscapes 
(pages 96-1 OS and appended to this memo). The Plan defines three streetscape zones: the landscape 
amenity panel, sidewalk, and building zone. Each zone serves a distinct purpose and has varying 
dimensions based on the adjacent street type and land usc. 

All three of the new streets proposed within the application area are designed as local streets. The 
proposed streetscape dimensions hlr these streets are consistent with Comprehensive Plan guidance. 
However, as noted in the Street Grid and Design section of this memo, the need for a parking/bus 
lane on the north side of Old Springhouse Road would require reducing the strcctscape from 20 feet 
to approximately 12 feet. 'fhis would not meet the streetscape standards for a local street as 
recommended in the Comprehensive Plan ( 16 teet minimum width) and would likely mean that 
street trees c,ould not be planted on this side of the street. The applicant should redesign this street to 
conform to both the recommended street and strectscape dimensions. 

The strectscape dimensions f(lr Scotts Crossing Road are consistent with the Plan recommendations 
for avenues. 

In the context of the overall goals of the Comprehensive Plan, the streetscape designs proposed in 
the subject applications arc in general conformance with the Plan, subject to resolution of the 
parking/bus lane issue on Old Springhouse Road. 

Building Height 

The subject property is split between two designations on the Comprehensive Plan's Conceptual 
Building Heights Map (page 116). The portion of the site closest to the Metro station is in Tier I 
(recommended maximum heights ranging fi·om 225 to 400 teet), and the portion of the site closest to 
the Capital Beltway is in Tier 2 (recommended maximum heights ranging from 225 to 400 feet). 

The following graphic shows the Conceptual Building Heights Map overlaid on the application area: 
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The fo llowing table compares the max imum heights recommended in the Conceptual Building 
Heights Map to that proposed range of heights for each building. 

Comprehensive Proposed 

Building Proposed Use 
Plan Maximum Building 
Building Height Height Range 
Range (feet) (feet) 

EX I Office (existing) 175 - 225 205 
EX2 Office(existing) 175 - 225 42 .5 
I Office/Retail 225 - 400 150 - 28 1 
2 Hotel/Retail 225 - 400 75- Ill 
3 Office/Civic 175 - 225 150-225 
4 Hotel/Retail 175 - 225 150 - 293 
5 Office/Retail 175 - 225 125 - 200 
6 Residential/Retail 225 - 400 150 - 221 
7 Residential/Retail 225 - 400 125 - 22 1 
8 Residential/Retail 225 - 400 125 - 23 1 
9 Residential/Retail 225 - 400 75 - 175 
10 Office/Retail 225 - 400 200 - 305 
II Office/Retail 225 - 400 150 - 266 
12 Office 175 -225 300- 395 
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In addition to the height guidance in the Areawide Recommendations, the District 
Recommendations for the subject property address building height (page 154). 

"The Scotts Run Crossing Subdistrict is separated from submban neighborhoods by the 
extensive right-of~way of the DAAR and Route 123. It is positioned along the Capital 
Beltway, and has an average grade 25 to 35 feet below the Beltway, the planned extension of 
Scotts Run Road over the Beltway, and the elevated Metro station. As a result, this 
subdistrict's building heights are between 175 and 400 feet. Building heights should be 
highest closest to the Metro station or along the Capitttl Beltway." 

Based on the designations in the Conceptual Building Heights Map, Buildings 4 and 12, which are 
shaded in the table above, exceed the recommended maximums. Building 4 is located along the 
Capital Beltway, and the Plan recommendations for this subdistrict support additional height in that 
location. Building 12 isjust outside of the conceptual boundary between Tier 1 and Tier 2. The pre­
staffing comments for the application recommended shifting some of the density and additional 
height from Building 12 to Buildings 1, 10 and II, which arc located closer to the Metro station and 
are in Tier 1. The applicant demonstrated that doing so would create additional shadows in the civic 
plaza and common green adjacent to Buildings 1 and 10. Staff agrees that givt'n the conceptual 
nature of the map and the potential impacts to open space, the proposed height of Building 12 is 
consistent with the Plan's vision f(Jr this area. 

When considered in the overall context of the application, the building heights proposed in the 
subject application are in general conformance with the Comprehensive Plan. 
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ADDITIONAL PLAN CITATIONS 

In the Fairfax County Comprehensive Plan, 20 II Edition, Area II , Tysons Corner Urban Center, as 
amended through June 22, 20 I 0, Areawide Recommendations, beginning on page 33, the Plan 
states: 

"Affordable Housing 

A critical aspect of the vision is to provide housing choices and ensure that a population with 
a variety of income levels has the ability to live in Tysons. The Policy Plan states that affordable 
housing should be located close to employment opportunities and should be a vital element in high 
density and mixed use development projects. A specific objecti ve in the Policy Plan is to encourage 
affordable and workforce housing in Tysons. Affordable housing may include Affordable Dwelling 
Units (ADUs) required pursuant to the Zoning Ordinance and Workforce Dwelling Units (WDUs) 
administered consistent with the Board 's administrative policy guidelines for such units, or other 
such price controlled units that the Board deems to meet the intent of these provisions. 

All projects with a residential component that seek to utilize the redevelopment option in the 
District Recommendations should provide 20% affordable and workforce dwell ing units. These 
projects are allowed a 20% residential floor area bonus and fl exib ili ty in how and where Work force 
Dwelling Units can be prov ided within Tysons. 

Because development proposals within 114 mile ofthe Metro stations are not subject to a 
maximum intensity, the FAR proposed for rezoning applications in these areas is considered to 
include the bonus floor area allowed for meeting the affordable and workforce housing expectations. 

For Affordable Dwelling Units (ADUs), the provisions of Part 8 of Article 2 of the Fairfax 
County Zoning Ordinance shall apply, unless the dwelling units proposed in the development are 
specifica lly exempted from compliance with the ADU Program. 

For Workforce Dwelling Units (WDUs), the following housing conditions and the guide lines 
in the Housing section of the Policy Plan (except as modified below) apply to any residential 
development built under the redevelopment option, regardless of whether or not the development 
elects to utilize the available bonus density. 

• 20% of the residential units in new developments should be affordable to households with 
incomes ranging from 50 to 120 percent of AMI (Area Median Income), as set forth in Table 
I. Within 1/4 mile of the Metro stations, the 20% applies to the total number of dwelling 
units to be constructed in the proposed development. Beyond 1/4 mile of the Metro stations, 
any units created with bonus floor area should be excluded from the 20% WDU calculation. 
In a development that is required to prov ide ADUs, the ADUs and ADU bonus units may be 
deducted from the total number of dwell ing units on which the WDU calcul ation is based. 

• If required by the Zoning Ordinance, ADUs may be counted toward the 20% affordable 
housing objective identi fied in the prev ious bulleted item, above. Any such ADUs could be 
used to satisfy the lower income tiers identified in Table I for WDUs. 
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Table 1 
Income Tiers for Workforce Dwelling Units 

10 1-1 20% of AMI 5% of total units 
81 - 100% of AMI 5% of total units 
71-80% of AM I 5% of total units 
61-70% of AMI 3% of total un its 
< 50-60% of AMI 2% of total un its 

• A maximum 20% increase in residential floor area is allowed for achiev ing the work force 
housing objective. In mixed use developments, some of thi s increase in floor area may be 
used for commercial purposes. The percentage of non-residential and residential bonus floor 
area should be similar to the project' s overall land use mix. In order to provide more 
fl exibil ity with the bonus, the Policy Plan's size restrictions on bonus market rate units do 
not apply within Tysons. 

• The WDUs provided should have a similar mix in the number of bedrooms as the market rate 
units. The minimum unit size of WDUs should be consistent with the Policy Plan. 

• WDUs should be price controlled as set forth in the Board of Supervi sors' Workforce 
Dwelling Unit Administrative Policy Guidelines, adopted October 15, 2007 or as amended. 

• WDUs are pre ferred to be provided on-site. However, developers may aggregate land for 
workforce housing off-site and/or transfer to others the responsibility for creating such units 
in building structures where the advantages of financing and operating affordable and 
workforce housing can be realized. Units provided in this manner should be located within 
Tysons, should be in general conformance with the applicable land use, intensity, public 
facility and urban design objectives, and should include all of the income tiers set forth in 
Table I. 

• Efforts should be made to preserve market rate housing units that are affordable to 
households earning below 120% of AMI. Land owners may meet their affordable housing 
objective by purchasing ex isting un its and preserving their affordability as set forth in the 
Board of Supervisors' Workforce Dwell ing Unit Admin istrative Policy Guidelines, adopted 
October 15, 2007 or as amended. Redevelopment of existing housing units should satisfy 
Objective II in the Land Use section of the Policy Plan, including increased affordable 
housing opportunities and pos itive im pacts on the environment, public faci lities and 
transportation systems. 

• The WDUs should be provided concurrently with market rate units or with some form of 
surety that they wi ll be built. 

• Cash contributions in lieu of providing WDUs are not desired. 

• Programs that capitalize either the development of housing or the incomes of households, 
such as low income housing tax credits, tax-exempt housing bonds, tax increment financing, 
tax abatement, or a County housing fund should be considered. 
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• Flexibility in the total number of WDUs provided may be considered for projects that meet 
additional housing needs that have been identified by the County. Examples include 
providing a higher proportion of units in the lowest income tiers or providing units with more 
bedrooms than would otherwise be expected. Such proposals shou ld be evaluated on a case­
by-case basis. 

• Creative strategies for achieving housing objectives should be considered. This could 
include a system similar to wetlands banking in which a developer builds additional 
affordable and workforce dwelling units and the credit for providing the units is so ld to 
another developer who has an obligation to provide affordable housing. Another strategy 
could be incorporating units into public buildings. Facil ities for populations with special 
needs, including those who are homeless, should also be considered. 

Non-residential development throughout Tysons should contribute a minimum of$3.00 per 
nonresidential square foot (adjusted annual ly based on the Consumer Price Index) or at least 25 
cents per nonresidential square foot over a period of time to be determined at the time of rezoning to 
a housing trust fund that will be used to create affordable and workforce housing opportunities in 
Tysons. Such developments may provide an equiva lent contribution of land or affordable units in 
lieu of a cash contribution. Non-residential contributions could also be used to fund affordable 
housing opportunities in Tysons through a partnership. If non-residential floor area is achieved 
through a bonus for providing affordab le and workforce dwelling un its, the bonus floor area should 
not be included when calcu lating the contribution amount. Ground level retai l located in office, 
hotel, and residential buildings shou ld also not be included when calculating the contribution 
amount. 

The provision of workforce housing should be viewed as a collective responsibility that wi ll 
directly benefit employers in Tysons. New office, retail, and hotel developments will benefit from 
having a range of affordable housing opportunities within a short commuting distance of the jobs in 
Tysons." 

Jn the Fairfax County Comprehensive Plan, 20 II Edition, Area II, Tysons Corner Urban Center, as 
amended through June 22, 20 I 0, Areawide Recommendations, beginning on page 96, the Plan 
states: 

"Grid of Streets 

Tysons currently consists of large superblocks with a relatively small number of streets. This 
places excessive reliance on the street system to move vehicle traffic, and the large block size 
inhibits transit use, pedestrian and bicycle movement. A grid of streets with smaller block sizes is 
typica l in urban areas. It disperses vehicle traffic and improves mobility for pedestrians and 
bicyclists. A smaller block size will make a more walkable Tysons by creating convenient and short 
walk distances. A grid of streets concept is shown in Map 7. A perfect grid is unlikely in Tysons 
Corner due to the alignment of existing roads and topographica l constraints. However, where 
possible, a grid of streets should be planned. 
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In planning the grid of streets, the following should be taken into consideration: 

• Maximize continui ty within the grid of streets. 

• A void intersections with an acute angle, awkward dog legs, and intersections with more than 
four legs. 

• Prov ide good pedestrian access to Metro stations. 

• Block sizes shoul.d generally be within a 400 foot to 600 foot range with a maximum 
perimeter length of 2,000 feet. 

• Any block longer than 600 feet should contain a mid-block pedestrian connection. 

• Service streets should have sufficient ri ghts-of-way to prov ide for a pleasant pedestrian 
environment where applicable. 

• Block faces along Route 7 and Route 123 should ideally be 600 feet. 

• Where poss ible, even spacing between intersections should be maintained. 

With the provisions described above, the street network in Tysons Corner will be enhanced 
and will prov ide for greater network density and more direct connections between various locations, 
as well as better accommodating both cars and pedestrians. This network will contain more 
secondary (i.e., local and collector) streets, providing more choices for connectivity than the existing 
arterial network. Research and experience indicates that in areas with a fine grid of streets and a mix 
of land uses, people use transit more and make fewer auto trips than their neighbors in typical 
suburbs." 

In the Fairfax County Comprehensive Plan, 20 11 Edition, Area II , Tysons Corner Urban Center, as 
amended through June 22, 20 I 0, Areawide Recommendations, beginning on page 96, the Plan 
states: 

"Street Grid and Block Pattern 

The street grid will be the primary organizing element of the new urban Tysons. In contrast 
to the existing pattern of large, suburban blocks, new development should create smaller blocks 
through an interconnected system of streets. This street system will be more walkable, provide travel 
choices for pedestrians and motorists, and have breaks in building massing to help create a built 
environment that is appropri ately scaled for pedestrian activity. 

In order to implement the grid of streets and an urban block pattern, all proposals should 
provide for planned road improvements that follow the grid of streets and street types contained in 
the Transportation section. 

In areas where preliminary design studies have identi tied the layout of new streets on an 
official street map, redevelopment plans should create a street and block network in accordance with 
the map. In cases where this is not feasible, the development team should work with staff to develop 
a response that achieves a level of connectivity that meets plan goa ls. In areas where such design 
studies have not been completed, the street and block network should follow the recommendations 
in the Transportation section and the fo llowing block size recommendations: 
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o Blocks should have a maximum perimeter of2,000 feet, measured at the curb. 
• Any block side longer than 600 feet should have a mid-block pedestrian connection. 
• Examples include a pedestrian walkway, a service street with a sidewalk, or a publicly­

accessible walkway through a building. 
• 'T'he ratio of the longest side of a block to the shortest side is ideally less than 2: I and should 

be no greater than 3: I . 
• Due to topography and other existing conditions, some blocks may not be rectangular. 

Streetscape Design 

Attractive streetscapes include a well-designed road edge that contributes to area identity and 
provides a safe, high-quality pedestrian experience. The streetscape design should vary by the type 
of street and the adjacent land use, and should create a unifYing theme along each of the roads to 
visually and physically link the various districts and sub-districts of Tysons. 

Elements of streetscapes include sidewalks, street furniture, streetlights, trees and other 
plantings, paving, crosswalks, bus shelters, bicycle racks, public art, and seating areas. The purpose 
of these elements is to enhance the quality of the pedestrian environment. The integration of the 
Metro station entrances into the streetscape is especially important to the success of the urban 
environment. The public realm at the station entrances should be attractive, highly visible, and able 
to safely accommodate high amounts of pedestrian activity. 

Below are general recommendations for all streetscapes, which are f(lllowed by design 
recommendations for each individual streetscape type (Boulevards, Avenues, Collectors, and Local 
Streets). With the exception of International Drive, this hierarchy of streets is consistent with Map 
7 and Table 3 in the Transportation section. International Drive should be considered a Boulevard 
streetscape type. 

(f'enera/ Streetscape Recommendations 

Detinition of Streetscape Zones: The streetscape is composed of three zones (see illustrated 
streetscape cross-sections). The lwul.><.·ape amenity panel is located next to the curb and includes 
trees, lighting, bus stops, bicycle racks, parking meters, traffic signs, refuge strips, and other urban 
living infrastructure. The sidewalk is reserved for pedestrian movement and should not contain any 
street furniture. The building zone is located between the sidewalk and the building fhcade. The 
character of the building zone is determined by the adjacent land use. 

Underground Utilities and Stormwater Infrastructure: Utilities and stormwater infrastructure 
should be placed underground and should be coordinated with future roadway improvements and 
sidewalks to foster a pedestrian-fi'iendly environment. Such infrastructure should be located under 
sidewalks, parking lanes, or the building zone; it should not be located under street trees. To achieve 
this goal, detailed site analysis should take place early in the development process to avoid conflicts 
between utilities and proposed street tree locations. New development should provide underground 
utility conduits or provide commitments to fhcilitate future improvements. Utility boxes for phone, 
cable, electricity, natural gas, information systems and/or other services should be located to the rear 
or side of the development, along service alleys, within buildings, or placed in sub-grade vaults. 

Street Lighting: Street lighting should maintain the overall character and quality of the area, 
provide adequate lighting levels that ensure public safety without creating glare or light spillage, and 
conf\m11 to LEED light pollution requirements and County ordinances. Light fixtures should be filii 
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cutoff and use energy-saving technology. Street lights should be located so as to not conflict with 
street trees at their projected maturity. 

Design Alternatives: Where pre-existing site constraints might limit the ability of a development to 
satisfy all streetscape recommendations, some limited variation may be permitted if the proposed 
alternative meets or exceeds the standards established by this plan. Where flexibility is granted, the 
streetscape should include acceptable sidewalk widths, and an acceptable amount and location of 
street trees. 

Streetscape Dimensions: In general, areas with higher pedestrian activity, such as major retail 
streets and the areas surrounding Metro stations should have wider sidewalks to accommodate 
increased pedestrian activity. Above all, consistent dimensions within each block should be 
promoted to avoid shifting pedestrian features or building frontages. 

Public Safety: When locating street trees, other plantings, and amenities in proximity to roadways 
or within medians, safety and sight distance should be taken into consideration. 

Streetscape Maintenance: Streetscape improvements may be provided on a combination of 
publicly owned right-of-way and private property. When the public right-of-way is utilized to 
provide streetscape improvements, commitments should be made by the property owner to maintain 
the entire streetscape area. ln addition, when the streetscape is not entirely within the right-of-way, 
additional right-of~way or a public access easement may need to be provided for the portion of the 
streetscape located on private property, 

Pedestrian Crossings: At pedestrian crossings, special pavement should be designed to create a 
well-delineated, ADA accessible and safe area for pedestrians to cross the street. Crossings at major 
streets should be highly visible and timed with signalized crossing systems. When medians are 
provided, they should be designed to create a safety island for pedestrians waiting to finish crossing 
the street. 

Median Landscape Strip: New streets in Tysons are not expected to include medians except where 
they would facilitate pedestrian crossings. Where medians are provided, they should be planted with 
attractive landscaping. Consideration should be given to the use of attractive Low Impact 
Development techniques for storm water remediation in this area. 

On-Street Parking: Streetscapes with on-street parallel parking should have a small paved area 
adjacent to the curb known as a refuge strip. The refuge strip will allow passengers to exit parked 
cars without having to step into planted areas. Trees should be spaced appropriately to allow car 
doors to swing open without obstruction. 

