County of Fairfax, Virginia

’ / To protect and enrich the quality of life for the people, neighborhoods and diverse communities of F dirfax County

November 29, 2012

Shane M. Murphy

Cooley LLP

Reston Town Center, One Freedom Square
11951 Freedom Drive, Suite 1500

Reston, VA 20190

RE: Proffered Condition Amendment Application PCA 92-P-001-08
(Concurrent with Rezoning Application RZ 2010-PR-021)

Dear. Mr. Murphy:

Enclosed you will find a copy of an Ordinance adopted by the Board of Supervisors at a
regular meeting held on September 25, 2012, approving Proffered Condition Amendment
Application PCA 92-P-001-08 in the name of Capital One Bank (USA) NA. The Board’s .
action amends the proffers for Rezoning Application RZ 90-L-050-03, previously
approved for office development to permit partial proffer condition amendment to
West*Gate and associated modifications to proffers and site design with an overall Floor
Area Ratio (FAR) of 3.90. The subject property is located E. of 1-495, N. of Route 123
and S.W. of Scotts Crossing Road, less and except the vacated portions of Old
Springhouse Road, on approximately 24.77 acres of land zoned C-3 and HC [Tax Map
29-4 ((5)) A2 pt.], in the Providence District and is subject to the proffers dated
September 21, 2012,

Sincerely,

CdNenaneN Cleanore

Catherine A. Chianese
Clerk to the Board of Supervisors

Office of the Clerk to the Board of Supervisors

12000 Government Center Parkway, Suite 533

Fairfax, Virginia 22035

Phone: 703-324-3151 ¢ Fax: 703-324-3926 ¢ TTY: 703-324-3903
Email: clerktothebos@fairfaxcounty.gov

http://'www. fairfaxcounty.gov/bosclerk



PCA 92-P-001-08 -
November 29, 2012

Cc:

Chairman Sharon Bulova

Supervisor Linda Smyth, Providence District

Tim Shirocky, Acting Director, Real Estate Division, Dept. of Tax Administration
Barbara C. Berlin, Director, Zoning Evaluation Division, DPZ

Diane Johnson-Quinn, Deputy Zoning Administrator, Dept. of Planning and Zoning
Angela K. Rodeheaver, Section Chief, Transportation Planning Division

Donald Stephens, Transportation Planning Division

Ken Williams, Plans & Document Control, ESRD, DPWES

Department of Highways-VDOT

Sandy Stallman, Park Planning Branch Manager, FCPA

Charlene Fuhrman-Schulz, Development Officer, DHCD/Design Development Division
Planning Commission _

Denise James, Office of Capital Facilities/Fairfax County Public Schools

Karyn Moreland, Chief Capital Projects Sections, Dept. of Transportation



At a regular meeting of the Board of Supervisors of Fairfax County, Virginia, held in the
Board Auditorium in the Government Center at Fairfax, Virginia, on the 25th day of September,
2012, the following ordinance was adopted.

AN ORDINANCE AMENDING THE ZONING ORDINANCE
PROFFERED CONDITION AMENDMENT PCA 92-P-001-08
(Concurrent with Rezoning Application RZ 2010-PR-021)

WHEREAS, Capital One Bank (USA) NA, filed in the proper form an application to
amend the proffers for RZ 92-P-001-08 hereinafter described, by amending conditions proffered
and accepted pursuant to Virginia Code Ann. 15.2-2303(a), and

WHEREAS, at a duly called public hearing the Planning Commission considered the
application and the propriety of amending the Zoning Ordinance in accordance therew1th and
thereafter did submit to this Board its recommendation, and

WHEREAS, this Board has today held a duly called public hearing and after due
consideration of the reports, recommendation, testimony and facts pertinent to the proposed
amendment, the Board is of the opinion that the Ordinance should be amended,

NOW, THEREFORE, BE IT ORDAINED, that that certain parcel of land situated in the
Providence District, and more particularly described as follows (see attached legal description):

Be, and hereby is further restricted by the amended conditions proffered and accepted pursuant to
Virginia Code Ann., 15.2-2303(a), which conditions are incorporated into the Zoning Ordinance
as it affects said parcel, and

BE IT FURTHER ENACTED, that the boundaries of the Zoning Map heretofore adopted
as a part of the Zoning Ordinance be, and they hereby are, amended in accordance with this
enactment, and that said zoning map shall annotate and incorporate by reference the additional
conditions governing said parcels.

GIVEN under my hand this 25th day of September, 2012.

Catherine A. Chianese
Clerk to the Board of Supervisors
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CAPITAL ONE PROFFERS
RZ 2010-PR-021
PCA 92-P-001-08

September 21, 2012

Pursuant to Section 15.2-2303 (A), Code of Virginia (1950, as amended) and Sect. 18-204 of the
Zoning Ordinance of Fairfax County (1978 ‘as amended), the property owner and applicant for
themselves and their successors-and/or assigns (collectrvely referred to as the “Appllcant ) in.
-thxs Rezonmg applrcatron (“RZ”) and Proffer Cond1t10n Amendment applrcatlon (“PCA”) proffer

g Maps as Tax. Map 29.4 ((5)) Parcel A2 (the “Property”) shall be in accordance with the

E "followmg conditions if, and only if, Rezonlng application RZ 2010-PR-021 and the companion

application” PCA 92-P-001-08 (collectively, the “Application”) are granted by the Board of
- ‘Supervisors.” In the event that the application is denied, these Proffers shall be unmedlately null
- and void and of no further force or effect on the Property

GENERAL -

1. Conceptual Development Plan.  The Property shall be developed in substantlal .
.conformance with the proffered elements of the Conceptual Developrnent Plan dated August 4,
2010; and revised through August 13, 2012, prepared by William H.- Gordon & Associates and
consrstlng of 34 sheets (the “CDP”). In addition to the specific Proffers contamed herein, the
proffered elements of the CDP shall be limited to the grid of streets general Jocation 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 elernents of the CDP may be
- adjusted or modlﬁed with approval of future Final Development Plans (“FDP”).in accordance

-~ with the- provisions set forth in’ Section 16 402 of the Farrfax County Lomng Ord1nance (the

: -“Ord1nance ) and these Proffers:

2. Mmor Modrf’ cations. Mlnor modifications to the Proffered Elements of the CDP may be
penmtted 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 Admlnlstrator :

3. Future Applications. Any portlon 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, Specxal Exception, -
Special Permit, Variance or other zoning action’ thhout the Jornder and/or consent of the owners

“of the other land- areas, prov1ded that such appllcatlon comphes ‘with Sectlon 18- 204 paragraph 5

of the Zon1n0 Ordinance. Prevrously approved proffered’ condltlons or. development conditions

applicable to. a partlcular 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 FDP and site plan, the portion or portions of the Property not subject to the FDP,

including the Existing Development may continue in operation as shown on Sheet 4 of the CDP.
The Applicant may also make minor modifications to the Existing D_evelopment as depicted on
Sheet 4 of the CDP, such as to permit changes to the Temporary Athletic Facilities and to
accommodate the future Jones Branch Connector improvements, subject to the approval of the
Zoning Admrmstrator Any use which is permitted in the PTC district and shown on an
approved FDP may also be permitted as an 1nter1m use subject to the Use Limitations in Section

6-505 of the Ordlnance

AL Interior Improvements. For those buildings or structures existing on the Property
as of the approval date of this Application, the Apphcant may secure building
permits for and make interior improvements to such buildings without trrggerrng
the requirement to reconstruct such buildings in conformance wrth the CDP. or

any approved FDP.

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 operaﬁon and will continue
to serve the Existing Development until ard unless an FDP and site plan are

approved showmg its removal.

5 Density Credit. In addition to the 26.21-acre Property, the Appllcant is utlllzmg
previously reserved density credit for land dedications totaling approximately 3.01 acres, as
illustrated by the building tabulations on Sheet 3 of the CDP.

6. Proposed Development. The development on the Property will supplément 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 Gross
Floor Area (“GFA”), which shall include a minimum of 800 dwelling units and up to 3, 182,153

square feet of GFA of office space.
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7. Phasing Plan.

The Proposed Development will occur in phases as further described

below (the “Phasing Plan™). The buildings, plazas, uses and other improvements shown on the
CDP shall be constructed in accordance with- the- ‘phasing outlined in Paragraphs A — E of this
Proffer and as more specifically described on Sheets 14 — 15 of the CDP." Each phase shall
include the ultimate streetscape dimensions and design as depicted on the CDP in order to

establish the important pedestrian elements identified in the Comprehensive Plan.

With the

submission of each FDP, the Phasing Plan will be updated to provide additional details;
mcludmg prov1d1ng existing structures and facilities, the anticipated order of future development,
the completion of the street grid, establxshment of streetscapes and pedestrian elements,
construction of parks, and updated interim conditions.