Planting in the Pedestrian Realm: Street trees should be planted in an environment that promotes 
healthy root growth and should be spaced no more than 50 feet apart. Only those varieties that 
require little maintenance, are resistant to disease, and are adapted to extreme urban conditions such 
as pollution should be used. In addition to trees, vegetation within planting strips should include 
supplemental plantings, such as ornamental shrubs, ground cover, flowering plants, and grasses. 
Consideration should be given to the use of a broad palette of native and drought tolerant species. 
Supplemental plantings should occur in areas that are clear of vehicles parked on the street, and they 
should incorporate hardscaped pedestrian access points. Where appropriate, special pavement 
treatments or hardscape elements may be considered to achieve both root-friendly design and 
pedestrian walkability within the streetscape. Irrigation should be provided. 
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Low Impact Development Techniques: Streetscape design should include innovative stormwater 
remediation design elements such as bioretention, permeable pavements, and incorporation of water 
collection and storage. 

Street Furniture and Other Elements: Street furniture selections, such as benches, water 
f()tmtains, and bike racks. should be consistent within each district. This may include the model, 
size, and finish. Fixed elements, such as light poles and parking meters, should be aligned within 
the landscape amenity panel so as to minimize the disruption of pedestrian flow ... 

Avenue, Collector, and Local Street Streetscapes 

While avenues, collectors, and local streets serve different f1mctions from a traffic 
perspective, their streetscapes arc similar. The character of the strectscapes should generally be 
determined by the pedestrian activities generated by the adjacent land uses rather than the 
classification of the street. See Figures ll a, 11 b and 12a and 12b. 

For local streets, traffic calming measures such as raised mid-block pedestrian crossings, 
small traffic rotaries, and curb and sidewalk "'bulb outs" at intersections may be appropriate. 

The following recommendations are provided f(lr achieving the streetscape character for 
avenues, collectors, and local streets: 

Landscape amenity panel: This zone should be a minimum of 8 feet wide along avenues and 
collectors and a minimum of 6 feet wide along local streets. Street trees should be evenly spaced in 
ordered plantings. Vegetation may also include shrubs and ground cover. Amenities such as bicycle 
racks and bus shelters should be provided as needed to serve the adjacent land uses. 

Sidewalk: Sidewalks along avenues and collectors should be a minimum of 8 feet wide. Sidewalks 
along local streets should be a minimum of 6 feet wide. 

Building Zone: This width of this zone should range from 4 to 12 teet. When ground-level retail is 
provided in a building, a portion of this building zone should be used for retail browsing or outdoor 
dining. Supplemental plantings (to include shade and flowering trees, shrubs, flowering plants, 
ground cover, and grasses) may be provided for buildings without retail uses." 
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APPENDIX 5 

County of Fairfax, Virginia 

DATE: June 21 , 2012 

TO: Barbara Berlin, Director 

FROM: 

Zoning Evaluation Division, DPZ ~r 

Angela Kadar Rodeheaver, Chief M ~D(. ~~ 
Site Analysis Section, DOT '/"A f• I'-. 

FILE: 3-4(RZ 201 0-PR-021) 

SUBJECT: SECOND ADDENDUM RZ 2010-PR-021/PCA 92-P-001 -08; Capital One Bank 
Land Identification Map: 29-4-((05))-A2 

This department has reviewed the Conceptual Development Plan (CDP) revised through June 13, 2012; 
Final Development Plan (FOP) revised through June 13, 2012; and proffers revised through June 15, 
2012. 

Based on the information available for review, there appears to be multiple deficiencies associated with 
this application. The magnitude and number of these deficiencies leads this agency to recommend 
denial of this application. The issues are outlined below. 

Transportation Demand Management (TOM) 

• TOM is considered to be an essential tool for addressing transportation impacts associated with 
the land use densities in the Tysons Plan Amendment. TOM has the capability of reducing 
single-occupancy vehicular trips and promoting the use of alternative modes of transportation. 
Ensuring that an aggressive TOM program is pursued by new development in Tysons is critical 
to achieving the urban vision for Tysons that can be sustained by the transportation network. 
The Capital One site is located within 1/4 mile radius of the Tysons East Metrorail station, with 
large portions of the development within a 1/8 mile radius of the Metrorail station. 
Developments like Capital One, with close proximity to a Metrorail station and that propose a 
mix of land uses, are expected to have the most aggressive TOM programs in Tysons. The 
Capital One TOM program has adopted the t rip reduction goals stated in the Tysons Plan 
Amendment. 

Capital One has also .modified their TOM program to reflect the County's new TDM approach 
that focuses more heavily on providing TOM program remedies and establishing a Tysons-wide 
Transportation Management Association (TMA). To this end, the applicant has proffered to 
remedy and penalty funds as well as contributions towards the creation of a TMA. Despite the 
applicant's progress with regards to TOM, the following Issues will need to be addressed: 

o The TOM Implementation Plan sets forth the bulk of the TOM program elements, 
monitoring provisions, and budgeting. FCDOT has provided comments on the 
Implementation Plan, but a revised version has not been provided for review. Because 
of the importance of this document in setting forth the TOM program, staff review is 
critical. · 

o The applicant's latest proffers indicate that contributions to the TMA will be done on a 
building-by-building basis. This timing is unacceptable since the contribution is 
intended to serve as the startup funds for the TMA. Providing contributions on a 
piecemeal basis is not conducive to the efficient creation of a TMA. A contribution 
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reflective of the entire development should instead be provided at first RUP or non­
RUP. 

o The proffers also indicate that after five consecutive years of meeting trip reduction 
goals, the remaining remedy funds will be returned to the applicant. An agreement 
pertaining to the release of remedy funds is still being discussed. A potential 
recommendation is for funds to be released after three consecutive years and be 
contingent upon FCDOT approval only. 

Transportation Funding 

• The Tysons Transportation Fund is needed to help fund the extensive grid network proposed 
for Tysons. The amount the applicant has stipulated for the Capital One Headquarters 
Expansion Phase, $4.07, is not adequate in satisfying that need. FCDOT staff has proposed a 
higher rate of $6.44 for non-residential square footage, which was included in the applicant's 
proffers for all subsequent phases following the Capital One Expansion Phase. It is staffs 
recommendation that the $6.44 rate should be applied uniformly to all development phases 
including the Capital One Expansion Phase. 

• A second component of transportation funding is a financing mechanism for Table 7 Tysons­
wide transportation improvements. The applicant's proffers contain a provision for a special 
transportation assessment district (STAD), yet a funding mechanism for these improvements 
has not been finalized and discussions continue with Fairfax County officials, staff, and Tysons 
landowners. Without a final determination on the funding mechanism it is unclear wheth er a 
commitment to a special transportation assessment district will be adequate. Further, the 
proffer language includes multiple conditions that appear to heavily restrict any future STAD 
such as length of duration and assessment level. It is anticipated that the funding plan for 
Tysons will be approved by the Boa rd of Supervisors and be enforced by ordinance or separate 
agreement. The proffers for specific applications should not be dictating or restricting the terms 
of the fi nancing agreement for Tysons. 

Complete Streets and Street Cross Sections 

• The Tysons Plan Amendment advocates for streets that accommodate all users including 
automobiles, transit, pedestrian, and bicycle. Through the Consolidated Traffic Impact 
Analysis, Old Meadow Road and Capital One Drive were identified as important collector 
streets due to their level of traffic and importance to the overall Tysons East grid. As a 
collector, the Tysons Plan Amendment recommends cross sections for two- and four lane roads 
that include on-street parking and on-road bike lanes. The current design of Old Meadow Road 
and Capital One Drive, however, are not in conformance with the Tysons Plan Amendment 
cross section recommendations. 

o Dedicated on-street parking that is available all-day is absent from portions of Capital 
One Drive and limited on Old Springhouse Road, a local street. On Capital One Drive, 
the applicant has instead provided on-street parkmg to be accommodated in a 
converted travel lane during off-peak hours only. 

o Bike lanes are not accommodated on Capital One Drive or Old Meadow Road. The 
combination of these streets is expected to be an important bike route to reach the 
areas west of Route 123 that will be subject to higher density redevelopment. Further, 
this provides a more direct link to the proposed bus, bike, and pedestrian bridge over 1-
495 to link to the Tysons Corner Mall area. 

Instead of providing on-street bike lanes on Capital One Drive and Old Meadow Road, 
as recommend for these types of streets in the Tysons Plan Amendment, the applicant 
has proposed bike facility alternatives including a floating bike lane, on-street bike lane 
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on Route 123, and a cycle track on Route 123. For various reasons outlined below 
these alternatives are unsatisfactory. This issue remains unresolved. 

• The latest version of the CDP includes a floating bike lane on Capital One 
Drive. The floating bike lane concept shifts the location of a five foot bike lane 
during peak and off-pe·ak time periods. During off-peak, the bike lane would be 
located between the on-street parking and the single travel lane. In the peak, 
when a second travel lane is needed, the location would shift to the area 
between the second travel lane and the curb . The shifting bike lane and 
associated striping, may present additional confusion on the high-volume 
roadway. It is FCDOT staffs position that a clearly demarcated bike lane 
enhances the safety of bicyclists and the travelling public, as well as traffic 
operations on higher volume streets. Further, this proposal does not provide a 
comprehensive and connected bicycle network for this site. Old Meadow Road 
remains without any bicycle facility and thus an important portion of the bicycle 
route in this site is absent. To use Old Meadow Road a bicyclist has no other 
choice than to travel as a vehicle in the single available lane. Old Meadow 
Road is expected to carry approximately 1000 to 500 veh icles in the peak hour. 
The addition of bicycle traffic would negatively impact traffic capacity on what is 
already expected to be a street with limited capacity. 

• A five foot bike lane was proposed on Route 123 as an alternative to providing 
a bike lane on site. Route 123, because of its classification as primary roadway 
and boulevard, would not be suitable for an on-road bike facility. 

• The applicant has proposed a ten foot cycle track along one block of Route 
123. The design provided by the applicant is too short in length and does not 
address the need for a continuous bicycle facility. Furthermore, the block 
where the cycle track is located is adjacent to the Tysons East Metrorail Station 
and two bus bays. A significant amount of pedestrian and transit traffic is 
expected to be generated at this location. As currently designed, the cycle 
track is located between the station entrance and the bus access requiring 
pedestrians to continually cross the cycle track to reach the bus area . This 
configuration presents safety and operational concerns for pedestrians and 
cyclists. Though a cycle track concept was evaluated as part of the Tysons 
Bicycle Master Plan, it Is our agency's position that a cycle track as proposed 
by the applicant cannot serve as a substitute for on-road bike lanes for Capital 
One Drive and Old Meadow Road, a route that offers the best bicycle route 
alternative to Scotts Crossing Road to reach the area west of Route 123. 

• Street cross sections should be done in conformance with the Transportation Design Standards 
for Tysons Corner Urban Center. Any necessary exceptions to VDOT standards should be 
identified and will need to be approved by VDOT. To date, the applicant has identified a 
potential waiver needed for narrow gutter pans on Old Meadow Road. The applicant notes that 
in the event the narrow gutter pans are not approved, the travel lane would be reduced to 1 0 
feet. The Transportation Design Standards stipulate that 10 foot lanes are recommended for 
streets residential in character. Old Meadow Road does not meet this criterion and will require 
11 foot lanes. In addition to the one waiver identified, a comprehensive list of waivers and 
exceptions should be provided to staff for review. VDOT approval of waivers and exceptions 
should be secured prior to future FDP approvals associated with this development. 

Circulator and Transi t Acces~ 

• The Capital One site is located immediately adjacent to the Tysons East Metrorail Station. 
Because of this, transit access should be accommodated to the greatest degree possible on the 
site. The Circulator Study has identified an area along Old Springhouse Road, between 
Buildings 6 and 8, as a potential bus stop area . The applicant's latest CDP includes a note for a 
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"potential bus drop off." At least two bus bays adjacent to the travel lane will be needed in this 
approximate location to accommodate a future circulator or similar transit service. At the time 
of Final Development Plan (FDP), buildings and streetscape will have to be modified from what 
is currently shown on. the CDP to accommodate the bus shelter area and necessary 
streetscape width. The applicant has agreed to provide construction and grading easements 
and electrical conduit needed for the installation of any transit shelter. 

• The applicant's proffer includes a cost maximum for the construction of a second entrance to 
the Tysons East Metrorail station. It is FCDOT's position that a maximum should not be placed 
on the construction of this feature. 

Roadway Phasing 

• Public grid streets should be completed and dedicated as soon as possible in this development. 
The traffic volumes anticipated in this area necessitate that road links are available and built to 
their ultimate condition In early development phases. According to Sheet 15A of the CDP, the 
portion of Old Meadow Road closest to Route 123 will remain private until the third building 
phase. This leaves an important piece of the internal street grid undeveloped and outside of 
public ownership for an undetermined amount of time. There appears to be no impediment to 
constructing and dedicating this link in the prior development phase. The second building 
development phase should thus be revised to dedicate this portion of roadway and construct it 
in its ultimate condition . 

• The applicant has agreed to construct a temporary access driveway and future access road that 
would connect the Capital One grid streets to the Gates of Mclean once the Jones Branch 
Connector is completed. In the applicant's Residential Commons Phase It is expected that 
portions of the site's ultimate grid will be available for use and begin to attract vehicular traffic. 
At that time the temporary access driveway may pose a safety concern since the driveway's 
entrance is only 100 feet removed from the intersection of Capital One Drive and Scotts 
Crossing Road. This configuration compromises the stopping sight distance for vehicles on 
Capita l One Drive. As a solution the applicant should either construct the future access road in 
the Residential Commons Phase or redesign the entrance of the temporary driveway so that it 
is further removed from the intersection. 

Traffic Impact Ana lysis 

• A Consolidated Traffic Impact Analysis (CTIA) for Tysons East was conducted by FCDOT. The 
analysis evaluated the combined impact of rezoning applications and future traffic growth in the 
Tysons East area. The recommendations of the Tysons East CTIA are reflected in the Capital 
One CDP. In addition to the CTIA, the applicant also completed a traffic impact analysis (TIA) 
for their development per state regulations. The TIA evaluated partial build out in 2020 and full 
build out of the development in 2030. The lane configuration recommendations from the 
applicant's individual TIA are comparable to those of the CTIA. Since the applicant's individual 
TIA had only partial build out in 2020, the transportation network will have to be ca refully 
evaluated as portions of the development are submitted for FOP to ensure that the existing 
transportation network Is adequate and that any potential interim transportation improvements 
are addressed. 

Public Right-of-Way 

The provision of public streets is critical to providing essential access and flexibility for the 
future transportation network in Tysons Corner. The sidewalks adjoining such streets are 
equally critical to the transportation network. Portions of Old Meadow Road, Capital One Drive, 
and Old Springhouse Road on the Capital One site offer substantial connectivity for the Tysons 
East area. As such, they are being proposed by the applicant as public streets. The COP has 



Ms. Barbara Berlin, Director 
June 21,2012 
Page 5 of 7 

been revised to appropriately delineate the right-of-way extent to the back-of-sidewalk for all 
public streets. The applicant's proffers indicate that the streetscape will be under public 
ownership, but there are conditions placed on this action that are in excess of the 
Transportation Design Standards for Tysons Comer Urban Center or that are subject to VDOT 
permitting. It is unacceptable for the proffer to condition the provision of public sidewalks and 
streetscapes with these stipulations. 

Jones Branch Connector 

• The applicant and staff held multiple discussions about the alignment and lane configuration for 
Scotts Crossing Road and the Jones Branch Connector. As a result, the applicant made 
revisions to their proposed buildings in the interest of accommodating the future Circulator in 
exclusive right-of-way and the anticipated traffic volumes. The current COP reflects those 
discussions. Furthermore, the applicant has agreed to provide any necessary construction and 
grading easements. 

• The Jones Branch Connector is expected to connect Scotts Crossing Road to the 1-495 Express 
Lanes and Jones Branch Drive in the Tysons North Central area. This improvement, which is 
Identified in the Tysons Plan Amendment Table 7, is a crucial link between Tysons North 
Central and Tysons East that will enhance accessibility to the planned grid of streets for 
Tysons. The applicant has significant frontage along Scotts Crossing and has committed to 
dedicate 1.65 acres of right-of-way towards the completion of the Jones Branch Connector. 
The associated proffers, however, stipulate that the applicant's responsibility for dedication is 
extinguished in 2030. While it is anticipated that the Jones Branch Connector will be 
constructed prior to 2030, the applicant should not restrict their commitment to dedication. The 
right-of-way for this project should also be provided at project funding rather than at bid award . 
The proffers should be revised accordingly. 

• During the course of the Jones Branch Connector project, the construction of an access road 
from Gates of Mclean to the Capital One property was identified as an important connection to 
replace the secondary access for the Gates of Mclean. The Jones Branch Connector project 
will construct the portion of the access road needed to connect to the temporary drive aisle that 
will be provided by the applicant. Staff recommended that the remaining portion of the access 
road should be constructed by Capital One with development on Block B. The applicant has 
proffered accordingly to the construction of the access road with the Block B phase. 
Considering the safety concerns identified earlier in this memo, however, the construction of 
this access road at an earlier time, such as with the dedication of Capital One Drive and Old 
Meadow Road or a redesign of the temporary access's entrance to Capital One Drive, would be 
preferable. This access road should be improved with sidewalks and landscaping so that it 
serves as a safe and attractive walkway. The COP should be revised to show the access 
road's construction by the applicant as well as the provision of a public access easement for the 
portion on the Capital One site and leading to the intersection of Old Meadow Road and Capital 
One Drive. 

Security 

• The applicant has made reference to security concerns on-site. The COP includes a 
photograph of bollards intended for the site, yet their location is not indicated in the COP. 
Further, the most recent proffers have also added security walls. The applicant should provide 
a plan sheet that identifies the location of any security features. 

• Proffers submitted by the applicant restrict the provision of public access to sidewalks and 
private streets that are located within "Capital One's security perimeter." Aside from the fact 
that this perimeter remains undefined, there are significant concerns presented by the potential 
to restrict public access on sidewalks and streets that should instead assist in creating an 
accessible and urban environment in Tysons East. 
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Entrances 

• Loading entrances near the intersection of Old Meadow Road and Route 123 that may allow left 
turn movements still present a potential conflict with traffic operations. To alleviate this 
condition, the median on Old Meadow Road should be extended to the intersection of Old 
Meadow Road and Old Springhouse. Otherwise. these entrances should be removed or 
relocated. 

• The parking entrance for Building 7 in Block C will conflict with traffic on Capita l One Drive and 
further reduce capacity. Because the parking for the entire block is shared and can be 
accessed from other locations along the block, the applicant should relocate the entrance to 
eliminate this conflict. 

Other COP Comments 

• Sight distance lines should be displayed for driveway entrances as well as intersections. Sign 
locations should also be added to the sight distance analysis. 

• A flush median is shown on a portion of Capital One Drive. Flush medians may not offer 
sufficient pedestrian refuge. In general, a median does not appear to be necessary on this 
street. 