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

LI

Phase Summary GFA Range | Min./Max. Height | Prop. GFA | Max. Parking
Building 1 — Office 300,000 — 519,000 SF 150-281 feet 518,836 1,335
Building 1 — Retail “up to 8,500 SF --- © - 8,345 40
Building 2 — Hotel 50,000 — 81,500 SF 75-111 feet 81,388 135
! Building 2 — Retail up to 10,500 SF S - 8,249 28
Total for Phase up to 619,500 SF — 616,818 1,538
B. Hotel/Civic Plaza Phase (Block B).
Phase Summary GFA Range | Min./Max. Height | Prop. GFA | Max. Parking
Building 3 — Office 200,000 - 292,500 SF 150 — 225 feet 277,086 647
Building 3 — Civic up to 30,000 SF --- 30,000 30
Building 4 - | 200,000 -367,500 SF 150 - 293 feet 335,498 614
Hotel/Conference ' : R :
Building 4 — Retail up to 2,300 SF - 2,258 8
Building 5 — Office 300,000 — 396,500 SF 125 - 200 feet 376,690 878
Building 5 — Retail up to 10,350 SF --- 10,337 37
Total for Phase up to 1,099,150 SF -— 1,031,869 2,214
C. Re31dent1al Commons Phase (Block ).
Phase Summary GFA Range | Min./Max. Height | Prop. GFA | Max. Parking
Building 6 — Residential <| 300,000 — 518,000 SF 150 — 221 feet 492,069 498
Building 6 — Retail up to 26,300 SF - 25,670 0
"| Building 7 — Residential | 200,000 — 274,800 SF 125 — 221 feet 251,509 254
Building 7 — Retail up to 5,000 SF | — 4,976 0
Building 8 — Residential | 200,000 — 386,900 SF | 125~ 231 feet 367,845 372
Building 8 — Retail up to 12,500 SF - 12,470 0|
Total for Phase up to 1,223,500 SF -— | 1,154,539 1,124




D. Metro Station Phase (Block D).

Phase Summary GFA Range | Min./Max. Height | Prop. GFA | Max. Parking
Building 9 — Residential 50,000 — 124,250 SF 75 =175 feet 118,185 236
Building 9 — Retail up to 3,850 SF - 3,829 19
Building 10 — Office 400,000 — 484,000 SF 200 — 305 feet 459,623 742
Building 10 — Retail up to 28,100 SF ' — 28,092 142
- Total for Phase up to 640,200 SF -—- 609,729 1,139
E. Financial Office Phase (Block E).
Phase Summary GFA Range | Min./Max. Height | Prop. GFA | Max. Parking
Building 11 — Office 200,000 — 329,850 SF 150 -- 266 feet 313,818 296
Building 11 — Retail up to 6,650 SF - 6,650 11
Building 12 — Office 400,000 — 786,000 SF 300 — 395 feet 732,100 1,344 |
Total for Phase up to 1,122,500 SF : -—- | 1,052,568 1,651
8. Final Development Plans. FDPs for individual building sites or phases shall establish the

minimum and maximum GFA for each building that is constructed within the limits of the

Phasing Plan set forth in Proffer 7 above.

In addition, the following information shall be

provided on each FDP, for review and approval of the Planning Commission:

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

Concurrent with the submission of an FDP for any portion of
the Proposed Development that includes Buildings 10, 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).

Until the Public Facility as set forth in Proffer 13 has been
constructed, each FDP shall contain proposed phasing mformatlon for the Public

A. Tabulations.
Property.

B. Building Heights.

C. Public Facility.
Facility.

D. Architecture.

The specific architectural design information as described in
Proffer 15. In addition, architectural design elevations shall be presented for the
buildings proposed to be constructed with each FDP for the purpose of illustrating
the general character of building massing, scale, fagade articulation, general
building envelope and fenestration treatment, materiality and material quality of
the proposed FDP development, as well as the porosity, materiality, and entry
locations at the ground floor of each building. Other details of building design

4



(such as specific material or color selections, fenestration detarls etc.) are subject-
to change in final architectural and site plans.

Burld 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

Conceptual Utility Plans. - The Conceptual ‘Utility - Plans’ more specrﬁcally

' “described in Proffer 18, 1nclud1ng any anticipated conflict points between utility

easements and proposed street trees and how these conﬂrcts are! proposed to be
resolved prior to site plan approval : :

G - L ghtrng Specrﬁc streetscape lrghts per Proffer 20

o ’Norse Attenuation. A Noise Study and any proposed norse atten_ua_t_ron measures,
as descrrbed in Proffer 23 -

:'_'_.Surface Paralle] Parl(mu' Spaces The final number and. location o‘f. on-street
© parallel parking spaces to’ be constructed wrthrn the applrcable FDP area, in

accordance with Proffer 26

- Landscape Plan A revrsed Landscape Plan as descrrbed n Proffer 28.

: Streetscap The detarls and any- adjustments to’ the streetscapes as descrlbed in
Proffer 29, iricluding information regarding sight d1stance lrnes at all intersections
and entrances 1ncluded wrthrn the FDP. R :

Intenrn Condrtrons and Standards. Thé ‘Applicant . shall - provide detailed
- information on the proposed 1nter1m condrtrons and standards as “described in
- Proffer 30. : SRR

Stormwater Manauernent A detarled stormwater management plan as descrrbed'
in Proffer 31. ' .

Riirht of-Way Dedications. Any reﬁnements to the rrght of way dedrcatrons
' "descnbed in Proffers 35 and 36 e : o

' Securrty A revrsed securrty p]an as descrrbed in. Proffer 36(E) As part of the
' security plans, the Applicant shall also provide a diagram with detailed locatrons
- of"; any bollards and securrty gates 1nclud1ng precedent 1mages for each feature

_ Brcycle Parkrng Specrﬁc locatrons for, and the number of brcycle facrlrtles to be
_provrded as descrrbed in Proffer 43. - S e

_ Publrclv 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. For the Metro Station Phase, the Residential Commons
Phase and the Hotel/Civic Plaza Phase; the Applrcant shall also submit detailed




plans with proposed amenities and programmatic elements for the parks and
recreational facilities associated with those respective phases.

Sustainable Energy Practices. The sustainable energy practices described in
Proffer 52.

Sioht Distance Lines. Sight distance lines shall be shown for all affected

driveway entrances and signs, as necessary.

Bus Shelters. Details on any proposed bus shelter locations and designs per
Proffer 45. ' o .

Functional Analysis. A transportation analysis that evaluates the intersections
being constructed or modified as part of each FDP. The analysis will evaluate
build out year conditions to determine the forecasted operational characteristics of

the intersections.

Capital One Drive Pa'rkinU and Loading. With the submission of an FDP for the
Residential Commons Phase, the Applicant shall submit a detailed functional
analysis for the parking and loading entrances associated with Building 7.

Old Meadow Road Median. With the. submission of an FDP for either the
Financial Office Phase or the Metro Station Phase, the Applicant shall propose to
construct a median on Old Meadow Road between the intersections of Dolley
Madison Boulevard and Old Sprmghouse Road, subject to approval by VDOT
and the Fire Marshal.

Workforce Dwelling Units. With the submission of any FDP that contains
residential development, the Applicant shall provide details on the expected
phasing for the construction of the required workforce dwelling units set forth in
Proffer 58.

Owners’ Associations.

A.

Umbrella QOwners’ 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 (“TDM™)
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
homéowners’  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 (mcluding budgets prov1ded 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 prlor to executmg a contract

- of sale - = -

- D. - UOA TDM Obligations. - All residents; tenarts, owners;.ernpl_oye_rs 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 funding obligations
for the TDM program prior to executing a contract of sale- and all such obligations
shall be 1ncluded in UOA and HOA/COA documents '

E. UOA Expansron Nothmg in this Proffer shall be construed to prohibit expansion
of the UOA to 1nclude neighboring properties at the sole election of the UOA.

10. Mix of Uses The Property shall. consist of a mix of resrdential ofﬁce retail, public
facility, service and hotel uses as descnbed in the CDP 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"
Zoning Ordinance or pr offered use limitations as demonstrated on-an approved FDP or FDPA.

Additional special exception and/or- spec1al permit uses:may be permitfed without a Proffer
Condition - Amendment, provided they are in substantial conformance w1th the Proffered
Elements’ and these Proffers '

11. Retail Activated Space. Subject to FDP approval within the areas shown on the CDP
that are permitted for retail and personal service uses, there will be a minimum of 100,000 square
feet of GFA dedicated to uses that create activated and animated first-floor storefronts (“Retail
Activated Space”). Of the required Retail Activated: Space; at least 50,000 square feet of GFA
will be established with Retail Activated Space prior to or with the final Non-RUP for the sixth
new building constructed on the Property. For the purposes of the Proposed Development, Retail
Activatéd Space shall include but not be limited to retail and personal service establishments,
restaurants, banks 'and'ﬁnancial serVices pr'ofessio'nal servi(ies' legal services medical and dental

outlined n Proffer 13) and health clubs. Uses not spec1fcally enumerated in or envisioned by
this Proffer may be’ established piov1ded the Zoning Administrator determmes the use is in
substantial conformanice with this Proffer . -

12. Metrorail Tax District Buvout 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 by the Fairfax County Planning Commission, in accordance
with Proffer 13(J) below) and shall be accessible through a separate entrance with ADA
accessibility. '

A. Design and Scope. The Applicant shall design the Public Facility so that it may
include, among other things, a gymnasium of approximately 9,000 square feet,
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 then in effect (the

- “Guidelines™), as further described below, 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.

The Public Facility shall be located reither entirely on the. first floor or on both the
first and secoud floors of the building in which it is located.

B. Total Construction Cost.. As further described herein, the total construction cost -
to the Applicant of the Public Facility shall not exceed the sum of $5,420,000.00,
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 the notice to proceed to the construction contractor
(the “Total Construction Cost”).

The TOtal:Cons_truction Cos_,t shall consist of (a) construction costs unique to the
Public Facility- (“County Hard Costs”) as described in subsection (B)(i) below,
and (b) a portion of costs not unique to the Public Facility but attributable to the
design of the building itself, as described in subsection (B)(1i), be ow (“County -
Soft Costs™).



At or promptly after the Initial Meeting (as defined in subsection C, below), and
in any event before the Applicant’s submission of Schematic Design drawings to
the County, the Applicant and County shall reasonably agree as to which costs are
County Hard Costs, County Soft Costs, or Applicant Costs (as defined in
subsection (B)(ii1) below).

i

S

1.