• The circulation plan shows an existing walkway to remain on Route 123 between Scotts 
Crossing Road and the Metro Station. Considering the importance of providing pedestrian 
access to the Metro Station, an improvement to the sidewalk in this location to ensure 
consistent streetscape would be desirable. 

• There is only one pedestrian crosswalk across Route 123 at Old Meadow Road shown on 
Sheet 11. The applicant, however, has agreed to provide an additional crosswalk in this 
location subject to VDOT approval. 

• In discussions with VDOT, and as part of Capital One's TIA, a need for a barrier-separated left 
turn into Old Meadow Road from Route 123 was identified. The applicant has included this 
improvement in their proffer, but the COP should be revised to demonstrate this off-site 
improvement as well. 

• While a functional drawing of the roadway network was provided by the applicant and sent to 
VDOT for review. official comments from VDOT on this drawing have not been received. 

Other FOP Comments 
• The existing striping on Scotts Crossing Road near the Cleveland site entrance is problematic. 

Traffic exiting the Cleveland site appears to conflict with traffic turning left into Capital One's 
maintenance entrance. This existing condition should be remedied by either striping the left 
turn lane currently shown or modifying the medians to provide greater direction for vehicles and 
shifting the left turn lane to the east. 

• A public access easement should be provided for the portion of Old Meadow Road that access 
the surface parking for the athletic fields. 

• Bicycle parking quantity and locations are not sufficiently identified. Bicycle parking should be 
provided in garages and clearly depicted on the FOP. The amount of surface and garage 
bicycle parking should also be present on FOP sheets for review. 

Other Proffer Comments 
• The internal grid streets that are intended to be public should be clearly described in the proffer 

so that they adequately detail the number of lanes, parking conditions, and any additional 
transportation improvements. 
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• Many aspects of this application are expected to be resolved at the FOP stage including 
transportation infrastructure improvements and the transit facilities. Because of the importance 
of these issues it is our recommendation that the any FDP associated with this development 
also receive approval from the Board of Supervisors. 

• A multi-modal transportation hub, which may include a bicycle station and bicycle sharing, is 
recommended in the Tysons Plan Amendment for areas near Metro stations. Capital One, 
because of its proximity to the Tysons E.ast Metrorail Station, has made a proffer commitment to 
provide construction details for this facility with the FOP of their Metro Station Phase. Despite 
language, it remains unclear that the applicant will, in fact, provide the facility. 

AKFUMEC 



COMMONWEALTH of VIRGINIA 
GREGORY A. WHIRLEY 

COMMISSIONER 

DEPARTMENT OF TRANSPORTATION 
14685 Avion Parkway 
Chantilly, VA 20151 

(703) 383-VDOT (8368) 

March 6, 2012 

Ms. Barbara Berlin .. 
Director of Planning and Zoning 
Office of Comprehensive Planning 
12055 Government Center Parkway, Suite 801 
Fairfax, Virginia 22035-5511 

Re: RZ 201 0-PTC-2 Capital One 
Tax Map# 29-4((05)) OOOA2 
Fairfax County 

Dear Ms. Berlin: 

In accordance with the Virginia Traffic Impact Analysis Regulations, 24 VAC 30-155, your 
proposed rezoning was submitted to the Virginia Department of Transportation (VDOT) for 
review on December 5, 2011, and received on January 25, 2012. 

We have evaluated the rezoning and prepared comments on the results of our evaluation . 
The comments present our key findings as well as detailed comments on the future 
transportation improvements which will be needed to support the current and planned 
development in the study area. 

Our comments are attached to assist the Planning Department, the Planning Commission 
and the Board of Supervisors in their decision making process regarding the rezoning. 

Please arrange to have these comments included in the official public records, and to have 
both this letter and the VDOT comments placed in the official file for this rezoning. VDOT 
will make these documents available to the public through various means, and may post 
them to the VDOT website. 

Please contact me if you have any further questions regarding these comments. 

cc: Ms. Angela Rodeheaver 
5271nfo201 O.PTC·2rz2CapitaiOneJ.S.12BB 

Sincerely, 

~)!J;~ 
Kevin Nelson 
Transportation Engineer 

We Keep Virginia Moving 



COMMONWEALTH of VIRGINIA 
GREGORY A. WHIRLEY 

COMMISSIONER 

DEPARTMENT OF TRANSPORTATION 
14685 Avion Parkway 

Ms. Barbara Berlin 
Director of Planning and Zoning 
Office of Comprehensive Planning 

Chantilly, VA 20151 
(703) 383-VDOT (8368) 

March 6, 2012 

12055 Government Center Parkway, Suite 801 
Fairfax, Virginia 22035-5511 

Re: RZ 201 0-PTC-2 Capital One 
Chapter 527 Comments 
Tax Map# 29-4((05)) OOOA2 
Fairfax County 

Dear Ms. Berlin: 

VDOT has reviewed the above plan and traffic impact study submitted on December 5, 
2011, and received on January 25, 2012. This site is located east of 1-495, north of Route 
123 (Dolley Madison Boulevard), and south and west of Scotts Crossing Road. The site 
currently consists of an office building with approximately 479,500 square feet of space, a 
conference center with approximately 24,500 square feet of space and a parking garage. 
Currently, access to these buildings is provided along existing Capital One Drive, which 
intersects Route 123 opposite Old Meadow Road, and intersects Scotts Crossing Road just 
south of its terminus. The proposed rezoning of this property would allow for a transit 
station mixed-use development with approximately 2,708,580 square feet of new office 
space, 1,230 new residential units, 90,520 square feet of retail, a 614-room hotel, and 
approximately 54,840 square feet of new civic space. For purposes of the analysis, there 
were two phases considered for this project; the first phase is anticipated to be completed 
in 2020 with full build-out completed in 2030. Full build-out of the development will 
generate approximately 2,248 trips during the weekday morning peak hour and 2,660 trips 
during the weekday afternoon peak hour. The development will generate approximately 
20,267 average weekday daily trips. 

Accuracy of the Traffic Impact Analysis 
The methodologies and assumptions used in the traffic impact analysis are based upon the 
results of a scope of work meeting held by VDOT and the locality. We have following minor 
comments which will not impact the results in the report: 

1. Figure 20 (Future Conditions) shows some background roadway 
improvements for the intersections of Scotts Crossing Road with the Gates 
of Mclean Driveway and the WestGroup Driveway. The text does not 
describe these planned geometric improvements between the existing and 
future conditions. 

We Keep Virginia Moving 
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2. Figure 23 shows a different geometric configuration for the northbound 
approach of Scotts Crossing Road at the Gates of Mclean Driveway than 
used in the Synchro analysis. The Synchro analysis configuration is 
consistent with the rest of the study. ... 

3. Figure 25 shows a different geometric configuration for the northbound 
approach of Scotts Crossing Road at the Gates of Mclean Driveway than 
used in the Synchro analysis. However, this time the Figure 25 configuration 
is consistent with the rest of the study. 

4. Figure 30 shows a different geometric configuration for the northbound 
approach of Scotts Crossing Road with the Gates of Mclean Driveway than 
used in the Synchro analysis. The Synchro analysis configuration is 
consistent with the rest of the study. 

Comments on the Recommended Improvements 
5. All locations where overlaps or other signal operation changes have been 

proposed will require signal modification plans. 

6. Most of the proposed mitigation measure recommendations involve changing 
signal timings. Retiming of individual signals can have a system wide impact 
on the network. Therefore, the impact of such an action should be analyzed 
for entire corridor or network. Also, other mitigation measures should be 
considered in the event signal timing changes are not implemented. 

Additional VDOT Recommendations/Comments 
7. Although a signal appears warranted based on the analysis for the projected 

traffic, we recommend a signal warrant study be re-examined no earlier than 
one year prior to build out of the project. The signal warrant study needs to 
be provided in a separate booklet and alternatives other than a traffic signal 
should be provided in the study. As of July 1, 2009, all warrant studies 
should be signed and sealed by a professional engineer registered in the 
Commonwealth of Virginia. 

8. At the Route 123/0id Meadow Road intersection, the eastbound left turn 
lane should be extended along Dolly Madison Boulevard to Old Meadow 
Road/Capital One Drive if it does not interfere with the WMATA plan. 

9. Provide a separate northbound left turn lane from Scotts Crossing Road into 
Old Springhouse Road. The study shows projected left turn traffic volumes 
of 313 and 444 (AM Peak Hour) for Year 2020 and 2025, warranting a left turn 
lane. Although Fairfax County desires to have narrow roadway sections as 
their policy, the left turn lane is needed for the safe operation of the roadway. 
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1 0. The proposed signal at Scotts Crossing Road/WestGroup Driveway/Old 
Springhouse Road would be too close to the existing traffic signal at Route 
123 (Dolley Madison Boulevard) and Scotts Crossing Road. This spacing 
may not meet the signal spacing standards in the access management 
standards for the Tysons area. Therefore, an operational analysis of the two 
signals is required before initiating the design of the proposed signal. 

Concerns 
11 . We also need a coordinated approach to consider the impact of other 

projects (for which TIA's are under review) in close proximity to this site. 

In general, the TIA is consistent with the 527 guidelines. Please contact me if you have any 
further questions regarding these comments. 

cc: Ms. Angela Rodeheaver 
5271nfo201 O·PTC·2rz2CapitaiOnoCommonts3-6·12BB 

Sincerely, 

~)1~ 
Kevin Nelson 
Transportation Engineer 



COMMONWEALTH of VIRGINIA 
DEPARTMENT OF TRANSPORTATION 

GREGORY A. WHIRLEY 4975 Alliance Drive 
COMMISSIONER Fairfax, VA 22030 

June 21 , 2012 

To: Ms. Barbara Berlin 
Director, Zoning Evaluation Division 

From: Kevin Nelson 
Virginia Department of Transportation - Land Development Section 

Subject: RZ 2010-PR-021 & PCA 1992-P-001-08 Capital One Bank NA 
Tax Map# 29-4((05)) A2 

All submittals subsequent to the first submittal shall provide a response letter to the previous VDOT comments. 
Submittals without comment response letters are considered incomplete and will be returned without review. 

I have reviewed the above plan submitted on June 7, 2012, and received June 7, 2012. 
The following comments are offered in addition to those provided on May 7, 2012: 

15. VDOT does not support the L shaped intersection from Capital One Drive to 
Old Meadow Road. 

16. The right turn lane on Old Meadow Road at Rt. 123 continues to be too short 
for practical use. 

17. Why isn't the Old Meadow Road connection moved one segment east 
between the Metro piers to provide more separation of this intersection from 
the 1-495 interchange? 

18. The proposed western access for the "Gates" property should be a public 
street. VDOT does not want a privately maintained street in VDOT right of 
way. 

19. Scotts Run crossing should be fully constructed to the ultimate condition 
between Capital One Drive and Rt. 123. 

20. Parking on the site should be reduced to provide more encouragement in 
meeting the TOM goals. 

21 . An Interchange Modification request should be considered to evaluate the 
possibility of a spur off of the 1-495 ramp which could provide access to the 
eastbound left turn lanes into the site . The median separator for the left turn 
lanes on Rt. 123 would still be required . 

If you have any questions, please call me. 

cc: Ms. Angela Rodeheaver 
fa•rfaxrazomng201 O-PR.021 rz5CapnaiOneBankNA6-21 -12BB 

We Keep Virginia Moving 



APPENDIX 6 

DATE: June 21 , 2012 

TO: Barbara Berlin, Director 

FROM: 

Zoning Evaluation Division, 
Department of Planning & Zoain 

Barbara A. Byron, Director (l\l&~ .W"'- ~ . 

SUBJECT: 

Office of Community Revitalization 

OCR Comments (ADDENDUM # 1) 
RZ/FDP 2010 PR-021 

The Office of Community Revitalization (OCR) has reviewed the above referenced rezoning, 
including the COP and FOP marked as "Received" by the Planning and Zoning Department on 
June 13, 2012 and Draft Proffers dated June 15, 2012. The following analysis and 
recommendations are offered for consideration regarding this application and are an addendum 
to OCR's memo dated May 31, 2012. 

RZ 2010 PR-021 

General Comments: 

The overall design meets the Urban Design intent of the Comprehensive Plan for a pedestrian 
oriented mixed-use development. The applicant bas provided a connected and well-designed 
street grid that will result in a high quality pedestrian experience. This includes a strategy to 
ensure activated street edges at the ground plane, tree lined streets, and articulated and varied 
building masses in the upper levels of the buildings. The streetscapes will include hi gh quality 
amenities and street trees planted with sufficient soil volume to ensure their survival. Many of 
the tree spaces provide area for stormwater remediation. Furthermore, this design provides a 
network of public urban park spaces that are physically and visually accessible from the Metro 
and the pedestrian realm and that will include a variety of spaces in which the public can find 
respite, socialize, and recreate. 

The Capital One Urban Design Guidelines (COUDG), dated April 2012, are generally helpful 
in understanding the urban design issues associated with the Cap One development; a baseline 
of graphics and text from the COUDG has been included in the COP package for ease of 
review and to ensure that the goals set forth in the COP will be followed through with as the 

<X~ 
Office of Community Revitalization 

12055 Government Center Parkway, Suite 1048 
Fairfax, VA 22035 

703-324-9300, TTY 7 11 
www.fcrevit.org 



project is developed. The COlJDG will be a useful tool f(Jr future design teams as they 
develop the various parts of the neighborhood in subsequent FOPs. 

The applicant has made an emJrt to work with the Dulles Rail Project and commits to work 
with WMA TA to provide an at-grade connection to Metro that prO\~ des an essential pedestrian 
access connection between the Metro station and the site, benefiting both the Cap One site, as 
well as neighboring projects. Further coordination efforts from the Applicant and staff should 
continue to ensure that this connection is made in the first phase of this development. 

It is appreciated that the applicant is proposing a creative solution to stmmwater remediation as 
suggested by Fmrfax County DPWES including the substantial use of green roofs, as well as 
innovative reuse strategies and LID elements in the parks and streetscape thus achieving the 
Comprehensive Plan goal ofretaining, intiltrating or reusing the first inch of rainwater on site. 
In addition to the environmental benefits, this approach will reduce the size of stormwater 
detention facilities that could contlict with the streetscape. The applictmt is encouraged to 
commit to expanding upon the stormwater solutions at each subsequent FOP to incorporate 
water features in public and private spaces that can double as aesthetically pleasing collection, 
recirculation, and evapotranspiration elements. 

Generally the building form is in line with the vision for Tysons. Most of the buildings meet 
the step back guidelines given in the Comprehensive Plan. The intent ofthe step back 
guidance is to provide light and air to public spaces such as parks and strectscape. Of 
particular concern is the street edge along the two narrowest streets, Old Springhouse Road and 
Old Mcadow Road, where 70 foot buildings facades line the street. The applicant is 
encouraged to use methods of varied architectural massing shifts at lower levels to allow light 
and air to reach the streetscape when developing htture FOP designs. 

Section G of the COUDG and sheet 34 of the CDP illustrate and describe the quality of the 
building articulation and massing that would avoid blank podium walls along the streetscape. 
·rhey also provide plan diagrams (also shown in the CDP on page 33) that indicate where 
highly mticulated building facades should be prioritized. These diagrams insure that future 
building design will meet a performance standard for an architectural design that will result in 
a dynamic street edge, skyline, and pedestrian reahn. 

Building heights are varied, although the tallest buildings are not located at the Metro. From an 
urban design perspective, this is acceptable when reviewed in context with the entire project. 

2 



Detailed Comments: 

I. Drawing Notes: 
a. COMMENT ADDRESSED AS REQUESTED ON SHEET 2 OF THE 

CDP, JUNE 13,2012. The applicant should add the following (underlined and 

italicized) to sheet 2, note 25: "The proffered elements of the CDP should be 
limited to .... and general quality, character and dimensions of the streetscape 

(the proffered elements)." 
b. Sheet 5. Add the following label and arrow call out for the proposed rear access 

to the metro station: Proposed ground level, rear access point to Metrorail 

station subject to Metro!W1\1ATA review and approval. 

c. Sheet 2; note 29 should be revised. Proffer #18, D. dated June 15 and the 

images shown on sheet 19A of the FDP, 2014 sufficiently describe the desired 

appearance and quality of the utility access points that are desired by OCR and 
the applicant. However, the note should be revised as follows: 

i. Storm Vault Access: For access points located in the streetscape, 
removable panels or access manholes are desired and the applicant shall 

graphically depict these panels in future FDP 'sand shall request a 
waiver of the PFM's four foot by four foot access opening requirement 

in association with future site plans to allow consideration of the 

proposed or other accessibility options for maintenance and access of 

those vaults. ![such waiver is denied, the applicant shall provide a 

solution that is acceptable to DPWES. 

2. Street Grid and Block Pattern: 
a. Block D exceeds the Comprehensive Plan maximum perimeter length of2000 

feet by approximately 20 feet. Block B is just at a 2000 feet perimeter length. 
The application is very close to the Comprehensive Plan recommendation and 
reasonably spaced pedestrian connections and urban parks arc provided to break 
up the blocks; from an urban design perspective, this is acceptable. 

b. Block D exceeds 600 feet in length and a mid-block connection is provided. 
c. Blocks C and A do not adhere to the Comprehensive Plan suggested 2:1 or 3:1 

block size ratios; however, reasonable pedestrian connections are provided and 

the ratios are considered acceptable from an urban design perspective. 

3. Pedestrian Hierarchy: 
a. The Pedestrian Circulation Plan on sheet II articulates the intent for the 

pedestrian hierarchy on the site. This, along with the Porosity and Streetscape 
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Integration Diagram and the Fa9ade Articulation diagram from the COUDG and 

the CDP on page 33, lay out a promising site and building design methodology. 

The plan includes widened streetscapes in several areas which is appropriate to 

accommodate outdoor dining and retail browsing. 
b. The pedestrian hierarchy plan on sheet 11 and the Building Porosity Diagram on 

G-7 of the COUDG and on page 33 of the COP show "major street level 
pedestrian circulation", "streetscapc activity" and "maximum building porosity" 
all happening along the south side of Old Springhouse. Staff agrees with this 

assessment and the applicant has accommodated the appropriate streetscapc 

dimension in this location. There are, however, multiple garage and loading 

entrances located here that could affect pedestrian safety and the quality of the 

streetscape experience. The applicant has responded to previous OCR 
comments by reducing the frequency and size of the loading and garage entries 

that were originally proposed for buildings l 0 and II . The applicant has also 
minimized the driveway entrance and pedestrian conflicts as much as possible 
given the complicated garage, loading, drive-thru bimk circulation and the 

security access requirements for the buildings. 

4. Urban Parks: 

a. Block D Urban Park: A commitment has been made to restore the portion of 
Scott's Run that is on the applicant's property. It is appreciated that, as noted in 
Proffer 3 5 A, in an effort to foster a comprehensive restoration of the stream 
valley, the Applicant has expressed willingness to participate in a possible 

future regional effort to restore a larger part of the Scott's Run Stream Valley. 

b. B-1 Civic Plaza: From an urban design perspective, the design elements 

suggested in the concept images and the placement of the planting areas indicate 
that this space, as conceptually designed, could be an interesting and effective 
part of the proposed urban park system. This is predicated upon Proffer # 45. B. 
i which indicates that vehicular access is restricted only to emergency vehicles. 
This park, however, will be shaded for many of the time frames shown in the 
shadow analysis. At the time of FOP review, more detailed plans should 

indicate how this park's design features will work considering the shady 

condition. This should include plants that thrive in shade and/or seasonal 
amenities such as a small ice skating rink or other amenity which will help 
energize the space in the winter while taking advantage of the shady, cold 
environment. 
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5. Streetscape Design: 
a. To insure that architectural projections such as canopies or other architectural 

elements that extend out from the build-to line do not conflict with pedestrian 
circulation and/or street tree canopies, the following proffer commitment should 

be made: 
t. COMMENT ADDRESSED AS REQUESTED IN PROFFER 16 

DATED JUNE 15,2012. (Proffer 17 May 7, 2012) should include the 

following: " .... Canopies attached to the building frontage shall not 

extend beyond the building zone .. ... " 

b. COMMENT ADDRESSED AS REQUESTEDIN PROFFER 28 A. iii 
DATED JUNE 15,2012. The applicant's street tree soil volume proffer 
(Proffer 29 A. iii May 7, 2012) is appropriate. To insure that both a healthy 

environment for street trees and sufficient area for pedestrian movement are 
provided, the following edits should be included. (See underline and 

strike#1reugh below.) 

" Soil vo lume for Category IIl and Category IV trees (as defined in Table 
12. 19 of the PFM) shall be 700 cubic feet per tree for single trees, but 
may be reduced to a minimum .of 400 cubic feet in Primary and 
Secondary Pedestrian Zones where paving above tree rooting zones is 

necessary to accommodate pedestrian traffic or where utility locations 

preclude greater soil volumes. Minimum soil volumes o[700 cubic feet 

will be achieved in areas oflower pedestrian volume and where 

pavement is not required over tree rooting zones. For two trees planted 
in a contiguous planting area, a total soil volume of at least 600 cubic 
feet per tree shall be provided. For three or more trees planted in a 
contiguous area, the soil volume shall equal at least 500 cubic feet per 
tree. A contiguous area shall be any area that provides root access and 

soil conditions favorable for root growth throughout the entire area. 

Greeter seil vehmws ere e/~Cebtreged i.'~ erees &jlewer pedestrien 
·;eh1me." 

6. Building Design: 

a. The building massing as general ly depicted in the sections on sheets 18 and 19 
is generally acceptable. The sections on sheets 18 and 19 demonstrate varied 

building heights and step backs that generally conform with the Comprehensive 

5 



Plan's Urban Design recommendations. The applicant has also provided 
photographic precedent images on sheet 33 . Section G-8 of the COUDG and 
page 34 of the CDP include diagrams that successfully demonstrate a 
performance standard for building articulation and fenestration and to which 

future FDP designs should conform. 

b. The parking screen that faces the Metro and Rt. 123 and which is shown in the 
Diagram on G-18 of the COUDG is noted on page G-11 as a "High Visual 

Impact Fa~ade" . A perspective sketch and precedent images that describe the 
qualities of a High Visual Impact Fa9ade have been provided. More detailed 
site- and building-specific elevations for these facades should be submitted at 

the time ofFDP review to specifically demonstrate how a High Visual Impact 

Fa9ade will be achieved in the building's design. 

7. Building Heights: 
a. COMMENT ADDRESSED AS REQUESTED ON SHEE T 3 OF THE 

CDP, AND SHEET 3 OF THE FDP DATED JUNE 13, 2012. The building 
heights for Block A (both parking podium and the tower) are inconsistent 
between the FDP (28 1' Building 1, 1 00' Parking and Hotel) and the CDP (268' 

Building 1, 80' Parking and Hotel). Parking tabs and building heights should be 

coordinated so that both the CDP and the FDP indicate the same building 
heights and parking spaces. 

b. Typically 20' - 25' tall mechanical penthouses are expected. The applicant has 
justified these large mechanical penthouses as an infrastructure requirement for 
such tall buildings. The detailed illustrative drawings for Block A (sheets 23-26 
of the FDP and page G-13 ofthe COUDG) show that the mechanical features 
have been well incorporated into the design ofthe building fa9ade. This 

performance standard is laid out in the COUDG on page G-5. 

c. The Comprehensive Plan states that the tallest buildings should be closest to the 
Metro. This application' s tallest building, Building 12, is a short walk from the 
Metro, not at the Metro. The second highest building, Building 10, is adjacent 
to the Metro and the Urban Park, which will allow more sun to access the park 
due to its proposed scale. . The applicant has provided varied building heights 

in this neighborhood as demonstrated in the site sections. It is for these reasons 
that, from an Urban Design perspective, the building heights proposed in this 
application are acceptable. 

d. Shadow Analysis: The shadow analysis demonstrates that the two major urban 
parks for this development are exposed to the sun for an adequate amount of 
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time to create an inviting park setting. The Civic Plaza in Block B is 
significantly shaded and the applicant will need to address this in the context of 
the FOP design for the park in order to create an inviting space during the cold 

winter months. 

7. Parking Design: 
a. Buildings 10 and 11 have exposed parking garages at grade and the treatment of 

these podiums have been described in conceptual perspective sketches and 
precedent images. These elevations should be detailed further at the FDP 

stage, as noted in 6. b. above. 

b . The use o[ flared curb design at parking garage and loading entrances (as shown 

in the CDP) will help to minimize their negative impact on the streetscape. 

Additionally, the applicant has committed to using attractive screens doors on 
the entrances to garages and the service areas to hide them from view when not 
in use. At FOP, the applicant should indicate how the paving materials at garage 
entries will be harmonious with adjacent sidewalk paving and further minimize 
the appearance of the vehicular entry points. 

8. Interim Conditions: 
a. A surface parking lot east of Building 1 is shown on Phase 1. The applicant 

states that this parking is for the bank customers and the interim ball field 
participants and cannot be accommodated in the structured parking. While 
surface parking lots are discouraged in Tysons, this parking lot is acceptable 
due to its interim use in nature. 

9. Miscellaneous: The applicant is encouraged to include a proffer to support the 
County's pilot program to sponsor a Tree Seedling and Tree Canopy education program 
to foster tree growth in on private land. 

FDP 2010 PR-021 

General Comments: 

I. The residential building wrapping the garage will activate the street edge and provide a 
good precedent for architectural form in Tysons. 
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2. The proposed use of LIDs in the streetscape and the use of 400- 700 cubic feet of soil 

volume for the tree spaces are appreciated and will create an innovative, sustainable, 

and tree-lined streetscape in this neighborhood. 

Detailed Comments: 

1. Building Heights: COMMENT ADDRESSED AS REQUESTED ON SHEET 3 OF 
THE CDP, AND SHEET 3 OF THE FDP DATED JUNE 13,2012. As stated above, 

the building heights for Block A (both parking podium and the tower) in the FDP (281' 
Building 1, 100' Parking and Hotel) do not match the CDP (268' Building 1, 80' 
Parking and Hotel). Parking tabs and building heights should be coordinated so that 

both the CDP and the FDP indicate the same building heights and parking provided. 

2. Elevation - Planted Wall: The applicant has provided elevations, graphic examples and 
precedent photos of the planted wall fac;:ade which is proposed on sheets 1 OC, and 

sheets 16 and 33 to 35 of the CDP which are helpful to describe the nature and 

function of this building element. The Tysons Corner Urban Design Guidelines and 

guidance from the DPWES Stormwater division encourage this type of building 
material and method for ecological and aesthetic reasons. A prominently located and 
significant amount of the fac;:ade is covered by the planted wall. It is a critical element 

that screens the above-grade parking structure and adds to the character of this building. 
The applicant has also shown both an entirely planted wall and an option to incorporate 

planted wall elements together with architectural details to screen the parking structure 

beyond. Because a commitment to the materiality proposed for screening this 

important fayade is not included in this FDP, the applicant should bring forward the 
building plan for administrative review and approval by the Plann;_ng Commission to 
determine compliance with the design shown in the FDP. 

3. Vehicular Access Points: The applicant was challenged to minimize the vehicular 

access points for this building both for pedestrian safety and to create a more appealing, 
pedestrian-friendly building fac;:ade at the street level. The applicant was unable to 
consolidate the vehicular entrances for this building because of traffic patterns for the 

drive-through bank, grades and security access limitations. 

4. lnterim Streetscape and Site Design: 
a. The applicant bas included a portion of the streets cape along the length of the 

Old Springhouse fayade as an interim condition, which helps enhance the 

aesthetic environment and pedestrian experience of the development. 
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b. The applicant bas provided an interim park concept south of Block A. The trees 

and benches will be a useful and attractive interim park amenity. The design 
could be improved by better integrating the sign and planting (shown in the 
southeast comer of the park) into the layout of the trees and benches. 

5. Streetscape Furnishings: 
a. Light Bollards, Security Bollards, and Anti-ram walls are all noted on the Urban 

Design Amenity page 19. These structural elements in the streetscape are 

shown clear of the sidewalk zone; however, they will present obstacles for 
pedestrians trying to enter the streetscape area from parked cars and will be a 
prominent visual feature in the strectscape. The applicant is encouraged to 
minimize the use of the anti-ram walls and to only consider them when 

absolutely necessary. Though bollards are not encouraged for the streetscape 

areas in general, the light bollards shown on sheet 19 are preferred over the anti­

ram walls to deter vehicles from entering the streetscape. The applicant should: 

1. Include images of the security bollards on this page. 

11. Show a section (adapted from sheet 1 OC) and elevation detail for the 
anti-ram wal ls on this page. 

111. Indicate and label the location of the anti-ram walls on all plans. 
b. Although the benches and litter/recycling receptacles that are shown on page 

19A are different than those suggested in the Tysons Corner Urban Design 
Guidelines, they are appropriate for this neighborhood. 

c. COMMENT ADDRESSED AS REQUESTED IN PROFFER 27 B. DATED 
JUNE 15, 2012. A proffer commitment should be made to participate with the 
Tysons Partner-ship and the County to coordinate any future efforts for 
wayfinding signage. 

d. The bike rack shown on the left image (sheet 19) does not meet the design 
parameters given by FCDOT and should be avoided in the public right-of-way. 

CC: Suzanne Lin, DPZ/PD 
Lucia Bowes Hall, Revitalization Program Manager, OCR OCR File 
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APPENDIX 7 

DATE: June 26, 2012 

TO: Barbara Berlin, Director 
Zoning Evaluation Division, DPZ 

FROM: Pamela G. Nee, Chief 6>~1-
Environment and Development Review Branch, DPZ 

SUBJECT: REVISED ENVIRONMENTAL ASSESSMENT for: RZ/FDP 2010-PR-021 
and PCA 92-P-001-08 Capital One Bank, NA 

This memorandum, prepared by Jolm R. Bell, includes citations from the Comprehensive Plan 
that provide guidance for the evaluation ofthe above referenced development plans as revi sed 
through June 12,2012. Possible solutions to remedy identified environmental impacts are 
suggested. Other solutions may be acceptable, provided that they achjeve 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 conformi ty with the environmental recommendations of the Comprehensive 
Plan is guided by the following citations from the Plan: 

Fairfax County Comprehensive Plan, Policy Plan, 2011 Edition, Environment section as 
amended through July 27, 20 I 0, page 7 through 17: 

" Objective 2: Prevent and reduce pollution of surface and groundwater resources . 
. Protect and restore the ecological integrity of streams in Fairfax 

County .. .. 

Policy k. For new development and redevelopment, apply better site design and low 
impact development (LID) teclmiques such as those described below, and 
pursue commitments to reduce storm water runoff volumes and peak 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 compatibil ity objectives: 

Department of Planning and Zoning 
Planning Division 

12055 Government Center Parkway, Suite730 
Fairfax, Virginia 22035-5509 

Phone 703-324- 1380 DEPARTMENT OF 

Excellence* Innovation * tewardship 
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Minimize the amount of impervious surfElce created .... 

Encourage the use of innovative BMPs and infiltration techniques of 
storm water 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 .... 

Maximize the use of infiltration landscaping within streetscapes 
consistent with County and State requirements .... 

Development proposals should implement best management practices to reduce runoff 
pollution and other impacts. Preferred practices include: those which recharge groundwater 
when such recharge will not degrade groundwater quality; those which preserve as much 
undisturbed open space as possible; and, those which contribute to ecological diversity by the 
creation of wetlands or other habitat enhnncing BMPs, consistent with State guidelines and 
regulations .... 

In order to protect the Chesapeake Bay and other waters of Virginia from degradation 
resulting fi·om runoff pollution, the Commonwealth has enacted regulations requiring localities 
within Tidewater Virginia (including Fairfax County) to designate "Chesapeake Bay 
Preservation Areas", within which land uses are either restricted or water quality measures 
must be provided. Fairfax County has adopted a Chesapeake Bay Preservation Ordinance 
pursmmt to these regulations .... 

The more restrictive type of Chesapeake Bay Preservation Area is known as the 
"Resource Protection Area (RPA)." With a few exceptions (e.g. water wells, recreation, 
infrastructure improvements, "water dependent" activities, and redevelopment), new 
development is prohibited in these areas. In Fairfl1x County, RP As include the f(Jllowing 
features: 

• water bodies with perenniall1ow; 
tidal wetlands; 

• tidal shores; 
• non tidal wetlands contiguous with and connected by surface !low to tidal wetlands 

or water bodies with perennial t1ow; 
• a buffer area not less than 100 feet in width around the above features; and 
• as part of the buffer area, any land within a major l1oodplain .... 

Objective 3: Protect the Potomac Estuary and the Chesapeake Bay fi'om the avoidable 
impacts of land use activities in Fairl£1x County. 
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Policy a. Ensure that new development and redevelopment complies with the County's 
Chesapeake Bay Preservation Ordinance, as applied to Chesapeake Bay 
Preservation Areas adopted by the Board of Supervisors ... 

Objective 9: Identiry, protect and enhance an integrated network of ecologically 
valuable land and surface waters for present and future residents of 
Fairfax County. 

Policy a: Identify, protect and restore an Environmental Quality Corridor system (EQC) .. 
. . Lands may be included within the EQC system if they can achieve any of 
the following purposes: 

Habitat Quality: The land has a desirable or scarce habitat type, or one 
could be readily restored, or the land hosts a species of special interest. 
This may include: habitat for species that have been identif.ied by state 
or federal agencies as being rare, threatened or endangered; rare 
vegetative communities; unfragmented vegetated areas that are large 
enough to support interior forest dwelling species; and aquatic and 
wetland breeding habitats (i.e., seeps, vernal pools) that arc connected to 
and in close proximity to other EQC areas. 

Cmmectivity: "J"his segment of open space could become a part of a 
corridor to facilitate the movement of wildlife and/or conserve 
biodiversity. This may include natural corridors that are wide enough to 
facilitate wildlife movement and/or the transfer of genetic material 
between core habitat areas. 

Hydrology/Stream Buifering/Stream Protection: The land provides, or 
could provide, protection to one or more streams through: the provision 
of shade; vegetative stabilization of stream banks; moderation of sheet 
flow storm water runoff velocities and volumes; trapping of pollutants 
ti·mn storm water runoff and/or flood waters; flood control through 
temporary storage of flood waters and dissipation of stream energy: 
separation of potential pollution sources from streams; accommodation 
of stream channel evolution/migration; and protection of steeply sloping 
areas near streams from denudation. 

Pollution Reduction Capabilities: Preservation of this land would result 
in significant pollutm1t reductions. Water pollution, for example, may be 
reduced through: trapping of nutrients, sediment and/or other pollutants 
fi·om runolTfhm1 adjacent areas; trapping of nutrients, sediment and/or 
other pollutants from ilood waters; protection of highly erodible soils 

0:\20 12 __ Developmcnt. ___ Rev iew ..... Reports\Re:wnings\RZ _ 20 I O-Pil-02l_ .. Capita!_ One __ Bank ... env ~ .. revised. doc 



Barbara Berlin 
RZ/FDP 2010-PR-021 
PCA 92-P-001-08 
Capital One Bank, NA 
Page 4 

and/or steeply sloping areas from denudation; and/or separation of 
potential pollution sources from streams. 

'fhe core of the EQC system will be the County's stream valleys. Additions to the stream 
valleys should be selected to augment the habitats and buffers provided by the stream valleys, 
and to add representative clements of the landscapes that are not represented within stream 
valleys. The stre<m1 valley component of the EQC system shall include the following elements: 

All 100 year tlood plains as defined by the Zoning Ordinance; 
All areas of 15% or greater slopes adjacent to the tlood plain, or if no 
Hood plain is present, 15% or greater slopes that begin within 50 feet of 
the stream channel; 
All wetlands connected to the stream valleys; and 
All the land within a corridor defined by a boundary line which is 50 
feet plus 4 additional feet f(lr each '%slope measured perpendicular to 
the stream bank. The 0/t, slope used in the calculation will be the average 
slope measured within II 0 feet of a stream channel or, if a flood plain is 
present, between the flood plain boundary and a point fifty feet up slope 
from the flood plain. This mea>urement should be taken at fifty foot 
intervals beginning at the downstream boundary of any stream valley on 
or adjacent to a property under evaluation .... 

The i(Jllowing eiTorts within EQCs support the EQC policy and should be encouraged: 

Stream stabilization and restoration e!Torts where such efTorts are 
needed to improve the ecological conditions of degraded streams. 
Natural channel design methods should be applied to the greatest extent 
possible and native species of vegetation should be used. 

• Replanting et1(1rts in EQCs that would restore or enhance the 
environmental values of areas that have been subject to clearing; native 
species of vegetation should be applied. 

• Wetland and Jlooclplain restoration cmlrts. 
Removal of non-native invasive species of vegetation fi'om EQCs to the 
extent that such efforts would not be in conl1ict with county ordinances; 
such efforts should be pursued in a manner that is least disruptive to the 
EQCs. 

Other disturbances to EQCs should only be considered in extraordinary circumstances and only 
where mitigation/compensation measmes are provided that will result in a clear and substantial 
net environmental beneJit In addition, there should be net benefits relating to most, if not all, 
of the EQC purposes listed above that are applicable to the proposed disturbances." 
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Fairfax County Comprehensive Plan, 2011 Edition, Tysons Corner Urban Center, as 
amended through June 22,2010, Areawide Recommendations: Environmental 
Stewardship, under Stormwater Management, page 74: 

"Tysons Corner is located in the headwaters area of several of the county's watersheds. 
Watershed management plans have been prepared for each of these watersheds; these plans 
identify a comprehensive set of projects needed to improve stream habitat conditions. ·rhesc 
efTorts are intended to be pursued independent of development proposals and are not dependent 
upon such proposals for implementation. llowever, the provision of effective storm water 
management controls for new development and redevelopment projects in these watersheds is 
imperative to the success of watershed planning etTorts. Redevelopment otTers considerable 
opportunities to improve upon past storm water management practices. 