For County Hard Costs, the Applicant shall iriclude only the costs of a
complete interior build-out for the Public Facility, including ceilings,
lighting, plumbing, separate heating and cooling (HVAC), painted interior
walls, electrical outlets, elevators, restrooms, and all finishes, to include
gymnasium ﬂoor any- required bleachers; and basketball hoops. The
Apphcant shall not prov1de loose ﬁxtures fumrshmgs or equipment
except for.those: specified in this Proffer. " No portion of the core building

or site shall be included as County Hard Costs, unless spec1ﬁcally stated in

these Proffers ‘The budget submlssmns requlred in subsection (C) shall

‘provide a detar_led__sum_mary_ of the _1nte_rlor build-out of the Public Facility.

County. Soft Costs shall .consis_t of (a) the fee for the design consultants for

the: Public’ Fécility (interior build-out) as further defined below (b)

-building perr'nit and inspection fees' and (e) cost estimating fees.

For’ County Soft Costs, the Applrcant shall include in the Total
Constructron Cost the’ pro tata:share of the expense attributable to the

. Public Fa0111ty, as measured by the fraction of the actual square footage of

the Public Facrhty as finally designed (1ncludmg ancillary space used
solely for the' Public ‘Facility, such as space for separate emergency
generators stormwater management vaults, or ventilation systems),
divided by the actual square feet of the entire building as indicated on the

final permltted bu1ld1n0 plans

'Notwrthstandmg anythmg herem to the contrary, no more than $500 000

(as' adjusted on an -annual basis by theé: Marshall & Swift Building Cost
Index beginning two.years from the date of approval of the Application to
the date that a Non-RUP is. 1ssued for the Public Facility) of County Soft
Costs — mcludmg ‘costs pertaining -to architect(s); MEP, civil, and
structural engmeers other consultants; and construction administration
services — shall count’ toward the Total ‘Construction Cost; such excess
design costs shall remain at Applicant’s expense. This limitation shall not

- apply to changes to the approved de51gn ‘and/or. scope- of the Public
Facility after the 35% Desron Development stage that are requested by the

County

Total Co_n_struction'Cost' of the Public Facility shall not include any costs
other than County-Hard Costs and County. Soft Costs; the Applicant shall
bear all other costs of designing and constructing the building (“Applicant
Costs™), including, without limitation: " clearing and grading; earthwork;
SWM/BMP; costs to extend utilities 1o the building (new and relocated);
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costs associated with site-specific LID facilities; landscaping and
hardscaping; Applicant’s overhead, administrative; financing, legal, and/or
zoning costs; costs for easement acquisition, preparation and recordation;
site permit and inspection fees and Special Inspection Program
inspections; any portion of costs reasonably agreed (i) to be unique to the
remainder’ of the building or private development, (ii) to relate 1o site
preparation, and/or (iii) to be a cost that Applicant would have incurred in
designing and constructing the building.

Parking.

i.  Dedicated Parking Spaces.- The Applicant will allocate a minimum of
thirty-five' (35) dedicated parking spaces for the Public Facility, within the
same structure as the Public Facility (the “Dedicated Parking Spaces”).
The Dedicated Parkmg Spaces shall be at no cost to the County and no
costs related thereto shall be included in the Total Construction Costs.
Additional dedicated parking spaces may be made available to the County
at the Applicant’s discretion, at the then-market price. The County may
elect whether to include any additional parking spaces purchased in the
Total Construction Cost or to instead reimburse the Applicant for the cost
of the additional spaces.

ii.  Unreserved Parking Spaces. The Applicant shall further maintain at least
fifty-five (55) parking spaces as unreserved spaces available to users of
the Public Facility, other users of the building, and, at the election of the
Applicant, the general public on a first-come, first-served basis.
Unreserved parking spaces may be located within the parkmg decks or
along streets associated with the Proposed Development, but should be
proximate to, and provide easy access to, the Public Facility. The
unreserved parking spaces may include up to ten (10) parking spaces
certified for handicapped parking under the Americans with Disabilities
Act. The Applicant shall charge the same parking fee for users of the
Public Facility as for other users of these unreserved spaces. Such
unreserved spaces shall not contribute in any way to the Total
Construction Cost.

Design and Review Process. ‘The Applicant shall coordinate preparation of the
design of and budget for the Public Facility, together with the design of the
Dedicated Parking Spaces, with the Building Design Branch of DPWES (“BDB”)
and other applicable agencies of Fairfax County, with-BDB as the point of contact
with responsibility for coordinating with other County agencies. Prior to such
preparation of design and budget, the Applicant shall hold a pre-design
conference with BDB (the “Initial Meeting”) to discuss scope and design
parameters for the Public Facility and the Dedicated Parking Spaces, to set a -
reasonable schedule and process for review and comment on the submission sets
of drawings and budget (which schedule will provide the County no less than two
(2) weeks to review CDP, FDP, Schematic Design and Design Development

10



documents, and no less than three (3) weeks to review 80% and 100%
Construction Documents), and to reasonably agree, as described in subsection
(B)(ii) above and in accordance with this Proffer 13, as to the allocation of costs
into County Hard Costs, Applicant Costs, and: County Soft Costs categories. The
Applicant: shall submit -design and-budget documents to BDB:for County review
and approval consistent with the Guidelines and the provisions of this Proffer at
the following points: Concéptual Dévelopment: Plan, Final Development Plan,
Schematic : Design * (15%); Design Deve10pmentm(35%) 80% . Construction
Documents, and 100% Construction. Documents The Applicant shall address and
incorporate all County review comments at each desrgn phase, and shall prov1de a
- statement of probable construction cost prepared in accordance with. this Proffer
13-and by a mutually agreed upon 1ndependent professronal constructlon _cost

- estimator at each desrgn phase. The Apphcant shall respond to- all County plan :

"-ZreVIew comments in ‘writing, and shall incorporate such comments in the next .

:desrgn phase plan. submlssmn 'Following Fairfax County approval of the 100%
: E:Constructlon Documents, no’ further design changes shall be made to the Public

~Facility or the’ Dedlcated Parkmg Spaces except as may be requrred to adJust the
.~ scope of. the Pubhc Fac111ty as provrded in subsectlon (E)(l) below or as a change .

order, at County expense : :

‘Construct1on Brds Once the 100% Constructron Documents and budget for. the

Pubhc Facrhty have: been approved by BDB, the Applicant shall ‘then obtain . a

- minimum -of three (3) construction bids for the approved design of the Pubhc' :

' Facrhty to ensure recerpt ofa compet1t1ve bid that is w1th1n the Total Constructlon
Cost 11m1t of $5 420, 000 as adjusted -

'Apphcant s constructlon contract shall

'3' Carry bullder S rlsk insurance and, if the County elects to _provide

- additional -funding pursuant to subsection (E)(ii) below; require the -
" contractor to carry commercial property insurance in-a commercially -
~ reasonable amount and to name the “Board of Supervrsors of Fairfax -
- County, Vlrgl_nra as_ loss payee for-any losses pertaining to the Public
_':Faclhty, _ I T '

e : Requlre the contractor to prov1de payment and performance bonds, '
~-each for the entire contract sum and -naming the “Board of Supervrsors
' of Falrfax County, _Vlrgmla as an obhgee on such bond '

. Perrmt the County, in 1ts proprletary capaclty, _wrth the ablhty to
_mspect the Pubhc Facility ‘and- ‘Dedicated Parkmg Spaces during’
'constructron upon reasonable notrce '

* Inclu_d_e,wa_r_rantles from. th_e contract_Or as set forth in sections 4.6.1,
9.3.3, and 13.2 of the Fairfax. County form General Conditions, such
sections attached hereto as Exhibit A, as may be amended by mutual



agreement between the Applicant and the Office of the County
Attormey; and '

e Include section 9.8 (including . all- subsections) of such General
Conditions, also attached at Exhibit A, as may be amended by mutual
agreement between the Applicant and the Office of the County
Attorney, including County inspection rights on substantial completion

~of the Public Fac111ty, one-year post—completlon guarantee, and
_ guarantee bond.

'_Fol]owmg rece1pt of the constructlon b1ds the Apphcant shall meet w1th the
County to review the constructlon bids and thereafter prov1de the County the

_ 5opportun1ty to. verify the construction bids through an independent source. If the
~estimated Total Construction Cost exceeds $5,420, 000 (as adjusted) at any design
phase; or if-the Apphcant cannot obtain a construction bid for the approved design

resulting in a Total Construction Cost within the Applicant’s $5,420,000.00 limit
(as adjusted) then the Applicant shall consent to one of the followmg remedles at
the County’s sole elecnon :

i.'

.

111.

' Adjust the scope of the project so that it can be bid w1th1n the

$5,420, 000.00 limit (as adjusted) wh1ch adjustment in scope shall not
requ1re aPCA; '

Accept addltlonal fundlng from the County as needed to fully fund the
Total Constructlon Cost for the Pubhc Fac111ty, in which case:

a. The estlmated amount of such add1tlonal fundlng to be contributed
by the County shall be determmed upon receipt and analysis of
construction bid and ninety percent (90%) of such amount shall be - -

“disbursed to the Applicant prior to the Applicant’s commencement
of construction on the Public Facility, with the remaining ten
percent (10%) disbursed upon receipt of the Non-RUP(s) for the
“Public Facility and Dedicated Parking Spaces; and '

b. Upon completion of construction, the 'App_lica_nt and the County
shall review the actual costs of construction of the building and
reasonably determine whether there are savings under the
construction contract (or other budget line items) that reduce the
need for additional- County funding (1e unused construction
contract contlngency) "

Reduire the App_li_cant to. construct the 30,000 square foot Public Facility
space as a cold dark shell (ie, without HVAC, lighting, or tenant
improvements of any sort, but 1nclud1ng utility connections), in which
case:
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-a. The Applicant shall also construct the thirty-five (35) Dedicated
Parkrng Spaces for use by the Pubhc Facility;

b The Apphcant shall prov1de temporary. generator hookups as
described in Proffer 13(K) and :

c. Prior to the issuance of the ﬁrst Non RUP for the building in which
“the. Public Facility shell 'is " constructed, the Applicant shall
contribute to the County the sum of $5,420,000, as adjusted (less
~all. applrcable County Soft Costs) : for" the . County s use in

: constructmg the interior of the Pubhc Facrhty :

v, 7 7 .:I_nilieu of any further des1gn and/or constructron requrrement for the Public
- Facility, the Applicant shall contribute to the County the sum of

: ::Bu11d1ng Cost Index from a date beglnmng two years from approval of
~ the Apphcatron to the date of the County’s election, less all permissible
. documented costs incurred by the Applicant 1 up to such time in furtherance
- of the design and construction of the Public Facility. In the event this
option is selected, the Applicant shall contribute the total amount due in a
- lump sum prior to the issuance of a Non RUP: for. Bu11d1ng 3, or other
. ~office bu11d1ng as selected by the County in accordance w1th Proffer 13(1).

" In the event the County does not select from the three remedles w1th1n 180 days
of formal notification that the bid exceeds the limits of the Total Construction

- Cost, the Apphcant may umlaterally select to proceed w1th the optlon deﬁned in-
'Proffer 13(E)(1n)

..__:"Contrngency Fund Once the Applicant has an acceptable constructlon bid in
. place as provrded ‘herein;, the Apphcant shall be responsrble for, in addition to the

o “Total Construction Cost, a project-level construction contlnoency ‘of $500,000.00

to cover, to the extent: of the contingency, change orders related only to design
~ document ambiguities, -érrors, omissions or unforeseen ¢onstruction conditions
‘that relate solely to: the Public Facility and could not have béen reasonably '
~foreseen . through the - due diligence of the contractor or ‘subconiractors

- »(“Contlngency Eligible Expenses”) Such- amblgurtres errors, omissions, and

“unforeseen conditions related to the bulldmg site and/or the remainder of the
:'bu1ld1ng for example, bad soils, environmental issues, etc — shall remain at the
Applicant’s cost and shall not result in an increase’in. the Total Construction Cost
of reduction in the above-referenced contingency fund. In no event:shall this
construction contingency fund be allocated to augment the approved design
- and/or budget of the Public. Facrhty Other than (1).the amounts, if any, owed by
the County pursuant to subsection (E)(n) above ) County Contlngency Ehglbl
“Expenses in excess of $500,000, as-adjusted, if any, and (3) the costs of any
change orders the County may reasonably_,request the County shall have no
responsibility for costs of designing or constructing the Public Facility.



Permitting and Construction. Following receipt of a construction bid producing a
Total Construction Cost within the $5,420,000 (as adjusted) 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 Facility based on design documents approved by the County pursuant to
Proffer 13(D) above and shall provide the County with a copy of such permit
submissions. Following approval of the necessary permits for the Public Facility,
the Applicant shall diligently proceed to construct the Public Facility as approved.

Conveyance. Following issuance of the Non-RUP for the Public Facility, the
Applicant shall convey the Public Facility via long-term lease, including the
Dedicated Parking Spaces, in a manner acceptable to Fairfax County.
- Notwithstanding anything to the contrary contained within this Proffer 13(H), the
‘parties may mutually agree to alter any of the terms of the conveyance of the
Public Facility as described herein without the need for a PCA.

i.  Lease Term. The Applicant shall (a) offer such lease with a term of fifty
" (50) years, with automatic renewal options for two (2) successive fifteen
(15) year terms thereafter; (b) the rent for such leasehold shall be nominal
(i.e., $10.00 annually); (c) the terms of the lease shall otherwise be
acceptable to the County in its reasonable discretion, provided (I) the
County- shall have no obligation to contribute to CAM payments. other
than regarding the Dedicated Parking Spaces and other elements that are
specific to the Public Facility, and (II) if a casualty event results in the
closure and/or full or partial destruction of the Public Facility and/or the
Dedicated Parking Spaces, the Applicant shall with reasonable promptness
reconstruct a cold, dark shell for the Public Facility and/or replacement
dedicated parking spaces, as applicable; (d) the Applicant shall provide the
County with a subordination and  non-disturbance agreement from its
lender(s) if applicable) in a form reasonably acceptable to the County; and
(e) the County may terminate the lease upon one (1) year’s advance
written notice. -

ii.  Use Restrictions. The Applicant may elect to include as a lease tern a
restriction which would, for a period of forty (40) years from lease
execution, prohibit the use of the Public Facility as a commercial (i.e.,
non-County user) office, retail use, fire station, permanent shelter, mental
health, or residential facility.

Location. While the Applicant and the County have tentatively identified
Building 3 as the preferred location for the Publi¢ Facility, the Applicant shall
construct the Public Facility within the first office building following the Capital
One Headquarters Expansion phase, unless the Director of DPZ, acting in
~ consultation with and upon direction from the Planning Commission, directs the
‘Applicant to postpone construction of the Public Facility until a subsequent office
building.
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Coordination with the. Electoral Board. In the event the Public Facility is ever
designated as a polling location by the Fairfax County Electoral Board or the
Virginia State Board of Elections, the Applicant shall work with the General
Registrar to provide a reasonable number of temporary parking spaces for
election-related activities.

Emergency Generator. The Applicant shall incorporate into the design of the
facility all necessary’design elements to accommodate a temporary emergency
generator that allows all the essential building functrons for a temporary public
shelter; mcludmg HVAC to operate for the Public Faclllty The design shall
‘include a location for .the -€meErgency. . _generator, hook-up port to connect the
emergency ‘generator to the: burldrng systems, and the 1nfrastructure and
"'equrpment requrred to allow transfer of the electrical power source from the
primary building power supply to the emetgency generator Further, in lieu of a
temporary emergency generator, the County may . specrfy a permanent emergency
" generator ‘during the design phase up to andthrough its review of:Design
Development (ie, 35%) documents; any- resultrng impact to the burldrng design by
“a temporary or permanent generator specrﬁcatlon -shall be included in the Total
Construction Cost.. Any such generator will comply w1th all UOA requirements
for - the placement and use of temporary power generatlon facilities. Any

: temporary generator shall also comply wrth the Farrfax County Norse Ordinance.

_ Redevelopment. The Applicant may elect at any time to- redevelop the building

“containing ‘the Public Facility, provided that (i) such redevelopment permits
reconstruction of the Public Facility within the same building and in accordance
with the provisions of this Proffer 13, (ii) if such redevelopment would require the
Public Facrlrty to’ close, the’ Appllcant must provrde the County (through the
" Director of Nelghborhood and Community’ Services, with a copy. to the County
Attomey) with at least twelve (12) months prior - wrrtten notice, and (iii) the
‘Applicant, at 1ts cost; shall locate suitable alternative space for a temporary Public
*'FaCIIlty As an alternatrve the Applrcant and the County may mutually agree to
permanently relocate the Public Facility to another bu1ld1ng within the Proposed
Development and w1thout the need fora PCA

E 'Vacatron by County Should the County choose at' any time to vacate the Public
-~ Facility and such space réverts to the Applicant’s control, the space may be
utrlrzed as Retarl Actrvated Space as defined in Proffer 11.

URBAN DESIGN GUIDELINES

"~ Capital One Desr,_,n Gurdelmes In order to prov1de for the implementation of Tysons

Comer Urban Design Guidelines and the concepts which furthe'r the design commitments
provided throughout these Proffers and in the CDP, the applicant has submitted The Capital One
Design Guidelines dated April 2012,- which are included by reference as Exhibit B. The CDP,
which includes eleinents 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
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Design Guidelines and the urban design components of the CDP as determined by the Zoning
Administrator, in consultation with OCR. In 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.

BUILDING ARCHITECTURE

15. Architecture.

A.  Materials and Design.* Buildings shall be designed with high quality architecture
and building materials. - The exterior bu1ld1ng 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 Zomng Admlmstrator to establish
consistency with the CDP and FDP. A minimum of ten 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.