Receiving waters downstream of Tysons should be protected by reducing runoff fhHn 
impervious surfaces within Tysons. By using a progressive approach to stormwater 
management, downstream storm water problems can be mitigated and downstream restoration 
efforts can be fircilitated. Achieving a goal of retaining on-site and/or reusing the first inch of 
rainfall will ensure that runoff characteristics associated with the site will mimic those of a 
good forest condition for a significant majority of rainfall events. 

Measures to reach this goal may include application of Low Impact Development (LID) 
Techniques (including but not limited to rain gardens, vegetated swales, porous pavement, 
vegetated roofs, tree box filters, and water reuse). The incorporation of LID practices in the 
rights-of-way of streets will also support this goal; such efforts should be pursued where 
allowed. 'T'herc is also a potentia.! for the establishment of coordinated storm water 
management approaches to address multiple development sites." 

Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Environment, as amended 
through July 27,2010, pages 19 and 20: 

"Objective 13: Design and construct buildings and associated landscapes to usc 
energy and water resources efficiently and to minimize short- and 
long-term negative impacts on the environment and building 
occupants. 

Policy a. Consistent with other Policy Plan objectives, encourage the application 
of energy conservation, water conservation and other green building 
practices in the design and constnrction of new development and 
redevelopment projects. These practices can include, but are not limited 
to: 

Environmentally-sensitive siting and construction of 
development. 
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Application of low impact development practices, ineluding 
minimization of impervious cover (See Policy k under Objective 
2 of this section of the Policy Plan). 

Optimization of energy performance of structures/energy­
efficient design. 

Use of renewable energy resources. 

Use of energy eflicient appliances, heating/cooling systems, 
lighting and/or other products. 

Application of water conservation tcclmiques such as water 
efficient landscaping and innovative wastewater technologies. 

Reuse of existing building materials for redevelopment projects. 

Recycling/salvage of non-hazardous construction, demolition, 
and land clearing debris. 
Usc of recycled and rapidly renewable building materials. 

Usc of building materials and products that originate from nearby 
sources. 

Reduction of potential indoor air quality problems through 
measures such as increased ventilation, indoor air testing and use 
of low-emitting adhesives, sealants, paints/coatings, cmveting 
and other building materials. 

Encourage commitments to implementation of green building practices through 
certification under established green building rating systems (e.g., the U.S. Green Building 
Council's Leadership in Energy and Environmental Design (LEED"") program or other 
comparable progrm11S with third party certification). Encourage commitments to the 
attainment of the ENERGY STAR11 rating where applicable and to ENERGY STAR 
qualification for homes. Encourage the inclusion of professionals with green building 
accreditation on developrnent teams. Encourage commitments to the provision of 
information to owners of buildings with green building/energy efficiency measures that 
identitles both the benefits of these measures and their associated maintenance needs .... 

Policy b. Ensure that zoning proposals for nonresidential development and zoning 
proposals f(Jr multi!tunily resideutial development of four or more stories 
within the Tysons Corner Urban Center, Suburban Centers, Community 
Business Centers and Transit Station Areas as identified on the Concept 
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Map for Future Development incorporate green building practices sufficient 
to attain certification through the LEED program or its equivalent, where 
applicable, where these zoning proposals seek at least one of the following: 

Development in accordance with Comprehensive Plan Options: 

Development involving a change in use from what would be allowed 
as a permitted use under existing zoning; 

Development at the Overlay Level; or 

Development at the high end of planned density/intensity ranges. 
For nonresidential development, consider the upper 40'Vo of the range 
between by-right development potential and the maximum Plan 
intensity to constitute the high end of the range." 

Fairf~1x County Comprehensive Plan, 2011 Edition, Tysons Corner Urban Center, as 
amendment through June 22, 2010, Areawide Recommendations: Environmental 
Sterwardship, under Green Buildings, page 76: 

"Non-residential development in Tysons should achieve LEED Silver certification or the 
equivalent, at a minimum. Residential development should be guided by the Policy Plan 
objectives on Resource Conservation and Green Building Practices .... 

In addition to green buildings, green roofs (also referred to as vegetated roofs) can enhance the 
natural environment within Tysons. Green roofs use the traditionally unused part of the 
building to grow vegetation. Public benefits of green roofs include increased storm water 
retention, reduced greenhouse gas emissions, and improved air quality through filtration of 
airborne particles. Where green roofs are not provided, other roo1ing systems containing 
highly rel1ective materials may be considered, as they c<m reduce heat absorption and thereby 
conserve energy and reduce related greenhouse gas emissions." 

Fairf~lx County Comprehensive Plan, 2011 Edition, Tysons Corner lJrban Center as amended 
tlnough June 22, 2010, Areawide Recommendations: Environmental Stewardship, pages 73-74 
and 84-85: 

"'fysons' redevelopment should be pursued in a manner that will reduce greenhouse gas 
emissions to help achieve 80% greenhouse gas reductions within the region by 2050 in 
accordance with the Cool Counties Climate Stabilization Initiative adopted by the Fairfax 
County Board of Supervisors. These reductions can only be attained through reductions in 
energy use and associated greenhouse gas emissions from transportation and buildings. 
Innovative energy efliciency cUld conservation strategies should be incmvorated into all 
redevelopment projects. 
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Toward this end , the following are but a few examples of efforts that could be considered: on­
site generation of electricity, such as from solar, wind or geothermal sources (thereby reducing 
the need for power from the electrical grid); the use of communi ty energy distribution systems; 
transit-oriented development design; the use of energy efficient heating and cooling systems; 
and the application of enhanced building commissioning to provide early and ongoing 
verification of system performance. Numerous other strategies as outlined in green building 
rating systems such as the U.S. Green Building Council 's Leadership in Energy and 
Environmental Design (LEED) program are available to support energy-efficient development 
and conservation. 

More compact development, like that proposed in the concept for Tysons, uses less energy than 
low density, suburban style development. For residential housing, the energy consumption 
rates decrease on a per capita basis as the density increases. In addition, green building design, 
as encouraged through green building rating systems with third party verification such as the 
LEED program, reduces energy consumption and encourages innovations in water and 
wastewater technology. A combination of these and other strategies can have a significant 
impact on resource consumption for individual buildings, and can contribute to a more 
sustainable Tysons Corner . . .. 

Green Building Design and Energy/Resource Conservation 

All redevelopment projects in Tysons should incorporate design elements and practices that 
will reduce the use of energy and water resources. There are numerous strategies available that 
are outlined in green building rating systems such as the LEED program, and strategies such as 
these should be pursued in support of or in addition to efforts to attain LEED Silver 
certification or its equivalent. The following are examples of efforts that could be pursued: 

• Transit-oriented development design 

• Transportation demand management programs 

• On-site renewable energy generation, such as solar, wind and/or geothermal systems 

• If/when on-site renewable energy generation is not cost effective at the time of building 
design, the provision of building designs that will facilitate future retrofits for on-site 
energy generation if/when such efforts will become cost effective 

• Orientation of buildings for so lar access 

• Energy-conscious landscape design (e.g., natural landscaping; shading) 

• Water-effi cient landscaping 

• The use of energy efficient heating, ventilation and air conditioning systems 
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• Enhanced building commissioning to provide early and ongoing verification of system 
performance 

• The use of energy efficient lighting systems 

• The use of energy conserving building materials 

• The provision of vegetated and/or highly reflective roofs 

• The use of community energy distribution systems through which energy/heat 
generated on one site will be shared among buildings on other nearby sites 

• . The use of water-conserving plumbing fixtures 

• The use of harvested storm water runoff for irrigation 

• Where consistent with building codes, the use of grey water 

• The use of information and communications technology to improve the efficiency and 
economy of building operations. 

• If/when the provision of information and communications technology efforts is not cost 
effective at the time of building design, the design of buildings to include conduits 
supporting the future installation of such measures 

Setting Future Environmental Goals for Tysons 

Tysons should endeavor to remain the leader in environmental stewardship. As such, the Plan 
should include fl exibility to accommodate new strategies and technologies as they emerge, 
such as district energy systems, alternative energy sources, cogeneration, microgrids, district­
scale environmental performance measures, innovative stormwater management and stream 
restoration practices, innovative green building practices and innovative approaches in the 
provision and des ign of park facilities and other open spaces. In order to encourage the use of 
new technologies as they become available, the Environmental Stewardship Guidelines will 
~eed to be regularly reviewed and updated." 

In th~ Fairfax County Comprehensive Plan, 201 1 Edition, Policy Plan, Environment, as 
amended through February 27, 2010, page 11 , the Plan states: 

"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. 

Policy b: Reduce noise impacts in areas of existing development. 

0 :\20 12_Development_Review_Repon s\Rezonings\RZ_20 I O-PR-02 1_Capitai_One_Bank_env _rev ised.doc 



Barbara Berlin 
RZ/FDP 20 10-PR-021 
PCA 92-P-001 -08 
Capital One Bank, NA 
Page 10 

New development should not expose people in their homes, or other noise sensitive 
environments, to noise in excess ofDNL 45 dBA, or to noise in excess ofDNL 65 dBA in the 
outdoor recreation areas of homes. To achieve these standards new residential development in 
areas impacted by highway noise between DNL 65 and 75 dB A will require mitigation. New 
residential development should not occur in areas with projected highway noise exposures 
exceeding DNL 75 dBA." 

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. 

Water Quality 

The recommended Comprehensive Plan measures intended to address water quality and 
quantity control appear to have been adequately provided at this time. The measures are 
intended to address the requirements ofthe Public Facilities Manual (PFM), recommendations 
of the Comprehensive Plan on LEED storm water design quantity control credit and retention 
of the 1 inch of rain onsite. At thi s time the applicant has indicated that 100% of that goal can 
be met for the Final Development Plan. Specifics for rneeting thi s recommendation of the 
Comprehensive Plan will be provided with each subsequent FOP. Department of Public 
Works and Environmental Services (DPWES) staff has provided a variety of alternatives to 
meet this Comprehensive Plan expectation and DPZ relies on DP\VES guidance to ensure that 
the applicant has expended all practicable alternatives. As such, we feel that any final designs 
to meet this element of the overall storm water management guidance should be clearly 
demonstrated to DPWES staff. Staff also feels that the proffers associated with this application 
clearly define continuing efforts on the part of the applicant to meet this goal with all future 
Final DevelopmentPians (FOPs). · 

The development plan package includes a stormwater management narrative, tabulations and 
calculations that appropriately reference two stormwater management goals as set forth in the 
Comprehensive Plan text for the Tysons Corner Urban Center: 1) the on-site retention of the 
first inch of rainfall and/or reuse; and 2) the attainment of the LEED Storm water Design­
Quantity Control credit. (It is assumed that the Stormwater Design-Quality Control credit 
would be satisfied through the on-site retention of the first inch of rainfall). A combination of 
storm water management approaches, including green roof areas, porous pavers and stormwater 
reuse is being proposed. 

With respect to stormwater reuse concepts, it is recommended that DPWES staff with Building 
Code review/interpretation responsibilities participate in the discussion to ensure the 
appropriateness and viability of any concept that will be pursued. 
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Environmental Quality Corridor (EQC)!Resource Protection Area (RPA) 

While both EQC and RPA lines are clearly delineated on the development plans, the proffer 
related to any potential restoration of this area remains vague, at best. While any restoration 
within the RP A will be subject to review from staff within DPWES, the EQC area is based on 
guidance contained in the Environment Section of the Policy Plan and therefore, 
implementation of the EQC policy is subject to review and recommendations from staff in 
DPZ. The applicant has provided a commi tment to address stream restoration measures as part 
of the FDP for the Metro Station phase of the proposed development. As an alternative, the 
applicant has agreed to participate in a regional plan to restore Scotts Run. 

Green Buildings 

The subject property is located within the Tysons Corner Urban Center. The Comprehensive 
Plan recommends that zoning proposals in thi s area provide green building commitments 
sufficient to attain, at a minimum, the United States Green Building Counci l's (USGBC) 
LEED certification or equivalent for residential buildings and LEED Silver certification for 
non-residential development. The applicant has committed to pursue at a minimum LEED-NC 
Silver certification for non-residential development and LEED certi fication or an equivalent 
for all new residential development. Staff feels that this issue has been adequate] y addressed 
based on the proffered commitments. 

Energy/Resource Conservation 

The proposed proffers include a commitment to provide an assessment of the potential for 
shared energy systems for each FDP. Additionally, a proffer to assess the potential for 
provisions for providing infrastructure for electric vehicle charging stations is contained in the 
current proffer statement. 

The site will be impacted by traffic and transit related noise. The applicant previously 
provided a proffer to address general noise guidance and commitments. The previously 
provided proffer did not specify what noise levels will be attained, at a minimum, to ensure 
conformance with the guidance contained in the Comprehensive Plan. While Comprehensive 
Plan guidance regarding transportation generated noise in the Tysons Corner Urban Center 
may ultimately be revised as a result of an ongoing study, there is currently no expectation that 
mitigated noise levels for interior and exterior noise levels wi ll be altered. As such, staff 
recommended that the proffer be amended to specify that interior noise levels for noise 
sensitive uses, such as, residential, hotel , childcare, places of worship, etc. achieve a minimum 
level of 45 dB A DNL and for outdoor activity areas a minimum level of 65 dB A DNL. The 
applicant has recently modified commitments to specify these noise attenuation levels in 
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accordance with Policy Plan guidance. Staff feels that the applicant's commitments regarding 
noise mitigation have been adequately addressed. 

PGN:JRB 
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DATE: 

TO: 

FROM: 

SUBJECT: 

APPENDIX 8 

County of Fairfax, Virginia 

June 22, 2012 

Suzanne lin, Staff Coordinator 
Zoning Evaluation Division 
Department of Planning and Zoning 

Elfatih Salim, Stormwater Engineer 
Stormwater Planning Division (SWPD) 
Department of Public Works and Environmental Services (DPWES) 

Rezoning Application #RZ 2010-PR-021 concurrent with Proffered Condition 
Amendment Application #PCA 92-P-001-08; Capital One Bank; Conceptual 
Development Plan revised June 16, 2012; Scotts Run Watershed; LDS Project 
#006835-ZONA-001-3; Tax Map #029-4-05-00-0000-A2; Providence District 

We have reviewed the subject application and offer the following stormwater management comments. 

Chesapeake Bay Preservation Ordinance (CBPO) 

There is a 1993 Resource Protection Area (RPA) on the western part of the site that was re-delineated 
(plan #006835-RPA-001 approved June 17, 2010). The proposed RPA encroachments are based on the 
redevelopment criteria. CBPO § 118-3(C) states that redevelopment is allowed w ithin RPAs only if 
there is no increase in the amount of impervious area within the RPA and no further encroachment 
within the RPA and shall conform to the criteria set forth in Chapter 118 of the County code. 

Floodplain and Drainage 

There are regulated major and FEMA floodplains on the site. Any use or topographic improvements in 
this major floodplain require an approved letter of floodplain determination from the Director of 
Fairfax County Department of Public Works and Environmental Services. Show if the proposed 
development encroaches into the FEMA Zone AE floodplain as a Letter of Map Change (LOMC) may be 
required. 

Downstream Drainage Complaints 

Although the downstream conveyance channel (Scotts Run) is experiencing severe erosion, there are 
no downstream drainage complaints on file. Design alternatives for the Scotts Run Stream Restoration 
project are being discussed in a separate effort. 

Stormwater Quantity and Quality Control 

The applicant proposed satisfying stormwater management requirements by using green roofs , 

Department of Public Works and Environmental Services 
Land Development Services, Site Development and Inspection Divis ion 

12055 Government Center Parkway, Suite 535 
Fai rfax, Virgin ia 22035-5503 

Phone 703-324-1720 • TTY 71 1 • FAX 703 -324-8359 



bioretention, rainwater harvesting and stormwater detention. The COP must show locations and 
preliminary sizing computations of these stormwater management systems following the ZO 
requirements {ZO § 16-501-2-K(6)} and the PFM Chapter 6 guidelines. 

The Applicant in his letter dated June 15, 2012 stated that 100% retention will be achieved for of the l­
inch stormwater retention goal. The COP and FOP must be able to retain the 1 inch rainfall at the site 
area of 20.8 acres without the reservations the engineer has assumed at the June 15 memorandum. 
Soil infiltration testing was suggested but never performed. In addition, permeable pavements could 
be the viable alternative to all internal roads and parking areas even with an infiltration rate of less 
than 0.5 inches per hour. 

The applicant is proposing and submitted a PFM modification request to allow stormwater 
management to be satisfied by underground facilities in residential developments (PFM § 6-1303.8). 
Such request may only be approved by the Board of Supervisors in conjunction with the approval of a 
rezoning, proffered condition amendment, special exception or special exception amendment. The 
cost of 20-year maintenance and replacement must be included in the PFM modification request. 
Access to underground chambers must be provided to meet the intent of PFM § 6-1306.3H. Alternative designs 
may be permitted unless not approved by DPWES. 

All stormwater management facilities must be privately maintained and a private maintenance 
agreement will be required before the construction plan approval. 

Downstream Drainage System 

The applicant provided on sheets #20A the CDP a drainage map and description of the downstream 
drainage system from the site to a drainage point that has a drainage area of one square mile. A 
detailed analyses will be required when applicant submit the construction plans to the County for 
review and approval. 

The applicant assumed that the downstream drainage system is inadequate and is adopting the 
detention method to address the outfall inadequacy. PFM § 6-0204.1B(3) states that " In cases where 
the downstream facilities are inadequate and the developer proposes to use the detention method, in 
accordance with § 6-0203.4C, provide sufficient information to (i) establish the existence of a defined 
channel or man-made drainage facility to receive the concentrated discharge from the development 
site, and (ii) demonstrate at least the minimum required proportional improvement, as described in § 

6-0203.4((1), will be achieved". 

These comments are based on the 2011 version of the Public Facilities Manual (PFM). A new 
stormwater management ordinance and updates to the PFM's stormwater requirements are under 
development. The site plan for this application may be required to conform to the updated PFM and 
the new ordinance. 