B. Bird-Friendly Features. At the time of site plan submission for each building, the
Applicant shall study whether bird-friendly design stfategies 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
stratemes :

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 wal] along
this line, but modifications to either side of the Build-to Lines shall be permitted, provided such
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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 provrde appropriate building zones for such uses in keeping with the
Comprehensive Plan recommendat1ons

17. Building Heights. The m1n1mum and maximum heights of the proposed buildings shall
be in'substantial conformance with the building he1ghts 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. w1th the
building and shall not exceed 25 feet in helght for bu1ld1ngs that are 200 feet in height or less, or
35 feet for bu1ld1ngs that exceed 200 feet in helght ‘The Appllcant shall screen mechanical
equipment located on the rooftops of the proposed burldmgs from ground level v1ew usrng
opaque parapet walls and other screenlng walls, materlals or dev1ces -

18. Utlllty Locatrons The locatlons of underground utilities mcludmg, but not limited to, -
water, san1tary 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 -
: conﬂrct 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 CDP and includes general locations for all stormwater 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 FDP. approval to avoid: conﬂ1cts wrth street trees,
utilities and other site engmeermg cons1deratlons :

B. ‘Conceptual Utility Plans Conceptual utility plans (each a “Conceptual Utility - -
Plan”) overlaid on a landscape plan will be provided with each FDP submission
and will refine the general locations for- all utilities included in the: Conceptual
~Utility Master Plan, whrch shall be located in a. manner that minimizes conﬂrcts
with trees.” - : S o o

C. Conflicts. If there 1S no other option, ut1lrt1es 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 of DPWES (“UFMD”). -

D. Access Points. Mamtenance access points 10 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 FDP. I'or access points located in the walkway zone, a
removable panel or access manhole shall be employed utilizing similar paving
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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 facilities as part of the architecture of the
buildings; utilizing compatible colors, or employing telecommunications screening material and
flush-mounted antennas. - Telecommunlcatlons equipment may also be architecturally integrated
into the facades:of bu1ld1ngs where necessary to ensure on-street and/or open space coverage

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 bu1ld1ng 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 d1rectly visible.. One. of the options for streetscape lights: from the
Tysons Corner Urban Design Guidelines, or suitable alternatives as approved on an applicable
FDP, shall be selected and shall remain consistent throughout the Proposed Development. In the
event the specific selected streetscape lights are discontinued from production at any time in the
future, the Applicant may select an altemate optlon from the Tysons. Comer Urban Design

Gu1delmes

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 of Buildings 5, 7 and 8 (which are buildings
located closest to the existing Gates of McLean) and 1, 10, 11 and 12 (which are all buildings
located closest to the existing Regency and Encore Condominium buildings), the Applicant’s
general contractor will implement night and construction light mitigation measures such as
providing appropriate light/bulb shielding along the sides of these buildings that face Dolley
Madison Boulevard and/or the Jones Branch Connector. The Applicant will also explore
utilization of timers and/or motlon sensors during the construction of these buildings so that its
temporary construction llghtmg might be turned off or reduced in intensity during non-working
periods. In implementing this proffer, the Applicant and its contractors shall comply with all
governing federal, state and/or local health and safety requirements and standards, such as those
specific night lighting standards as may be required by Fairfax County, the U.S. Occupational
Safety and-Health Administration (“OSHA”), and Virginia- Occupational Safety and Health

(“VOSH”).

18



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 Comprehensrve Plan. In addition, the Applicant shall reduce éxterior noise to a
level of no more than 65 dBA. At the time of submission of each FDP the Apphcant shall
submit a noise study addressing the: bu1ldmgs 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 ftransit-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
condmons shown on the Site: ‘plan, -as opposed to existing- topOgraphy and conditions. ~-The
following information shall be included in each N01se Study: the affected bu1ld1ngs the affeéted
outdoor recreation areas, the affected residential units and hotel rooms, and the noise attenuatjon
measures to ensure that the affected 1ndoor and outdoor areas meet the applicable standards for
‘Noise Sensitive Uses in the Pohcy Plan in place for the Tysons Corner Urban Center. ‘Noise
attenuatlon measures to be used shall be 1ncluded in each FDP subm1ssron '

A copy of each applicable approved Norse Study shall be 1ncluded with the submrssron of the
buildirig plans for the construction of each burldmg 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 occupled 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 provrded The Apphcant shall not
obtain building pennlts until such’ trme as DPZ and DPWES have approved the apphcable Norse
Study and the n01se attenuatlon measures for each affected occupred space

24, Noise Attenuatlon Standards Each Noise Study shall be conducted: usrng the approved
standards for noise attenuation that are 1n place for the Tysons Corner Urban Center at the trme
of each apphcable FDP S : : C

19



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 FDP and shall be determmed at the time of site plan:approval -based on the
specific uses in each phase. The Applicant may apply to reduce or share parking among the uses
and buildings within the Proposed Development as part of the approval of each FDP or as part of
a separate parking reduction approved by the Board of Supervisors, 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 CDP, addltronal parking spaces may be provrded
to. the extent they can be accommodated without increasing the height or miass of the parking
- structures shown on the CDP.and refined as part of the FDP. Updated parking tabulations for the
- Property shall be provided with each FDP and site plan for the Property. Parking shall generally
be located in close proximity to the respective uses. At its sole option, the Applicant may elect
to charge for parking within some or all of the parkrng decks and on the portions of the street
network that are privately owned. : : :

The Applicant shall provide controlled access to parking garages and shall ensure that the control
equipment is capable of counting vehicles: entering and exiting all garages. The sale or lease
rates of individual parking spaces shall be “unbundled” from the sale or lease rates of individual
residential 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 CDP. The final
number and location of spaces shall be determined upon FDP approval for each phase of
development. The Applicant reserves the rrght 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 prov.ide signage as

pemitted 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 signage on the Property may remain in
place until and unless it is supplanted by a new CSP.

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
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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; and may
_incorporate appropnate technology to assist users in navigating the area. The
placement; of traffic control: srgnage ‘on public streets shall be coordinated with
VDOT

Cc o Offsite Srgnage - As part of any: future CSP, the App]rcant reserves the right to
© ‘seek approval for off site srgnage in accordance W1th Par 2 of Sect. 12-210 of the
Ordrnance : : : ¢
” LANDSCAPING AND STREETSCAPES
28. Conceptual Landscape Plan. Sheet 9 of the CDP includes a conceptual landscape plan
for the Property consrstlng of an overall plan and details. regardrng streetscapes, plazas, publicly
accessible park aréas mcludmg courtyards and private amenity areas (the:*“Conceptual Landscape _
Plan”).. As part of each FDP. submission, more detailed" landscape plans for each building phase
shall be provrded in general conforrnance with the Conceptual Landscape Plan, with adjustments
permitted so long as the quantrty and qualrty 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 submrssron 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 quant1ty and’ qualrty of plantrngs and landscaping materials
shown on the approved FDP, and shall 1nclude among other thrnos 1mgat10n 1nformatlon af

streets. These deta1]s shall 1nclude the compos1t10n of plantlng matenals methods for provrdlng '
suspended pavement over tree root zones to prevent so1l compactron and methods for ensurrng
the v1ab1hty of plantrngs on structures :

29. Streets‘c‘apes._ Stre‘etscapes__ shall ‘be installed throughout tli€ Property as conc_eptually
illustrated on Sheets 12-and 12A of the CDP. Streetscape elements shall include a landscaped
amenity panel located: 1mmed1ately behind the:face of curb, a clear pedestrian sidewalk adjacent
to the landscaped amen1ty panel; and a bu1]d1ng Zone, between the pedestrian sidewalk and the
face of the building that is desrgned 10 allow access to the. burldrng and/or addrtronal landscaping.
adjacent to residential uses, storefront browsmg, ‘outdoor drsplay, outdoor dining, and similar
uses adjacent to retail and service uses..” Streetscape elements may be- adjusted at the time of FDP
approval, provrded the qualrty and dimerisions of the streetscape are:in substantral conformance
with that shown on the CDP : L

A. - Street Trees Tree plantrng srtes 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
plantrng widths of 8 feet cannot be provrded structural cell technology, or other
measures . acceptabl -~ to UFMD, shall be used to satrsfy the following

specifi cations for all planting sites: :

21



1. A minimum of 4 feet open surface width and 16 square feet open surface
area for Category Il and Category IV trees, with the tree located in the
center of the open area; '

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

iii.  Soil volume for Category IIl and Category IV trees (as defined in Table
12.19 of the PFM) shall be 700 cubic feet per tree for smg]e 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. Minimum soil volumes of 700 cubic feet
will be achieved in areas of lower 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. Greater
soil volumes will be ‘provided in areas of lower pedestrian volume;

v, Soil spec1ﬁcat10ns in planting sites shall be prov1ded in the planting notes
to be mcluded 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’ elght
(8) feet 1 in helght at the time of planting;

vi. Tree zones may be installed with a fully automatic, drip irrigation system;
and : ' ' '
vii. It is expected that street trees will have to be planted within existing utility

easements; and the Appllcant shall replace any street trees that are
removed to facilitate repalrs of utllltles in these easements.

Non-Invasive Plant Materials. Invasive species, as defined by the Falrfax County
PFM, shall not be used on the Property.

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 Jocations 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 locatioris of street trees will alleviate sight
distance concerns. In the event VDOT does not approve the tree locations even
after the changes anticipated above, the Applicant shall be permitted to relocate
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‘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%
on the Property, the street tree(s) must be accommodated in another location on
the Property, as approved by DPZ in consultation with UFMD.

‘Streetscape Furnishings. Materials and.: Lighting. Unified and high quality
streetscape materlals shall be provided and may include, but not be limited to, unit
pavers, seat walls, tree space edging, hghtmg, traffic srgnal 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,
o ‘and in. other’ public realm opert spaces. Materials, furnishings, and lighting shall

~ be compatlble with the Cap1tal One Des1gn Guldelmes and the Tysons Comer

o 'Urban Design Guidelines. " *

'Mamtenance ‘The: Apphcant shall mamtaln in good repair and rep]ace in kind, as

~ needed; all pedestrlan realm “elements within the. Proposed Development, to

‘include any maintenance: requlre__d to maintain ADA compliance.” Elements to be
maintained within the pedestrian realm include all publicly-owned areas and all
privately-owned ' spaces” (with: ‘or . without public access easements) that are
'_:-between the ‘curb: and the: bulldmo “fagade’ (the “Pedestnan Realm”). " For any
~ publicly- owned pomons of the Pedestrlan Realm, the Applicant shall enter into

the appropriate: agreement, -in" a form approved by the Office of the County
~ Attorney, with the County (or other apphcable public entlty) to permit the
Applicant to perform such maintenance. The Applicant shall not be required to
repair or restore any elements of the Pedestnan Realm within publicly-owned
areas that are damaged by pubhc employees, contractors, or perrmttees that are
‘not acting under the direct authorlty of the Apphcant or the UOA. 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. . Mamtenance commttments within the Pedestrian Realm
shall mclude but are not hmtted to:.

i ‘ All plantlngs._includtng: ﬁ?CS;.Sh@bS, pe:rennials,eand'annuals;
3 n ' All associated irrigation elemen'tsi'
iii; All hard surfaces mcludmg but not lmnted to pavmg and retammg walls;
' 1v s All streetscape fumlshmgs 1nclud1ng benches and bike racks

. All lighting fixtures;
vi.  All special drainage features, such as Low Impact Development facilities;

Vil. Snow removal;



viil.  Trash recycling and litter removal;
1X. 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

Xi. All urban- park amenities in the development including horticultural care,
maintenance of all water features, irrigation, lighting, furnishings, paving,
and art, with the exceptlon of any urban park amemtles that are transferred
to FCPA.