Please contact me at 703-324-1720 if you require additional information. 

cc : Don Demetrius, Chief, Watershed Projects Evaluation Branch, SWPD, DPWES 
Judy Cronauer, Chief, SOlD Central Branch, SOlD, LOS, DPWES 
Zoning Application File 
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DATE: 

TO: 

FROM: 

County of Fairfax, Virginia 

June 22, 2012 

Suzanne Lin, Staff Coordinator 
Zoning Evaluation Division 
Department of Planning and Zoning 

Elfatih Salim, Senior Engineer Ill 
Site Development and Inspection Division 
Department of Public Works and Environmental Services 

APPENDIX 9 

SUBJECT: Capital One; Rezoning Application #RZ/CDP 2010-PR-021 ; 
Conceptual Development Plan and Final Development Plan received 
May 24, 2012, Tax Map #029-4-05-00-0000-A2; Providence District 

REFERENCE: Waiver #6835-WPFM-001-1 for the Location of Underground Facilities 
in Residential Areas 

We have reviewed the referenced submission for consistency with Section 6-0303.8 of 
the Public Facilities Manual (PFM) which restricts use of underground stormwater 
management facilities located in a residential development (Attachment B). The Board 
of Supervisors (Board) may grant a waiver after taking into consideration possible 
impacts on public safety, the environment and the burden placed on prospective 
property owners for maintenance and replacement. Underground stormwater 
management facilities located in residential developments allowed by the Board: 

• shall be privately maintained; 
• shall be disclosed as part of the chain of title to all future owners responsible for 

maintenance of the facilities ; 
• shall not be located in a County storm drainage easement; and , 
• shall have a private maintenance agreement, in a form acceptable to the Director of 

the Department of Public Works and Environmental Services (DPWES), executed 
before the construction plan is approved. 

The owners of Capital One have submitted a rezoning application to allow a minimum of 
800 multi-family units. The property owner feels that this project is a high density infill 
development and due to the site constraints are not conductive to above-ground 
detention facilities. 

Department of Public Works and Environmental Services 
Land Development Services, Environmental a nd S ite Review Division 

12055 Government Center Parkway. uite 535 
Fairfax. Virginia 22035-5503 
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ANALYSIS 
An analysis of the possible impacts on public safety, the environment and the burden 
placed on the owners for maintenance and replacement is as follows. 

Impacts on Public Safety - The underground facilities are proposed to be located within 
the site on common Umbrella Owners' Association (UOA) property. The access points 
to the underground facilities must be locked restricting access to the unground 
chambers by children. 

If it is the intent of the Board to approve the waiver request, the property owner shall 
provide liabil ity insurance in an amount acceptable to Fairfax County as a waiver 
condition. A typical liability insurance amount is $1 ,000,000 against claims associated 
with underground facilities . The private maintenance agreement shall also hold Fairfax 
County harmless from any liability associated with the facilities. In addition, locking 
manholes and doors must be provided at each access point. 

Impacts on the Environment- The surrounding areas are developed and the 
underground facility would outfall into an existing piped storm drainage system. The 
underground storage would be below access roads and parking garages. Staff does 
not believe that there will be any adverse impact on the environment from the 
underground facilities . 

Burden Placed on Property Owner for Maintenance and Future Replacement­
Underground storage facilities are normally required to be off-line. With an off-line 
design, should a facility become clogged, the storm drain system could continue to 
operate. When in-line facilities become clogged, the storm drain system's operations 
would cease. The storm drain system would back up and could overflow. Flooding may 
be possible depending on the intensity and duration of the storm event. 

A minimum height of 72-inch for underground stormwater structures is generally 
required to facilitate maintenance (PFM § 6-1306.3H). Accessibi lity to the underground 
facilities is a concern in that sufficient head room is necessary for maintenance 
purposes. The current plats show more than 72-inch height for the proposed 
underground stormwater management vaults. 

If it is the intent of the Board to approve the waiver request, the property owner must 
execute a maintenance agreement prior to site plan approval. Staff recommends the 
property owner be required to establish a financial plan for the operation, inspection, 
and maintenance of the underground facilities. The property owner should be required 
to establish a fund for the annual maintenance. Staff recommends that the property 
owner provide an initial deposit in an escrow account in an amount equal to the 
estimated costs for the first 20 years of maintenance of the facility. The engineer has 
provided $32,000 as an estimate of 20 years of annual maintenance cost for the 
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underground facilities; staff finds this estimate reasonable. Before site plan approval, 
$32,000 should be placed into escrow to fund 20 years of maintenance. These monies 
would not be available to the owner until bond release. 

The property owner should also be required, as a waiver condition, to address future 
replacement of the underground facilities as part of its private maintenance agreement 
with the County. In order to maximize the useful life of the underground facility, the 
property owner must be required to construct the underground facilities with reinforced 
concrete products only. A replacement cost fund , based on an estimated 50-year 
lifespan for concrete products, should be established. The replacement reserve fund 
must be separate from the annual maintenance fund to ensure the monies are available 
at the time replacement is necessary and have not been previously spent on 
maintenance activities. The engineer has estimated the construction cost of these 
underground facil ities to be $900,000; staff finds this estimate reasonable. The owner 
would be expected to contribute $900,000 to fund the replacement cost of the 
underground stormwater management facilities. 

Staff further recommends that the minimum height of the underground facility be no less 
than 72-inch in height. 

RECOMMENDATION 
DPWES recommends that the Board approve the waiver to locate underground facilities 
at Capital One, and a residential area. If it is the intent of the Board to approve the 
waiver, DPWES recommends the approval be subject to Waiver #6835-WPFM-002-1 
Conditions, Capital One, dated March 21 , 2012, as contained in Attachment A. 

If you have any questions, or need further assistance, please contact me at 4-1720. 

ATTACHED DOCUMENTS: 
Attachment A- Waiver #006835-WPFM-002-1 Conditions, Capital One, dated March 
21 , 2012 
Attachment B- PFM Section 6-0303.8 

cc: Robert A. Stalzer, Deputy County Executive 
James Patteson , Director, DPWES 
Michele Brickner, Director, Land Development Services, DPWES 
Steve Aitcheson, Director, Maintenance and Stormwater Management Division, 
DPWES 
Judy Cronauer, Chief, Central Branch, Site Development and Inspection Division , 
DPWES 
Zoning Application File (6835-ZONA-001 ) 
Waiver File 



Waivers #6835-WPFM-001-1 Conditions 

Capital One 
RZ 201 0-PR-021 
March 21, 2012 

Attachment A 

1. The underground facilities shall be constructed in accordance with the development 
plan as modified by these conditions and approved by the Director of the 
Department of Public Works and Environmental Services (DPWES). 

2. The underground facilities shall be located as shown on the approved COP/FOP, as 
determined by DPWES. 

3. The underground facilities shall be constructed of reinforced concrete products only 
and incorporate safety features, including locking manholes and doors, as 
determined by DPWES at the time of construction plan submission. 

4. The underground facilities shall be constructed with a minimum interior height of 72-
inch to facilitate maintenance. 

5. The underground facilities shall be privately maintained and shall not be located in a 
County storm drain easement 

6. A private maintenance agreement, as reviewed and approved by the Fairfax County 
Attorney's Office, shall be executed and recorded in the Land Records of the 
County The private maintenance agreement shall be executed prior to final plan 
approvaL 

The private maintenance agreement shall address: 
o County inspection and all other issues as may be necessary to insure that the 

applicant maintains the facilities in good working condition acceptable to the 
County to control stormwater generated from the development of Capital One 
Street 

o A condition that the applicant, their successors, or assigns shall not petition the 
County to take future maintenance or replace the underground facilities. 

o Establishment of a reserve fund, for future replacement of the underground 
facilities. 

o Establishment of procedures to follow to facilitate inspection by the County, Le. 
advance notice procedure, whom to contact, who has the access keys, etc. 

o A condition that the applicant provides and continuously maintains, liability 
insurance. The typical liability insurance amount is at least $1,000,000, against 
claims associated with underground facilities. 

o A statement that Fairfax County shall be held harmless from any liability 
associated with the facilities. 

1 



Attachment A 
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7. Operation, inspection, and maintenance procedures associated with the 
underground facilities shall be incorporated in the site construction plan, private 
maintenance agreement, and documents, which insure safe operation, inspection, 
and maintenance of the facilities. 

8. Prior to final construction plan approval, the developer shall escrow sufficient funds 
which will cover a 20-year maintenance cycle and replacement of the underground 
facilities. These monies shall not be made available to the management company 
until after final bond release. 

9. The applicant and its successors and assigns shall disclose, as part of the chain of 
title, to all future property owners, the presence of the underground stormwater 
facilities and the responsibility for operation, inspection, maintenance and 
replacement of such facilities, by including the following language within the 
documents: 

"The applicant and its successors and assigns are responsible for the operation, 
inspection, maintenance, and replacement of the underground stormwater facilities 
as set forth in the documents and a private maintenance agreement entered into 
with the County." 

2 



Attachment B 

The Public Facilities Manual (PFM) Section 6-0303.8 (24-88-PFM, 83-04-PFM) 

Underground detention facilities may not be used in residential developments, including rental 

townhouses, condominiums and apartments, unless specifically waived by the Board of 

Supervisors (Board) in conjunction with the approval of a rezoning, pro!Tered condition 

amendment, special exception, or special exception amendment. In addition, afler receiving 

input from the Director regarding a request by the property owner(s) to usc underground 

detention in a residential development, the Board may grant a waiver if an application for 

rezoning, proffered condition amendment, special exception, and special exception amendment 

was approved prior to, June 8, 2004, and if an underground detention fttcility was a feature 

shown on an approved proffered development plan or on an approved special exception plat. 

Any decision by the Board to grant a waiver shall take into consideration possible impacts on 

public safety, the environment, and the burden placed on prospective owners for maintenance of 

the facilities. Any property owner(s) seeking a waiver shall provide for adequate funding for 

maintenance of the facilities where deemed appropriate by the Board. Underground detention 

fhcilities approved for use in residential developments by the Board shall be privately maintained, 

shall be disclosed as part of the chain of title to all future homeowners (e.g. individual members 

of a homeowners or condominium association) responsible for maintenance of the facilities, shall 

not be located in a County storm drainage easement, and a private maintenance agreement in a 

torm acceptable to the Director must be executed before the construction plan is approved. 

Underground detention facilities may be used in commercial and industrial developments where 

private maintenance agreements are executed and the facilities are not located in a County storm 

drainage easement. 
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FAIRFAX COUNTY P ARK AUTHORITY 
......................... .................... .. ... ............ .......... ...................... 

M E M 0 R A N D U M 

TO: Barbara Berlin, AICP 

FROM: 

Director, Zoning Evaluation Division 
Department of Planning and Zoning 

Sandy Stallman, AICP _ / fl 
Manager, Park Planning Branch, PDD ~ 

DATE: June 22, 20 I 2 

SUBJECT: RZ 20 1 0-PR-021 w/PCA 92-P-001-8, Capi tal One - Addend um #3 
Tax Map Numbers: 29-4 ((5)) A2 

The Fairfax County Park Authority staff has reviewed the revised Conceptual Development Plan 
dated June 13,2012 and revised proffers dated June 15,2012. Thi s addendum is provided in 
addition to comments previously provided in memos dated March 3, 2011, July 22,2011, Apri l 
19,2012 and May 14,2012 regarding impacts to park and recreation resources. 

BACKGROUND 
Park Authority staff appreciates the applicant's efforts towards planning for an integrated urban 
park system onsite within their proposed development adjacent to the McLean Metro station in 
the Tysons East district. The amount of urban parkland provided onsite meets the 
recommendations of the Comprehensive Plan to offset the impact of proposed residential and 
commercial uses. The 412 acres of proposed onsite urban park space includes small pocket 
parks, a civic plaza, common green with recreational facilities and a s ignature urban park 
adjacent to the Metro station and a segment of the Scotts Run stream. This planned variety of 
urban park spaces will provide for a diversity of activities and programming opportunities to 
meet the outdoor recreation and leisure needs of the people who will live, work and visit there. 

ATHLETIC FIELD NEED 

Comprehensive Plan Recommendation 
The Comprehensive Plan provides guidance for provision of20 new athletic fields to meet the 
needs of a growing Tysons Corner by the year 2050. This translates to one new field per every 
4.5 million square feet of new GFA. Based on this Comprehensive Plan guidance, the proposed 
development, with about 3,848,075 million square feet of new GFA proposed, generates the need 
for 0.86 athletic fields. 

I I 



Barbara Berlin 
RZ 201 0-PR-021 w/PCA 92-P-001-8, Capital One Master Plan - Addendum #3 
Page 2 

The Plan suggests that "creative approaches can be used to ensure provision of recreational 
facilities, especially athletic fields that meet service level standards. This may include indoor 
and rooftop facilities." 

The Plan also indicates a preference for new athletic field facilities to be provided onsite or in an 
area that serves the new development and provides a hierarchy of approaches, with onsite 
facilities being the most preferred option, followed by off-site dedication and facility 
construction within the same district and then, finally, other locations that serve Tysons Corner. 

Applicant's Proposal 
The applicant has demonstrated a good faith effort to satisfy the Plan guidance by providing a 
small onsite facility within the proposed development and by providing a significant indoor 
public facility (public community center with basketball gym) in a creative arrangement that 
allows another applicant to provide a new full size, athletic field elsewhere within the Tysons 
East district. The public facility contribution is credited towards 0.50 of the 0.86 athletic field 
need, leaving the small onsitc facility to meet the remaining 0.36 field need. 

The small rectangle field being provided onsite is located in the Common Green park central to 
the residential block (Block C) on the roof of a parking podium that encompasses the entire 
block. The proposed facility is a 100' x 140' synthetic turf rectangle without striping that can be 
used for soccer practices and games for children up to age 9 or for adult 5-on-5 soccer. The 
applicant has agreed to provide field lights that will remain on until 10 pm when the field is in 
use. Limited on-street parking will be available on some of the streets surrounding the park. No 
public bathrooms will be provided, but retail establishments with bathrooms may be nearby. The 
applicant has agreed to allow the County to schedule use of the field Monday - Thursday 
evenings from 6-10 pm and Saturdays from 8 a.m.- noon. All other times would be reserved by 
the property owner for their own use or no scheduled use. 

Remaining Issues to be Resolved 
Scheduling: The total number of hours the applicant has offered for public scheduling of the 
onsite athletic field facility each week is 20. Fairfax County's Department ofNeighborhood & 
Community Services (NCS), the agency that handles all the County's field scheduling, typically 
schedules lit fields for 60 hours each week (5-11 pm M-F and 8am-llpm Sa/Su). Therefore, the 
applicant's proffer only meets one third of scheduling time needs. Given the applicant's desire 
for lights to be turned off at 10:00 pm, The Park Authority, on behalf ofNCS, requests that the 
public scheduling agreement include the hours of 5-10 pm Monday through Friday and 8 am -
10 pm on Saturday and Sunday. In order to ensure that residents of the development are able to 
use the field, NCS can provide preferential scheduling to user groups coming from within the 
development. 

Liability: The applicant has indicated in the draft proffers the intent to enter into private 
agreements with users to address damages, rules of use, liability and insurance. The Park 
Authority is opposed to the applicant placing such limitations on public use of the onsite athletic 
field facility. The applicant's primary concerns in regard to player injury and property damage 
can be addressed through the public field scheduling process. While neither the Park Authority 
nor the County will indemnify or hold harmless the property owner for personal or property 
damage or injury, user groups must show proof of insurance when scheduling fields through the 
County. In addition, in conformance with standard commercial business practice and consistent 
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with the owner's intent to make the facility available to the public outside of the County's 
scheduling rights, the owner should carry all insurance and add the Park Authority and the 
County as additional insureds (at no or little cost). This will be necessary, for example, for the 
onsitc public playground being provided in the Common Green park that will be generally open 
for public use without County scheduling. 

With regard to the issue of property damage, NCS has a policy in place that monetary 
compensation must be paid for damage caused by scheduled field users. When damage does 
occur, NCS bills the users for the cost of repairs. This is a compelling argument for allowing 
more scheduling hours by NCS, as unscheduled/walk-on users cannot be held to the same policy. 

Maintenance & Replacement: The applicant has indicated a willingness to be responsible for 
perpetual maintenance of all of the onsite public park spaces and regular maintenance of the 
onsite athletic field . The applicant should also commit to lifccycle replacement of the synthetic 
turf, lights and other park facilities, as needed. 

Field Striping: The small synthetic turf rectangle field proposed by the applicant is shown as a 
solid green panel and does not include built-in field striping. Without stripes, the field cannot be 
used for regulation league games. Therefore, scheduled field users should be allowed to provide 
their own field marking and equipment including, for example, goals, cones, flags, and 
temporary spray-on striping. 

Parking: Some of the individuals making use of the onsite athletic field will arrive by car. The 
Park Authority 's standard number of parking spaces required per athletic field is 50. That 
number can be reduced to 20 since the proposed field is located just 1/8 mile from Metro, is 
adjacent to a proposed bus bay and there will be some parking spaces available on the nearby 
streets. Therefore, the applicant should provide 20 dedicated parking spaces for scheduled 
athletic field users within the parking garage below the residential block where the field is 
located. 

EVALUATION 

The proposed onsite athletic field , at 1 00' x 140' is larger than a U9 soccer field, but smaller than 
U 10, therefore it is equivalent to about 1/3 of a full-size field. With full public scheduling this 
facility could count towards the applicant's remaining 0.36 athletic field need not being met by 
the public facility arrangement (the onsite community center with basketball gym). However, on 
a percentage basis, the applicant is offering only 33% ofthe needed hours of public athletic field 
scheduling. Therefore, the onsite field counts as 0.12 field equivalent (0.36 x 0.33 = 0. 12) and 
the applicant's proposal fa lls short by about Y4 field . 

To meet the unmet Y4 field need, the applicant should commit to allowing the County to schedule 
the proposed onsite field from 5-10 pm Monday through Friday and 8am-1 Opm Saturday and 
Sunday. Alternatively, the applicant could make a contribution of $3,000,000* to offset the need 
for the County to acquire land and build athletic field facilities to meet the Y4 field need not being 
met onsite. 

*This number is derived from staft~s estimate of $1Om to acquire 2 acres of land in Tysons Corner and 
$2m to construct a full-size field with necessary infrastructure and suppmt facilities ($12m x 0.25 = $3m). 
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SUMMARY OF RECOMMENDATIONS 

Key outstanding issues identified include the following: 

1. Scheduling- The applicant's commitment to public scheduling should include the hours of 
5-10 pm Monday through Friday and 8am-10pm Saturday and Sunday. lfthe applicant 
instead chooses to build a facility that is unusable by the public 2/3 of the time, a contribution 
of $3,000,000 should be made to the Park Authority to fund the purchase of land and 
construction of athletic field facilities elsewhere in Tysons Comer. 

2. Liability- The property owner should carry insurance covering the possibility of user injury 
and property damage in all of the onsite public park spaces and add the Park Authority and 
the County as udditional insureds. Neither the Park Authority nor the County will indemnify 
or hold harmless the property owner for personal or propmty damage or injury. User groups 
will be required to show proof of insurance when scheduling the on site field through the 
County. 

3. Maintenance & Replacement- The applicant should commit to lifecycle replacement of the 
synthetic turf, lights and other park facilities, as needed. 