'As determmed at the time of FDP approval, where the fi nal streetscape design
cannot be fully 1mplemented during certain phases of development the Applicant
shall provide interim streetscape improvements as d_e_scrlbed n Proffer 30.

_Ownership Portions of the Pedestrian Realm will be dedicated in fee simple to
- thé County of Fairfax (or equivalent government body or agency), as shown on
Sheets 12, 12A and 12B of the CDP, subject to the following conditions:

i ~ The County and/or VDOT will permit all stormwater and other facilities to
~ be constructed and mamtarned as shown on the CDP, subject to the
Apphcant accepting maintenance respon51b111t1es for said facilities;

i ~ The 'County and/or VDOT will permit the Applicant to continue using
secunty bollards that are constructed within streetscape areas and shown

on an approved FDP;

iii.. _The Applicant shall continue to maintain the Pedestrlan Realm facilities as
descnbed in this Proffer 29; and '

iv. Dedlcatlon of any portrons of the Pedestrian Realm intended to be
publicly-owned shall occur concurrently with dedication of the adjacent
roadway, as specified in Proffer 36.

. Public Access. For areas within the Pedestrian Realm that are privately owned,
the Applicant shall dedicate public access easements, in a form approved by the
Office of the County Attorney. In areas where a portion of the Pedestrian Realm
is within the public right-of-way, a publlc access easement shall be placed across
the privately-owned area identified as the building zone. In areas where the
Pedestrian Realm is entirely under private ownership, the public access easement
shall be for the area between the Build-to Line and the back of curb. All public
access easements shall be subject to the following conditions:

i. The Applicant may modify public access in the areas identified as building
zones on Sheet 5 of the CDP, to the extent that sidewalk dining and retail
browsing areas, and other related functions and facilities need to be
placed within those building zones; and
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ii. Public access easements shall not be required on certain private
streetscape areas as designated on an approved FDP.

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
on the Property. At the tinie of each' FDP approval, the Applicant shall identify the specific
proposed interim conditions. both within and outside the FDP-area ‘and ‘shall ensure such
conditions prov1de reasonable pedestrian connections, vehicular - c1rculatlon temporary
landscapmg and streetscapes, publrc park treatments and screenlng/treatment of exposed or
partlally complete above grade parkrng structures 3

- 4

_ If an - interim . condltron or phase 1ncludes partlal demolrtron of -an. exrstrng

structure, the FDP for- that. phase shall 1nclude all or.a portlon of the existing
structure, as apphcable ‘to ensure rev151ons to parkrng and on-site circulation for

i ik the ex1st1ng structure are. adequate

If 1nter1m 1mprovements not located wnhm the FDP area are contemplated with

o constructed ‘Such 1nter1m 1mprovements mclude but are not llmrted to interim

athletic” fields and ﬁeldhouses transportatron improvements, entrances to the

¥ iTysons East Metro Statlon relocated securrty gates and/or guardhouses

-;ilntenm cond1t1ons shall comply w1th the followrng general standards provrded
that the improvements are acceptable to Fairfax County VDOT -and all other
ut1l1ty companres as may be applrcable :

i. Constructron of mterlm 51dewalks a minimum of a five (5) feet in width
' and rnstallatron of interim street- lights along' the interim sidewalks, as
needed to ensure a safe convement pedestrran path to the Metro Statron

" L _."lnstallat1on of stréet trees w1th a mrnrmum size of e 1nch caliper,

approximately every 50 feet, to:the extent feasrble based on existing
~conditions and utility easements lntenm street tree planting shall not be
requlred to meet the nnnlmum plantrng w1dth/area standard for permanent
_ street treés; '

i - 'Provrslon of 1nter1m desrgns for publ1cly access_rble open spaces shall

include interim -landscaping, pedestrran pathways seatmg, sronage and
: recreanonal facrlrtres as determined at FDP om L

V. AProv1sron of penpheral and 1nterlor parkmg lot landscapmg 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;

\2 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
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levels above grade and shall be composed of an architecturally designed
system that may reflect basic architectural lines of the permanent facades,
and that shall partially 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
screening and the use of banners and/or temporary art works as a part of
the screening system may be ‘approved with FDP approval;

vi. Grading and seeding : of areas on the Property where existing
improvements are removed to accommodate a portion of the Proposed
Development, and are not scheduled to commence constriction within 12

months and

vii., Where approprrate provision of attractive temporary constructlon fencing,
which may include public art, sronage or wayfndrng elements. Signage
shall be - in keeping with ‘Article 12 of the Zoning Ordinance or -
alternatively in accordance with an approved Comprehensive Sign Plan.

D. The Applicant reserves the right to accommodate the necessary, interim grading
and construction requrred outside the limits of any approved FDP in order to
account . for temporary contractor  trailers, temporary construction parking,
temporary staging areas, material supplies, stockpiling and cut to fill earthwork.
Similar site adJustments to the limits of grading may also be necessary due to the
construction of the Jones Branch Connector (by others) The Applicant will
restore impacted areas upon completion of construction to ensure conformance
with the CDP and approved FDPs.

STORMWATER MANAGEMENT

31. Stormwater Managemeént. 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 receiving 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”) facrlltles (collectively, the “SWM Facilities”). "~ The specrﬁc SWM Facilities shall be
determined at the time of each FDP 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 any interim phase of the Proposed
Deve]opment

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.

26



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 storimwater management design credits for LEED. Additionally,
the first inch of rainfall for the Property shall be captured and reused to the extent practicable,
per the calculations on Sheet 20 of the CDP. Itis antrcrpated that compliance with the one-inch
" requirement will be determined by the retention credits for the stormwater control measures
shown on Sheet 20 of the CDP, subJect to DPWES approval

Plans shall make use of certarn LID techmques that w1ll a1d m runoff volume reductron and
provide green roof (mtensrve and/or extenswe) on approxrmately forty (40) percent of all rooftop
areas. Green roofs sha]l be 1nstalled in keepmg wrth PFM specrﬁcatlons The areas of rooftop
or Iess ‘than - one inchof rarnfall as currently proposed by the” Vrrgmla Department of
Conservation. and Recreatlon Other LID techmques may include, but shall not be limited to,

installation of: tree box ﬁlters infiltration, - -pervious hardscapes’ and/or streetscapes and
stormwater reuse for landscape 1mgatlon and mechamcal/plumbm g apphcatlons o - '

At the time of each FDP subm1ss1on the Apphcant shall provrde calculations showing the
proposed:volume reductlons and shall work cooperatlvely with DPWES and DPZ toensure that
the first inch of ramfall 1s: retarned or reused to the maxrmum extent practicable. '

' TRANSPORTATION o

32. TVSOHS Transportatlon Fund At the. time of Issuance ‘of the ﬁrst RUP or Non- RUP for
each new building on the; Property, a contrlbutlon shall be-made to the Tysons Road Fund in the
amount of $6.44" per square foot of net new- non-residential GFA or $1,000 per residential unit
for which the RUP or Non-RUP is requested ‘For the non- res_ld_e_ntl_a]__ GFA ‘associated with the
' Capital 'One Headquarters Expansi'on PhaSe ‘the amount of the Contribution shall be $4.07 per

"quahfymg off: site mtersectlon 1mprovements prov1ded pursuant to’ these Proffers.  This
contribution shall not apply to‘any. public-use facilities constructed on. the Property, including the
Public: Fac1hty descrrbed n Proffer 13.. ~ These payments may be made: earlier than required
pursuant to this Proffer . : :

33. Board Initiated Servrce Drstnct for Table 7 Improvements The Appliéant will support-
the creation of a Tysons-wide service district by the Board, on-its own initiative, for the sole
purpose of providing funds to Fairfax County for the private sector’s share of the costs of the
Table 7 transportation 1mprovements to serve the Tysons Comer-Urban Center.

34. Addltlonal Table. 7 Contrrb'utton. In addm_o_n to the Tysons Road Fund contribution
above, the Applicant shall contribute to the Tysons-wide Road Iinprovements Fund the sum of
$5.63 pér square foot for all new non-residential GFA in each new building, and $1,000 for each
residential unit constructed on the Property: The contribution associated with each building shall
be paid in a lump sum, based on thé actual GFA 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
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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.

Seventy-five percent (75%) of the value of property associated with the Jones Branch Dedication
described in Proffer 35, shall be first deducted from any contributions due to the Tysons-wide
Road Improvements Fund For the purposes of this Proffer, the value for the Jones Branch
Dedication shall be established at $98.00 per square foot of actual land dedicated.