4. Field Striping The applicant should co nun it to allowing scheduled field users to provide 
their own ticlcl marking and equipment including, for example, goals, cones, flags, and 
temporary spray-on striping. 

5. Parking- The applicant should provide 20 dedicated parking spaces for scheduled athletic 
field users within the parking garage below the residential block where the field is located. 

FCPA Reviewer: Andrea L. Dorlester, AICP 
DPZ Coordinator: Suzanne Lin 

Copy: Chris Leonard, Director, Neighborhood and Community Services (NCS) 
Karen Avvisato, Manager, Athletic Services Branch, NCS 
Elizabeth Teare, Deputy County A ttorncy 
David Bowden, Director, Planning and Development Division, FCPA 
Julie Cline, Manager, Land Acquisition and Management Branch, FCI' A 
Chron Binder 
File Copy 
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M E M 0 R A N D U M 

TO: Barbara Berlin, AICP 
Director, Zoning Evaluation Division 
Department of Planning and Zoning 

FROM: Sandy Stallman, AICP 
Manager, Park Planning Branch, PDD 

DATE: May 14,20 12 

SUBJECT: RZ 201 0-PR-021 w/PCA 92-P-00 1-8, Capital One - Addendum #2 
Tax Map Numbers: 29-4 ((5)) A2 

The Fairfax County Park Authority staff has reviewed the revised Development Plan dated 
March 9, 2012, and draft proffers dated May 7, 2012. This addendum is provided in addition to 
comments previously provided in memos dated March 3, 20 11 , July 22, 2011, and April 19, 
2012 regarding impacts to park and recreation resources. Park Authority staff provides specific 
comments on the draft proffers as follows: 

1. Phasing - There are some inconsistencies between what is shown on the CDP and what is 
stated in the proffers regarding phasing of development and timing of delivery of the public 
park spaces. In addition, timing of delivery of the public park spaces should always be with 
issuance of the first occupancy permit for the building tied to delivery of a park space, not 
with issuance of the final occupancy permit as stated in the proffers. 

a. Proffer 44, Item B -The phasing of the civic plaza is noted to occur with issuance of 
final occupancy permit for the phase (Block B), but on the CDP (p. 15C) it is noted 
that the civic plaza will be completed with Building 4. The proffers should indicate 
that the civic plaza will be substantially complete and open to the public with 
issuance of the first occupancy permit for Building 4. 

b. Proffer 44, Item C-i . - The phasing of the common green park is noted to occur with 
issuance of final occupancy permit for the phase (Block C). The proffers should 
indicate that the common green park will be substantially complete and open to the 
public with issuance of the first occupancy permit for the last building constructed in 
the phase. 

c. Proffer 44, Item D - The phasing of the Metro Station urban park is noted to occur 
with issuance of final occupancy permit for the phase (Block D). The proffers should 
indicate that the Metro urban park will be substantially complete and open to the 
public with issuance of the first occupancy permit for the last building constructed in 
the phase. 
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2. Programming - Proffer 44 indicates that "The Applicant shall also enter into an agreement 
with FCPA to plan and coordinate activi ties and events within the publicly accessible park 
areas." The Park Authority asks that the appl icant specify in the proffers a minimum number 
of days per year that scheduling will occur. 

3. Scotts Run Stream Valley - Proffer 44, Item D discusses the Metro Station urban park that is 
adjacent to a segment of Scotts Run Stream Valley, but does not mention stream 
stabilization, restoration or enhancement, until later in the proffers under the heading of 
"Environment" (Proffer 52). Mention should be made of the commitment to stream 
restoration and reference to Proffer 52 in Proffer 44. Also, on the CDP, a tree-save area is 
identified in the undisturbed portion of the RP A that falls within the planned park, but there 
is no note about clean-up (invasive species removal) or enhancement (supplemental planting) 
and no mention of bank stabilization. 

4. Sport Courts - There is an inconsistency between what is shown on the CDP and what is 
stated in the proffers. The CDP shows one full basketball court on the roof of a parking 
garage in Block B (although it is labeled as two half courts). Proffer 46, Item B states a 
commitment to providing two half-court basketball courts and one tennis court (or 
equivalent). The CDP should show where two full courts could be located onsite and the 
proffers should mention a commitment to providing two full sport courts (or equivalent - to 
allow for half courts or new types of sports that may become popular, such as pickleball) . 

5. On-site Recreational Field - As it stands right now, the proposal for an onsite facility does 
not meet the criteria expected for an athletic field to be considered public and meet the need 
generated by the proposed development. 

a. Lights - Proffer 47, Item A commits to providing lights for the fi eld until "at least 
10:00 pm nightly" but the applicant may tum off the lights if the fie ld is not in use. 
This is problematic when the applicant also retai ns control over scheduling of the 
facility (see note c below). If the applicant desires that lights not be used at night, 
they can choose not to schedule the fi eld fo r use at night. Lighting contro l systems 
used by the Park Authority allow for lights to be turned on and off by field users after 
being preprogrammed. Additionall y, the CDP does not provide any details about the 
location of light poles or level of illumination. Therefore, staff cannot evaluate 
whether the lighting provided will be sufficient for sports use. 

b. Turf material - The CDP (p. 26) labels the onsite field as "synthetic turf or lawn area" 
but Proffer 4 7 states that the applicant shall provide a " synthetic turf recreational 
field." The note on the CDP leaves the possibility open for the use of grass/natural 
turf. If the field is to be for public use and count towards the athletic fie ld need, it 
should have synthetic turf. 

c. Scheduling - In order for the onsite fi eld to count towards a portion of the athletic 
field need generated by the proposed development, scheduling authority must be 
granted to the County (through NCS) . Under thi s arrangement, the applicant (or 
umbrella owners association) may be granted a certain percentage of time fo r 
scheduling community programs and events (similar to the agreement at Arrowbrook 
Park) . 
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d. Maintenance and Use Agreements - The applicant wishes to retain the ri ght to charge 
user fees and enter into agreements with users regarding liability and insurance. If 
the fi eld is to be a truly public use, the applicant cannot charge user fees. In a public 
scheduling situation, users are not expected to provide their own liabili ty insurance. 
Alternatives for managing liabili ty will have to be discussed further. 

FCPA Reviewer: Andrea L. Dorlester, A ICP 
DPZ Coordinator: Suzanne Lin 

Copy: C indy Walsh, Director, Resource Management Division 
Chron Binder 
File Copy 
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M E M 0 R A N D U M 

TO: Barbara Berlin, AICP 
Director, Zoning Evaluation Division 
Department of Planning and Zoning 

FROM: Sandy Stallman, AICP ~ 
Manager, Park Planning Branch, PDD 

DATE: March 26, 2012 

SUBJECT: RZ 201 0-PR-021 w/PCA 92-P-00 1-8, Capital One Master Plan - Addendum 
Tax Map Numbers: 29-4 ((5)) A2 

The Fairfax County Park Authority staff has reviewed the revised Development Plan dated 
March 9, 2012, draft proffers dated March 12, 2012, and Design Guidelines dated March 2012 
for the above referenced application. This addendum provides comments regarding impacts to 
Park Authority resources in addition to comments previously provided in memos dated March 3, 
2011 and July 22, 2011. 

BACKGROUND 

The Development Plan dated March 9, 2012 shows a total of 4,465,523 square feet of new 
development on 29.22 acres in the immediate vicinity of the planned Tysons East Metro Station. 
The plan includes 1,230 new multi-family dwelling units and 3,739,915 square feet of new 
commercial uses including the 504,000 square feet of existing office use on the property. Based 
on the average projected multi-family household size of 1.75 in the Tysons Comer Urban Center, 
the development could add up to 2,153 new residents to the Providence Supervisory District. 

ANALYSIS AND RECOMMENDATIONS 

Urban Parkland Needs: 

The Plan for Tysons Corner calls for a comprehensive system of public open spaces to serve 
residents, visitors and workers. This system of public spaces should include parks of different 
types (pocket parks, civic plazas, common greens, recreation-focused parks, linear parks/trai ls, 
and natural resource areas) to enhance the quality of life, health and the environment for those 
who live, work and visit Tysons Comer. In the Tysons Comer Urban Center Areawide 
Recommendations, Environmental Stewardship Chapter, Parks and Recreation Section, Page 81, 
the Plan states the following: 

"The provision of land should be proportionate to the impact of the proposed 
development on park and recreation service levels. An urban park land standard 
of 1.5 acres per 1,000 residents and 1 acre per 10,000 employees will be applied." 
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Applying the urban parkland standard to the proposed development and assuming an average 
household size of 1.75, there is a need for about 4.3 acres of urban parkland onsite. The 
development plan identifies 4.5 acres of onsite public park space, located primarily in three 
major new urban parks including a civic plaza, common green and civic urban park adjacent to 
the Metro station. Other park space is scattered throughout the development in several pocket 
parks. 

Page F-3 of the Capital One Design Guidelines document includes an "Open Space Design" 
concept map. The urban park typologies assigned to each of the three major park spaces (in 
Blocks B, C & D) are inconsistent with the typologies identified for each park space on the CDP. 
Typologies should be assigned to the park spaces as follows : 

Block B- This park space is half an acre in size and, due to its design and location, most 
closely aligns with the Pocket Park type of urban park. The CDP and Design Guidelines 
identify it as a Civic Plaza, but it does not meet the locational criteria for Civic Plazas in 
the urban parks typology. Therefore, the urban park in Block B should be identified on 
the CDP and in the Design Guidelines as a Pocket Park. 

Block C - This 1.5-acre park space is identified on the CDP as a Common Green and in 
the Design Guidelines as a Recreation Park. The space is located on top of a parking 
podium but does meet grade on the North side. The CDP shows a children's play area 
and a small synthetic turf rectangular open play area. This park best meets the criteria for 
a Common Green park and should be identified as such on the CDP and in the Design 
Guidelines . 

Block D - This 1.5-acre park space provides the best location for performances, events 
and open air markets due to its adjacency to Metro and potential for high levels of 
pedestrian activity. Therefore, it should be identified on the CDP and in the Design 
Guidelines as a Civic Plaza. The combination of hardscape and softscape areas planned 
for this space is appropriate since it contains a portion of the Scotts Run stream and 
Resource Protection Area (RP A) and is consistent with the Civic Plaza classification. 

Evaluation - The amount of urban parkland provided onsite meets the recommendations ofthe 
Comprehensive Plan. The typologies identified for the three major park spaces should be 
consistent on the CDP and in the Design Guidelines. The 0.5-acre urban park in Block B should 
be identified as a Pocket Park, the 1.5-acre park in Block C should be identified as a Common 
Green, and the 1.5-acre park in Block D should be identified as a Civic Plaza. 

Athletic Field Needs: 

In addition to the need for new urban parks, the Comprehensive Plan also recognizes the need for 
a variety of small and large recreational facilities to meet the need of new residents, workers, and 
visitors to Tysons Comer. In the Tysons Comer Urban Center Areawide Reconunendations, 
Environmental Stewardship Chapter, Parks and Recreation Section, Page 82, the Plan states the 
folJowing: 

" ... recreational facility service level standards in the Park and Recreation element 
of the Countywide Policy Plan should be applied to new development in Tysons, 
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with adjustments made for urban demographics and use patterns. Using 2050 
development projections, anticipated urban field use patterns, optimal athletic 
field design (lights and synthetic turf) and longer scheduling periods, the adjusted 
need for athletic fields to serve Tysons is a total of 20 fields ... In general, the need 
for an athletic field is generated by the development of approximately 4.5 million 
square feet of mixed usc development in Tysons." 

The proposed development generates a need for one new athletic field. A small (I 00' x 140') 
synthetic turf rectangle is shown in the Common Green park space proposed for Block C. The 
setting, surrounded on all sides by tall, 20-story buildings is not ideal for athletic field uses; 
however, the proposed facility could support youth soccer practice for children ages 9 and under. 
The space could also be used as an open play area typical of the Common Green type of park, 
supporting spontaneous "pickup" games of soccer, flag football or Frisbee, for example. In 
Proffer 47, the applicant states the intent to maintain private scheduling, to charge user fees, and 
to provide limited lighting. For these reasons, the proposed open play area will be primarily for 
private use, is limited to small game usage and cannot count towards the public athletic field 
requirement. The space does have value towards offsetting the urban park land need as a 
Common Green park as discussed above. 

Proffer 2 addresses the contribution of a 30,000 square foot Civic Space to be provided within a 
building in Block B as a Community Center with indoor gymnasium. The proffer cover memo 
(dated 3-12-12) discusses this public facility (item #2) and states that in return for providing 
significantly more than their share of the public facility requirement " ... Capital One expects to 
be relieved of any speciHc commitment to fund or construct an athletic Held." Staff understands 
that Capital One is providing the community center both to meet its own public facility 
requirement and that of the LCORJCommons application. In return, the LCORJCommons 
application, which generates a need for half an athletic field, will construct and dedicate a full 
size athletic field on its property. The excess half field capacity provided by LCORJCommons 
can be counted towards half of the athletic field requirement generated by the Capital One 
application. 

Evaluation- The applicant has not yet demonstrated a commitment to fulfill I 00% of the need 
for public athletic fields generated by the proposed new development. The attempt to meet the 
Plan's hierarchy (onsite, within the district, in or near Tysons) for provision of athletic fields 
falls short due to the small size and limitations on public use of the open play area in the 
Common Green park. Only half of the generated need for a full field will be met through 
provision of a field on the LCORJCommons site. To make up the shortfall, the applicant must 
provide or fund land and construction of a half field equivalent or improve existing fields within 
or ncar Tysons Corner. 

Other Recreational Facility Needs: 

Using adopted recreational facility standards found in the Parks and Recreation element 
(Appendix 2, Part B) of the Policy Plan, publicly accessible recreational facilities needed to 
support the proposed new development include one playground, one basketball court, 1.5 tennis 
courts (a half court could be provided with a practice wall), and about 2,500 square feet of indoor 
fitness/program space. 
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The development shows a good-sized children's play area in the Common Green park at the 
heart of Block C. Two half-court basketball courts are shown on garage rooftop plazas next to 
plarmed office buildings in Blocks B and E. The two half-courts are mentioned in Proffer 46 as 
an option (the alternative is a private indoor health club or gym) and, if provided, they are to be 
private facilities for residents. It is not clear which residents this applies to. All residents of all 
proposed residential buildings shown on the plan should have access to these courts as well as all 
employees of all the commercial buildings in the development. 

The Community Center Civic Space discussed in Proffer 2 will include an indoor gymnasium 
that can meet the remainder of the sport court need for this application. The applicant should 
coordinate with the Department ofNeighborhood and Community Services (NCS) regarding the 
appropriate size of the gymnasium. The program space provided in this facility also meets the 
need for indoor fitness/program space. 

Evaluation- In order to count as a public recreational facility contribution, the two half 
basketball courts should be made accessible and available to all residents and employees of all 
buildings within the development. 

SUMMARY OF RECOMMENDATIONS 

This section summarizes the recommendations included in the preceding analysis section. 

• The amount of urban parkland provided onsite meets the recommendations of the 
Comprehensive Plan. 

• The typologies identified for the three major park spaces should be consistent on the COP 
and in the Design Guidelines. The 0.5-acre urban park in Block B should be identified as a 
Pocket Park, the 1.5-acre park in Block C should be identified as a Common Green, and the 
1.5-acre park in Block D should be identified as a Civic Plaza. 

• The intent to maintain private scheduling, charge user fees, and provide limited lighting 
renders the proposed open play area in the Common Green Park in Block C as a private use 
and therefore it carmot count towards the public athletic field requirement. 

• The applicant has not yet demonstrated a commitment to ful fi 11 1 00% of the need for public 
athletic fields generated by the proposed new development. The applicant should commit to 
provide or fund land and new facility development or upgrades to existing nearby fields to 
offset the additional half field need not being met by the application. 

• In order to count as a public recreational facility contribution, the two half basketball courts 
should be made accessible and available to all residents and employees of all buildings 
within the development. 

FCPA Reviewer: Andrea L. Dorlester, AICP 
DPZ Coordinator: Suzanne Lin 

Copy: Cindy Walsh, Director, Resource Management Division 
Chron Binder 
File Copy 
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APPENDIX 11 

Department of Facilities and Transportation Serv1ces 

November 7. 2011 

Barbara Berlin. Director 

Off1ce of Facilities Plann1ng Serv1ces 
8115 Gatehouse Road, Suite 3300 

Falls Church. Virginia 22042 

Fa1rfax County Department of Plannmg & Zonmg 
Zoning Evaluation D1v1s1on 

\J- \ 
Denise M. James. Director ~ 'f 
Off1ce of Fac1ht1es Planmng Serv1ces 

RZ/FDP 2010-PR-021 , Capttal One 

24 77 acres 

29-4 ((5)) A2 

Rezone property from the C-3 District to the PTC Distnct to perm1t a m1x of uses 
to include office, retail. and restdent1al. 

COMMENTS: The proposed rezoning area is wtthin the Westgate Elementary School. Kilmer Middle 
School, and Marshall High School boundaries. The chart below shows the existing school capacity. 
enrollment, and projected enrollment. 

School Capacity Enrollment 2012-2013 Capacity 2016-17 Capacity 

l (9/30/11) Projected Balance Projected Balance 
Enrollment 2012-2013 Enrollment 2016-17 

Westgate ES 397 557 566 -169 707 -310 I 
K1lmer MS 1,116 1 134 1.094 22 1.369 -253 
Marshall HS 1,5 11/2,000" 1 623 1,650 -139 1.974 26 =:) 

Cepecrty end enrollment are based on the FCPS FY 20 13-17 draft CtP to be adopted by the School Board 
"Renovet1on at Marsh ell Htgh rs antrcipeted to be complete for the 20 14- 15 school year 1Vh1ch w1111ncreese the sctrool s cepaclly 

The school capactty chart shows a snapshot tn time for proJected student enrollments and school capac1ty 
balances. Student enrollment project1ons are done on a six year timeframe, currently through school year 
2016-17 and are updated annually. 

It is noted that Westgate Elementary is on the upcoming bond referendum for planning and construction 
funding for the renovation of the school, which is anticipated to mcrease the school's capacity to 750 
student spaces and address the proJected capactty def1c1t. The completion date of thiS renovat1on tS 
beyond the five year CIP planning penod. Marshall High School currently is being renovated and the 
renovation is expected to be completed for the 2014-15 school year. The renovation is expected to 
increase capacity at the school to address the overcrowding. 

Beyond the six year projectton horizon. enrollment projections are not available It IS noted that the 
Tysons Westpark rezoning applicat1on also IS ant1c1pated to y1eld new students and w1ll also 1mpact the 
capacity Kilmer and Marshall. 

The rezoning application proposes to rezone property from the C-3 District to the PTC Distnct to permit a 
mix of uses to include office. retail . and a max1mum of 1.297 htgh-nse mult1-fam1ly res1denttal units 



The chart below shows the number of projected students by school level based on the current countywide 
student y1eld ratio. 