35. The Jones Branch 'Connector Proiect. The Applicant has designed the Proposed
Development to accommodate FCDOT and VDOT plans for the future Jones Branch Connector
bridge project, which will 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 dedrcate 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 CDP, 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 Jones
Branch Connector, 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 1s shown on the Property prior to the issuance of a
RUP or Non-RUP for the first building constructed. as part of the Hotel/Civic
Plaza Phase. Notwithstanding and to clarify the relevant notes contained on
Sheets 5'and 7 of the CDP, as well as Note' 5 on Sheets 29 and 30 of the FDP, 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 as its Hotel/Civic
Plaza Phase, with the Secondary Access Road open to traffic prior to the issuance
of a RUP or Non-RUP for the first building constructed with that phase.: If,
despite the Applicant’s best efforts, VDOT does not permit construction of the
Secondary Access Road in its right-of-way, this proffer shall be extinguished.

B. Interim Gates of Mclean Access Road. In the event the Jones Branch Connector
is constructed prior to the Hotel/Civic Plaza Phase (and notwithstanding and to
clarify the relevant notes contained on Sheets 5 and 7 of the CDP, as well as Note
5 on Sheets 29 and 30 of the FDP), 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 approval by
FCDOT and VDOT, and 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.  Sheet 14A of the CDP shows 192 feet of separation
between the temporary connection and the Jones Branch Connector. The
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Applicant shall make all reasonable efforts to increase this distance to 200 feet,
but-shall not be required to move the temporary connection if doing so would
prevent construction of the 140-foot by 285-foot field shown on Sheet 14A of the
CDP.

Maintenance and . Snow Removal. If ‘permitted by VDOT or FCDOT, the
Applicant shall provide appropriate mamtenance 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 Apphcant shall enter into an appropriate agreement with VDOT or FCDOT to

.. provide such mamtenance and Snow removal to commonly accepted industry
_ :standards '

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 Springhousc Road. The internal grid shall also 1nclude the on-site
portion of the Gates of McLean Access Road. . : iy _

A
: ::Old Meadow Road, portions of Capital - One Drive and portions of Old

‘ _Sprmghousc ‘Road (the “Public Streets”) to a point- 1nclusrve of the landscape

- amenity panel and sidewalk as shown on Sheets 14 and 15 of the CDP. The

Public Streets and Streetscapes. . The Applicant shall dedicate right of-way for

Public Streets shall be designed and constructed- to be oenerally con51stent with ‘
the document entitled “Transportation Design Standards for Tysons Corner;” as

' __approved by the Board of Superv1sors on September 13,2011 (and including any

subsequent amendments) or to such standard as- may be approved on the FDP.

The Applicant shall work diligently w1th VDOT and thc County during the FDP~
and site plan approval processes to ensure that the improvements proposed. to the
Public Streets and the area of the landscapc amenity. panel/sidewalk can be
accepted into the VDOT system for maintenance. As niay 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/srdewalk at. the time of site plan approval wrth the
following except1ons : ,

i. If, at the time of site plan approval, it is determined that parkirig garages,
stormwater management facilities, utility vaults or other similar facilities
propoSed to be lOCated 'benea:th “or. within . the landscape amenity
panel/51dewalk prevent VDOT and/or the *County from' accepting  the
landscape amenity panel/s1dewalk as part of the public right-of-way, 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 a public sidewalk and
utility easement in‘a form acceptable to the County Attorney, over the area of
the amenity panel/srdewalk shall be granted to the County. This 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
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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.

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 Proffers.

Should:it be determined. following final street acceptancé 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 form
acceptablé 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 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 determineéd at the time of site plan.

Public 'Str"eet 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 13, 2011, as may be amended (the “MOA?”).

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 CDP; shall remain privately owned
and maintained, and shall be designed and constructed to be generally consistent
with the CDP. The Applicant shall maintain’ in- good repair and replace, as
needed, the paving and ‘other elements associated with the Private Sireets. The
Private Streets shall be constructed and maintained to the standards contained in
the PFM and shall be desjgned to be as consistent as possible with the Public
Streéts, subject to FDP approval and PFM requirements.
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D. Timing of Dedications: The Public Streets shall be dedicated consistent with the
phasing schedule on Sheets 14 and 15 of the CDP. 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 untll such time as the
right-of-way ' is accepted into public maintenance as outlined in this Proffer 36.
Thg Apphcant shall ‘not be required. to dedicate temporary public access .
easements. for any Private Streets that are within secure areas, as designated on an
approved FDP. Nothing in - th1s Proffer shall prévent the Applicant from °
constructing or. dedlcatrng any portion of ‘the Public Streets in advance of the

“required time shown'on the CDP, prov1ded the Public Street is shown onan
' approved FDP and subject to acceptance by VDOT or an equrvalent_ _go_vernment
agency. ~ - -

E.: Secur ty The Applrcant may be permrtted to mamtaln or relocate the secunty
~~ guardhouses and gates that are located on the Private Streets within the Property
‘as’ part of the Existing - Develop_ment _subject to an approved FDP clearly

- delineating the locations of these facilities. = The Applicant may also install

~ security, walls and bollards, subject to FDP approval. Minor modifications shall

~ be permitted to - these securlty fa0111t1es perrodrcally ‘to permit the- Appllcant to
:respond to new or drfferent securrty threats subject to approval by the: Zomng

- '::Admmlstrator

F. - Deﬂnition of “Construc't For the Ppurposes of th1s Proffer the term construct

' G i _Street ‘Names. The Apphcant res‘erves the r10ht to provrde dlfferent names for the
- streets. than shown on the CDP.

-~ H. Joih't Maintenance and Reciprocal Easeriient Agreements. Prior to or concurrent
' with the establishment of the UOA, the Apphcant shall prepare: and record
~reciprocal easeéments, joint mamtenance agreements or - other covenants to
' 'prov1de for the ongorng marntenance of the prrvate pomons of the mternal grid of

streets. e : : :

37. Traffic Signal The Applicant sha]] 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 ﬂnal 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 apphcable [f the
County, upon request of the Applicant or on its own initiative, détermines that. the signal
installation as proffered will be detrimental to traffic operations, the Zoning Administrator may
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(1) 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 a RUP or Non-RUP for the first building
associated with the relevant phase. The Zoning Administrator may elect to delay or waive this
improvement in the event VDOT withholds timely approval for. this 1mpr0vement despite .
“diligence on the part of the Applicant, or if there are construction delays despite the Applicant’s
~ best efforts :

39. 0Old Meadow Road Improvements.

A. Safety Improvements. Prior to FDP approval for any development phase that
includes Building 10 and/or Building 11, the Appllcant 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.

B.  Phasing. Notwithstanding Note 16 on Sheet 15A of the CDP, the Applicant will
realign and reconstruct Old Meadow Road as shown on Sheet-15A. In the event
the applicable waiver(s) are not approved to coustruct the improvements as
shown, the Applicant shall privately. maintain Old Meadow Road until Old

Springhouse Road is completed.

If this section of Old Meadow Road is constructed temporarlly as a private street,
the portion of the roadway located outside the secure area created by the Capital
One security gates will be subject to a public access easement. The 1oadway will
be designed -and constructed in. compliance .with the Transportation Design
Standards for Tysons Corner Urban Center, and the Applicant shall perform any
required upgrades to this section of roadway at the time of dedication to VDOT to
ensure 1t complies with such standards

4(. Coneestion 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 -



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, constructlon vehicle routes and procedures
for coordination ‘with- FCDOT -‘and/or VDOT concerning construction material
_dehvenes lane closures, and/or: other constriction related activities to minimize
-disturbance on the surroundlng road network :

-C. Each Congestlon Management Plan shall also require the Apphcant to coordlnate

its construction activities throughout construction with ‘(as applicable) VDOT,

3 FCDOT the Dulles Rall PI'OJeCt Entltles and the entrtles constructlng the HOT

,:(mcludrng, but not- lrmrted to, the Dulles Rall ‘the Capital Beltway and HOT

Lanes prO_]eCtS) and adjust the Applicant’s Congestion Management Plans
'accordrngly

D. Such Congestron Management Plans shall be prepared by a qualified professronal
‘and submitted for review and comment to the Providence District. Supervisor, the
Providence District Planning Commissioner, FCDOT and DPWES  upon
submission of the initial site plan for each phase. I[n addition, the Transportation
Coordinator shall coordinate any adjustments to the TDM Plan (as defined in
Proffer 41)) as necessary to address each Congestion:Management Plan.

TRANSPORTATION DEMAND MANA_GEMENT

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 C (the “TDM lmplementatlon
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 wrthout the need for a PCA.

The Applicant or any successor mcludmg the UOA, . shall remain obligated under- this Proffer
until such time as two consecutive. post stabrhzatron trip generatlon analyses. reveal that the
apphcable tnp reductlon objectives are being met (the “Apphcant Control Period”). For
purposes of this Proffer, stabilization shall be def'ned to. occur upon . the later of one year
followmg 1ssuance of the last 1mt1al RUP for a dwellmg umt to be constructed n the Proposed
80% of full occupancy of the f'nal non- resrdentral burldmg to be constructed in the Proposed
Development (“Stabrhzatron”)

If, subsequent to the approval of the Proposed'Development a Tysons wide. TDM entity is
established for the purpose of admmlstermg TDM programs in the Tysons Comer Urban Center,
then the Applicant, with approval from FCDOT and. Wlthout requiring a PCA, may join or



otherwise become associated with such entity and transfer all functions of this TDM program to
the new entity whereupon this Proffer shall be void and of no further force or effect.

A.