School level High-rise multi- Proposed Student 
fam ily ratio II of units (max.) yield 

Elementary 047 1,297 61 
Middle .013 1,297 17 
High 027 1,297 35 

113Total 
SUMMARY: 
Suggested Proffer Contribution 
The rezoning application is anticipated to yield a total of 113 new students. Based on the approved 
proffer formula guidelines. the students generated would JUstify a proffer contnbut1on of $1 ,059 ,714 (113 
students x $9,378) in order to address capital improvements for the receiving schools. 

In the application, the applicant states that the financial and real estate markets will be the pnmary factor 
that determines the order in which each phase is developed. Smce the school proffer amount is updated 
on a regular bas1s, it IS strongly recommended that the developer make a proffer contribution based on 
the school proffer amount in effect at the t1me of site plan approval 

It also is recommended that all proffer contributions be directed to FCPS to use at 1ts discretion for 
schools serving the Tysons Corner area given that it is unknown when the residential development Will 
occur and if the present school assignments will remain at the t1me of occupancy. Also recommended IS 

for notification to be given to FCPS when construction is anticipated to commence. This will ass1st FCPS 
by allowing for the timely projection of future students as a part of the Capital Improvement Program 

It is noted that in order to address future student growth in the Tysons Corner area. FCPS has been 
work1ng with Fa1rfax County staff to identify and reserve a future elementary school location in Tysons 
Corner Tysons Corner is located w1th1n several elementary school boundanes and these schools will not 
have sufficient capacity to accommodate future student growth from the redevelopment. It is env1s1oned 
that students residing in Tysons Corner will be serviced by an elementary school located in Tysons and 
expansion of the middle and high schools. 

Attachment: Locator Map 

cc: Patricia S. Reed, School Board Member. Providence District 
llryong Moon. School Board Member. At-Large 
James L. Raney. School Board Member. At-Large 
Martina A Hone. School Board Member, At-Large 
Dean Tistadt, Chief Operat1ng Officer, FCPS 
Jim Kacur, Cluster II . Assistant Superintendent 
Julie Kindelan, Principal, Westgate Elementary School 
Douglas Tyson, Principal. Kilmer Middle School 
Jay W. Pearson, Principal. Marshall High School 
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FAIRFAX COUNTY 
PUBLIC SCHOOLS 

Barbara C. Berlin, AICP 
Director 
Zoning Evaluation Division 
Fairfax County Department of Planning and Zoning 
12055 Government Center Parkway, Suite 800 
Fairfax, Virginia 22035 

Ladies and Gentlemen: 

Department of Facilities and Transportation Services 
Office of Design and Construction Services 

Gatehouse Admimstration Center. Su ite 3500 
8115 Gatehouse Road 

Falls Church , Virginia 22042 

November 2. 2011 

Re: Below Listed Recently Filed Development Plan Analysis 

FOP 201 0-PR-021 

This office has reviewed the subject development plan application. and has no comments with 
respect to school acquisition. 1 

~ / 
iJ"r<~urs , 

J~do Spur ·ng, II , PE 

WS/vm 

cc: Facilities Planning Services, FCPS, (w/attach.) 
File 
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DATE: 

TO: 

FROM: 

SUBJECT: 

of 
APPENDIX 12 

Fairfax ,V irglnla 

MEMORANDUM 

October 31, 2011 

Suzanne Lin 
Zoning Evaluation Division 
Department of Planning & Zoning 

Lana Iran, P .E. 
Wastewater Planning & Monitoring Division 
Department of Public Works & Environmental Services 

Sanitary Sewer Analys is Report 

, _ 

REFERENCE: Application No. FDP20 1 0-PR-02 1 

Tax Map No. 029-4((05)) lot A2 part 

This rezoning application is withjn Tysons Comer Urban Center (see attached map). As such, prior to site 
plan submission, the applicant shall be required to provide sewer capacity ana lysis study to Wastewater 
Planning and Monitoring Division of all the lines within the Urban Center which its s ite contributes flow 
to. If it is. determined that any of the lines withjn the Tysons Corner Urban Center were inadequate, the 
applicant will be required to perform necessary upgrades prior to or concurrent with s ite plan subm ission. 

For sanitary trunk sewers that serve the attributed discharge from the Tysons Comer Urban Center, the 
projected wastewater flow is anticipated to increase significantly, resulting in potentially overloading the 
system. To accommodate the added flow, pipe improvement will be necessary in the future, hence, the 
possibility of pro-rata share may be applicable. 

If you have any questions or comments, please do not hesitate to contact me at (703) 324-5008. 

Department of Public Works and Environmental Servi ces 
Waste water Planning & Monitoring Division 

12000 Government Center Parkway, Suite 3 58 
Fai r fax, VA 2203 5- 0052 

Phone : 7 03-324 -5 030, Fax : 703-324 - 3946 



APPENDIX 13 

DATE: Jul y 25, :!O il 

TO: Barbara C. Berlin . Director 
Zoning Evaluation Division 
Dl!partment ot' Plann ing and Zoning 

FROM: Eric Fisher. GIS Analyst Ill 
Information Technology Section 
Fire and Rescue Department 

SUBJECT : Fire and Rescue Department Preliminary Analysis of Rezoning Applications 
R7. 20 11-PR-009 RZ 20 I I-PR-O I 0 RZ 20 II-PR-O 1 I and Proffered Condition 
Amendment Application PCA-92-P-00 1-09 

Th ~.: fo llowing in t<mna tion is submitted in response to your request for a preliminary Fire and 
Rescue Department analys is for the subject: 

I. The application propert y is serviced hy the Fairfax County Fire and Rescue Department 
Station #40 I, McLean 

2. 1\lier construct ion programmed ___ this property will be serviced by the lire 
station - -------------------

3. In summary. the Fire and Rescue Department considers that the subject rezoning 
application property: 

_LL.a. currentl y meets fi re protection guidel ines. 

__ b. will meet fire protec tion guidelines when a proposed fire station 
becomes fully operational. 

__ c. docs not meet current fire protection guidcl im:s without an addi ti onal 
fac il ity: however. a future station is projected for thi s area. 

__ d. docs not meet current fire protection guidelines without an addit ional 
facility. The appl ication property is __ ofu mile outside the lire 
protecti on guidelines. No new l~tc ility is currently planned for this area. 

Proud I) Protecting and 
Ser ving Our Community 

Fire and Rescue Department 
4 I 00 Chain Bridge Road 

Fairfax, VA 22030 
703-246-2 126 

www. fair faxcoun ty.gov/lire 
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APPENDIX 14 

FAIRFAX COUNTY WATER AUTHORITY 
8560 Arlington Boulevard , Fairfax, Virginia 2203 1 

www. fairfaxwater. org 
October 26, 2011 

PLANNING & ENGINEERING 
DIVISION 
Jamie Bain Hedges. P.E. 
Director 
(703) 289-6325 
Fax (703) 289-6382 

Ms. Barbara C. -Berlin, Director 
Fairfax County Department of Planning and Zoning 
12055 Government Center Parkway, Suite 801 
Fairfax, Virginia 22035-5505 

Dear Ms. Berlin: 

Re: FDP 2010-PR-021 
Capital One 
Tax Map: 29-4 

Fairfax Water would like to reiterate its comments submitted in our January 21 , 2011 
letter to you, regarding Capital One (copy enclosed). Please note that as of April1, 2011, 
Fairfax Water's commodity rate as shown in paragraph 3 in our previous response letter 
has increased from $1.93 per 1,000 gallons to $2.04 per 1,000 gallons. 

If you have any questions regarding this information, please contact Dave Guerra 
Chief, Plan Review at (703) 289-6343. 

Enclosures (as noted) 

cc: Rob Walker, William H. Gordon Associates 
Shane Murphy, Cooley, LLP 

Sincerely, 

Traci K. Goldberg, P .E. 
Manager, Planning Department 



Fairfax "ater 
'-" 

FAIRFAX COUNTY WATER AUTHORITY 
8560 Arlington Boulevard, Fairfax, Virginia 22031 

www. fa irfaxwater .org 

APPENDIX 14 

PLANNING & ENGINEERING 
DIVISION 
Jamie Bain Hedges, P.E. 
Director 
(703) 289-6325 
Fax (70 3) 289-6382 

January 21, 2011 

Ms. Barbara Berlin, Director 
Fairfax County Department of Planning and Zoning 
12055 Government Center Parkway, Suite 801 
Fairfax, Virb,>inia 22035-5505 

Dear Ms_ Berlin: 

Re: RZ 2010-PR-021 
PCA 92-P-001-08 
Capital One 
Tax Map: 29-4 

Fairfax Water is uniquely able to provide high-quality water service to the Capital 
One development. In the past, water service to this site has been provided by the City of 
Falls Church Department of Public Utilities (City); however, the site is located in Fairfax 
County. We believe that future water service for the proposed redevelopment should be 
provided by Fairfax Water instead of the City for the following reasons: 

1. Fairfax Water has an existing 24-inch water main in Magarity Road 
approximately 4,600 feet from the site that is capable of providing adequate 
domestic and fire protection service as sho·wn on the attached water system map. 

. . 

2. Fairfax Water has a fully integrated transmission network allowing ample flow to 
be routed to the site from multiple independent sources. Fairfax Water's 
programmed investment in transmission and distribution system development 
provides the Capital One site access to service through 42-inch and 24-inch 
diameter transmission mains from a large pumping facility at Tysons Corner. The 
Capital One site also has access to water storage facilities located at Tysons 
Corner, Penderwood, and Fairfax Hospital. Alternative supplies are available 
from a variety of additional sources including pumping facilities at Fairfax Circle 
or Annandale. Having a variety of supply options increases service reliability, 
provides for sufficient domestic and fire protection capacity, and maintains 
adequate delivery pressure irrespective of demand_ 



Ms. Barbara Berlin 
January 20, 2011 
Page Two 

3. Customers served by Fairfax Water enjoy the lowest commodity rate for water in 
the Washington Metropolitan area. Currently Fairfax Water customers pay $1.93 
per 1,000 gallons while the City's customers pay $3.03 per 1,000 gallons. 

4. Although not currently doing so, in the past the City has charged a higher rate to 
its customers located in Fairfax County than to its customers located in the City. 

5. Fairfax Water operates as a true enterprise fund. All water system revenues are 
returned to the water system to support infrastructure reinvestment and system 
improvements. 

6. Fairfax Water is governed by a Board appointed by the Fairfax County Board of 
Supervisors. Citizens of Fairfax County whose water service is provided by t11e 
City have no representation in the decisions made regarding the water system tl1at 
serves them. 

7. Fairfax Water owns and operates two state of the art treatment facilities, sourced 
by two separate watersheds, the Occoquan Reservoir and the Potomac River. 
These plants produce superb quality water that meets and surpasses all current and 
anticipated regulations. 

As you may know, there is no legal impediment to Fairfax Water's serving this 
property. All previous legal disputes between Fairfax Water and the City have now been 
resolved. Under a consent decree entered February 25,2010 in the Circ.uit Court of 
Fairfax County, the City agreed that Fairfax Water may provide water service anywhere 
within the City's previous service area in Fairfax County, and that the City would not 
unreasonably interfere with the ability of any customer or developer to obtain service 
from Fairfax Water. 

As the area surrounding tl1e future Tysons East Metro Station undergoes 
transformation and redevelopment, the increased land-use density and investment warrant 
public infrastructure commensurate with the high standards of Fairfax County. 
Accordingly, the proposed project should be served by the highest level of water service 
available. Again, Fairfax Water is uniquely able to provide iliat level of service. 



Ms. Barbara Berlin 
January 20, 2011 
Page Three 

If you have any questions regarding this infom1ation, please contaet Dave Guerra 
Chief, Plan Review at (703) 289-6343. 

Enclosures (as noted) 

cc: Rob Walker, William H. Gordon Associates 
Shane Murphy, Cooley LLP 

bee: Jamie Bain Hedges, Fairfax Water 
Stuart Raphael, Hunton and Williams 

Sincerely, 

Traci K. Goldberg, P.E. 
Manager, Planning Department 
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APPENDIX 15 

6-500 PTC PLANNED TYSONS CORNER URBAN DISTRICT 

Purpose and Intent 

The PTC District is established for the Tysons Comer Urban Center as defined in the 
adopted comprehensive plan to implement the mix of uses, densities and intensities under 
the redevelopment option set forth in the adopted comprehensive plan. The PTC District 
regulations are designed to provide the necessary flexibility to transform the designated 
Tysons Comer Urban Center area from a suburban office park and activity center into an 
urban, mixed-use, transit, bicycle and pedestrian oriented community to promote high 
standards in urban design, layout and construction and to otherwise implement the stated 
purpose and intent of this Ordinance. To create mixed-use downtowns near mass transit, 
higher development intensities are to occur within approximately one half (Y,) mile of the 
four Metrorail Station entrances, identified as Transit Oriented Development (TOD) 
Districts in the adopted comprehensive plan. The remaining areas, the Non-Transit Oriented 
Development (Non-TOD) Districts, are to be developed into lively urban neighborhoods 
that include an appropriate mix of uses, densities and intensities that are compatible to 
adjacent communities. In both TOD and Non-TOD Districts, development should be 
designed in an integrated manner that will enhance the urban character. Smaller, 
freestanding structures are generally discouraged and shall only be considered when such 
use is designed in an urban form that creates or enhances an appropriate street edge and 
implements the stated purpose and intent ofthe district. 

To be granted this zoning district, the applicant shall demonstrate the development 
furthers the vision of the Tysons Corner Urban Center, as identified in the adopted 
comprehensive plan, by meeting, at a minimum, the following objectives. 

1. Contribute to a tiered intensity of development having the highest intensities located 
closest to the transit stations and provide the mix of residential, office and commercial 
uses necessary to achieve a vibrant, urban environment. 

2. Contribute to the network of open space and urban parks, to include stream valley 
parks, pocket parks, common greens, civic plazas and athletic fields for the workers 
and residents of Tysons. 

3. Promote environmental stewardship by implementing green building design; efficient, 
renewable and sustainable energy practices; incorporating low impact development 
strategies, such as innovative stormwater management and green roofs; and achieving 
the tree canopy goals for Tysons. 

4. Further the implementation of the urban grid of streets and the described street 
hierarchy for Tysons. 

5. Reduce the amount of single occupant vehicle trips by limiting the amount of 
provided parking, encouraging shared parking arrangements among uses, pennitting 
the inclusion of managed tandem parking spaces, and implementing various 
Transportation Demand Management strategies, such as transit subsidies, carpool and 
vanpool services, employee shuttles, car-sharing programs and bicycle 
accommodations. 

6. Contribute to the necessary public facilities to support the projected job and 
population growth, including schools, fire and police services, a library, public 
utilities, and an arts center. 



16-101 

7. Contribute to the specified streetscape and apply the urban design guidelines specified 
for build-to lines, building articulation, fenestration, ground floor transparency and 
parking design to create an integrated urban, pedestrian-friendly environment. 

8. Contribute to implementing the workforce and affordable housing policies for Tysons 
to provide housing to various income levels. 

To these ends, a development proposal within the Tysons Comer Urban Center that 
utilizes the redevelopment option as set forth in the adopted comprehensive plan shall only 
be considered by the Board in conjunction with a rezoning application to this district Such 
rezoning to and development under this district will be permitted only in accordance with 
development plans prepared and approved in accordance with this Part and the provisions of 
Article 16. 

16-100 STANDARDS FOR ALL PLANNED DEVELOPMENTS 

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: 

I. 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: 

l. 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 confonn 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 confonn 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. 



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. 

APPENDIX 16 

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 non point 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 affectecllocalities. Refer to Chesapeake Bay Preservation Act. Va. Code Section 10.1-2100 et 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 by the applicable zoning district. See 
Sect. 2-421 and 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 propo.sed 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 (dulac) 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, specral 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, he1ght of buildings, and intensity of development. 
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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 Drstnct. A 
GENERALIZED DEVELOPMENT PLAN (GOP) 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 fiooding; 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 fiuid deposrted 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. 

IN FILL: 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 
rn areas of fiat topography, from dry to wet seasons resulting in cracked foundations, etc. Also known as slippage soils. 
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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 scemc, 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 water's 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) I 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 Art'1cle 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 (TOM): 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. 
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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 far a Variance set forth in Sect. 
18-404 of the Zoning Ordinance. 

WETLANDS: Land characterized by wetness far a portion of the growing season. Wetlands are generally delineated an the basis of 
physical characteristics such as soil properties indicative of wetness, the presence of vegetation with an affinity far 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 Carps of 
Engineers 

TIDAL WETLANDS: Vegetated and nonvegetated wetlands as defined m Chapter 116 Wetlands Ordinance of the Fairfax County Code: 
includes tidal shares 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. 

A&F 
ADU 
ARB 
BMP 
BOS 
BZA 
COG 
CBC 
COP 
CRD 
DOT 
DP 
DPWES 
DPZ 
DUlAC 
EQC 
FAR 
FOP 
GOP 
GFA 
HC 
HCD 
LOS 
Non-RUP 
OSDS 
PCA 
PD 
PDC 

Abbreviations Commonly Used in Staff Reports 

Agricultural & Forestal District 
Affordable Dwelling Unit 
Architectural Review Board 
Best Management Practices 
Board of Supervisors 
Board of Zoning Appeals 
Council of Governments 
Community Business Center 
Conceptual Development Plan 
Commercial Revitalization District 
Department of Transportation 
Development Plan 
Department of Public Works and Environmental Services 
Department of Planning and Zoning 
Dwelling Units Per Acre 
Environmental Quality Corridor 
Floor Area Ratio 
Final Development Plan 
Generalized Development Plan 
Gross Floor Area 
Highway Corridor Overlay District 
Housing and Community Development 
Level of Service 
Non-Residential Use Permit 
Office of Site Development Services, DPWES 
Proffered Condition Amendment 
Planning Division 
Planned Development Commercial 

PDH 
PFM 
PRC 
RC 
RE 
RMA 
RPA 
RUP 
RZ 
SE 
SEA 
SP 
TOM 
TMA 
TSA 
TSM 
UP & DD 
VC 
VDOT 
VPD 
VPH 
WMATA 
WS 
ZAD 
ZED 
ZPRB 

Planned Development Housing 
Public Facilities Manual 
Planned Residential Community 
Residentiai~Conservation 
Residential Estate 
Resource Management Area 
Resource Protection Area 
Residential Use Permit 
Rezoning 
Special Exception 
Special Exception Amendment 
Special Permit 
Transportation Demand Management 
Transportation Management Association 
Transit Station Area 
Transportation System Management 
Utilities Planning and Design Division, DPWES 
Variance 
Virgmia Dept. of Transportation 
Vehicles Per Day 
Vehicles per Hour 
Washington Metropolitan Area Transit Authority 
Water Supply Protection Overlay District 
Zoning Administration Division, OPZ 
Zoning Evaluation Oivisim, DPZ 
Zoning Permit Review Branch 
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