Objective. The objective of this TDM 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:

, 0to 1/8 Mile 1/8 to "4 Mile
Year from Station from Station
2010 — 2020 - _ 45% 35%
84 million SF of GFA (2030) 55% 45%
96 million SF of GFA (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 TDM penélty fund, as described'in Section 3.6 of the Implelﬁentation Plan, will

~ be posted by the Applicant to ensure continued efforts of the TDM Program to

meet the proffered goals (the “Penalty Fund™”). The TDM 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.

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

34



levels of occupancy or other outside factors. In the event that survey and traffic
count data conflict, traffic count data will be utilized to verify compliance with
the proffered trip reduction objectives.

The Applicant or the UOA, as applicable, will summarize the results of the TDM
Program annually on February 15" 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 15" 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.

If the applicable trip redtietion"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 remed1al 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 followmg rate for each buxldlng exceeding trip reduction

goals:

Exceeded Trip Goals Remedy

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 asseésed exceed the amount of funds
available in the Remedy Fund. :

If any building within the development achieves-its trip reduction goals for three

‘cousecutive years, Remedy Funds that were earmarked for that building and still

remaining after any previously assessed penalties shall be returned to the
Applicant in accordance with the table below. All remaining Remedy Funds shall
be released to the Applicant at the end of the Applicant Control Period:

Distance from Metro Station

- _ SN Cum. %

Square Feet ) ; BB : Remed
of GFA in 0 to 1/8 Mile 1/8.to 1/4 Mile 1/4 to 1/2 Mile [ Beyond 1/2 Mile. Fundy
Tysons T "] Returned

' Goal | Achieved | Goal | Achieved | Goal i Achieved | Goal | Achieved
Up to 45% 45% 35% 35% 30% 30% 25% 25% - 30%
65,000,000
Up to 45% ‘ 50% 35% 40% 30% 35% 25% 30% 50%




65,000,000
65,000,000 50% | 55% [ 40% | 4s% | 35% | 40% | 30% 35% 65%
84,000,000 55% | 60% | 45% | 50% | 40% Casw | 3w 40% 80%
90,000,000 58% | 63% | 48% | 53% | 43% | 48% | 38% | - 43% 90%
96,000,000 60% | 65% | S0% | 55% | 45% [ 50% | 40% 45% 100%
105;000,0'00 63% | 65% 53% "55'%_ Casw | sow | 43% 45% ©100%
113,000,000+ - | 65% | 65% | 55% 5s% 45% | S0% . | 45% 45% 100%

If after the second remedial evaluation cycle during the Applicant Control Period |
and upon Stabilization of the Proposed Dévelopment, 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 [tem I.

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

The Applicant shall provide a letter of credit from an accredited financial
institution for the sum of forty cents ($0.40) per net new square foot of
commercial GFA and thirty cents ($0.30) per net new square- foot of residential
GFA toward the Remedy Fund. A separate letter of credit shall be provided for
each new building upon issuance of the first RUP or Non-RUP for each building,
and shall provide funds equal to the actual amount of GFA included in the
building. The funds guaranteed with each letter of credit shall be continuously
available for the Remedy Fund until released in accordance with the terms of this
Proffer. The Applicant shall not contribute funds for the proposed Public Facility.

The Applicant shall provide a letter of credit from an accredited financial
institution for the sum of ten cents ($0.10) per net new square foot of commercial

GFA and five cents ($0.05) per net new square foot of residential GFA toward the

Penalty Fund. A separate letter of credit shall be provided for each new building
upon issuance of the first RUP or Non-RUP for each building, and shall provide
funds equal to the actual amount of GFA included in the building. The funds
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guaranteed with each letter of credit shall be contmuously available for the
Penalty Fund until released in accordance with the terms of this Proffer

J. The Applicant shall c0ntr1bute the sum of ten cents: ($0. 10) per square foot for
commercial space-and five cents ($0.05) pér square foot for residential space
toward the TMA Start- -up. Fund based on the “Proposed- GSF by Land Use”
shown on Sheet 3 of the CDP. The: Apphcant shall not contribute funds for the
'proposed Public F. acll1ty The Appl1cant shall contribute the funds at the time of

' :the first srte plan approval for the bulldmgs or phases shown below

| Capltal One Headquarters Expansron Phase (Bldg 1 and 2) $190,000
*+|. Third New Building g $96,100
Fourth New Building s ) o $96,100

- Notw1thstand1ng the above, the Apphcant shall make all TMA Start-up Fund
- contributions on or before the. 10 anniversary of the issuance of the first RUP or
- _' 'Non RUP for e P_roposed Development B g

- If the County does not establlsh a TMA within three (3) years of the time the ﬁrst '
contribution has been made; or if the TMA is not operat1onal within four (4) years
‘of the first contr1butlon all’ TMA Start up Funds shall be retumed to - the
-Apphcant IR T T !

.~ The Apphcant shall c0ntr1bute the sum of two cents ($O 02) per square foot for
commercial and res1dent1al space’ toward the Incentlve Fund. Funds wrll be
e ’allocated ona bu1ldmg “by- building basis upon issuance of the ﬁrst RUP or Non-
"RUP for each new office or residéntial building. All funds remaining in the
',';Incenuve Fund at the end of the Appllcant Control Per1od shall be returned to the

' ,Apphcant

42, - Intelhuent Transportanon Svstems To opt1mlze safe and efﬁc1ent travel in Tysons the .
Appl1cant shall ‘incorporate and maintain:a system. that prov1des pertinent traffic ‘and . transit
mformatron that allows users to make 1nforrned travel decls1ons Th1s mfomqatlon shall be.

convement for bu1ld1ng occupants and vrs1tors such as’ v1a computer cell phone momtors or
similar teclmology Such dev1ces shall prov1de but not “be l1mrted to, mformatron on the
following: ' ' ' :

A Trafﬁc conditi_ons;,' ro,ad hazards,'cons'truct_ion work zones, and road detours.

B Arrival times‘and"dela‘y‘s. on Metroral_l, _Tysons Circulator, and area bus routes.
_ C Real-trmeparkmgcondrtronsand gurdance to currenton—51tepark1ngvacanc1es
S i .

Bus stops pre-wired for real-time arrival/departures information.
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The Applicant shall work with FCDOT and/or the Tysons Partnershrp to identify sources and
facilitate electronrc transmittal of data. Furthermore, the- Applicant shall participate in efforts to
1mplement any future dynamic traffic management program for the Tysons area.

PEDESTRIAN AND BICYCLE IMPROVEMENTS

43, Bicvcle Facilities.

A Sforacre Facilities. The Applrcant shall provrde and maintain bicycle racks,
‘blcycle lockers, and bicycle storage areas throughout the Property, with the
locatrons and number of facrlmes to be detenmned at the time of FDP approval

facilities with FCDOT at the time of site plan submrssron for each building, and
may provide any necessary refinements to the number and/or location of the
facilities as approved by FCDOT and without the need for an FDPA. The total
number of storage spaces provided shall be consistent wrth the Fairfax County
Policy and Guidelines for Brcycle 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-modal 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 wrthm that phase

B. - Dedicated Bicycle Lanes. The Applicant shall provr_de ded1__cated bicycle lanes in

" the locations depicted on.the CDP. Prior to FDP approval for the relevant phases,

the ‘Applicant shall work with FCDOT determine whether any modifications are

required to-the brcycle lanes shown on Old Meadow Road, part1cularly on the

intersection approaches. Subject to FCDOT approval, the Applicant may agree to
modify these dedicated brcycle lanes without the need for a PCA.

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 1mprovement only requires -
alterations to the intersection striping, and does not require any alterations or improvements to -
the intersection geometry or the traffic: signals: Such crosswalks shall be installed prior to the
issuance of the first RUP or Non-RUP for the .first building following the Capital One
Headquarters Expansion Phase.

PUBLIC TRANSPORTATION

45. Bus Shelters If requested by Fairfax County, the Appllcant 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.
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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 Conmection. 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 Co'nne‘ction’_’)_ZShallg_be constructed as
generally- shown on Exhibit D of the Proffers. ~The design for the At-Grade
Connection shall be further refined 'in the site pIan for the Capital One
Headquarters ExpanSIOn Phase. The At-Grade Connection consists of additional

‘entry doors: on: the rear: side. of the. Tysons East. Metrorall Station; any required

utility extension and/or relocation: within the station, an associated concréte pad

(the “Tysons East Station Improvements ") and a pedestnan sidewalk on the

Property between the - ‘property line " and-: the exrstmg pavement for Old
Sprlnghouse Road (the “Capltal One Property Improvements”)

I.. 'Tvsons East Statlon Improvements If perrmtted by WMATA and/or the

o County, the Applicant shall design the Tysons East Station: Improvements

in substantial conformance with Exhibit D using a competitive bidding

process involving at- least three contractors:” WMATA ‘and/or the County

(as app]rcable) shall approve the ultimate. design' for the Tysons East

Station. Improvements. prior ‘to" constriction by the Applicant. If the

~ Applicant is not permitted to design and construct the Tysons East, Station

Improvements; the Applicant shall petition WMATA and/or the County to

design and construct the Tysons East Statlon Improvements 1n substantral
conformance w1th ExhibitD. .

ii. Cost Limitations. - If the Appllcant S competrtrve brddmg process or
‘WMATA'’s _estimates (as. appllcable) results in a cost for design and
construction ' of - the - Tysons ‘East “Station - Improvements that "exceeds
$300,000, the Appll_cant shall' notify DPZ in writing and, if requested,

- discuss potential’changes:in the scope or design details to reduce the costs
and/or determine whether Fairfax County is:willing to contribute the funds
necessary-to-complete the improvement, If no agreement can be reached

- with WMATA and- Farrfax County within six months: from the time DPZ

s, notified, the Applicant may elect'at any time’ after that date to contribute .
to Fairfax. County the sum of $300,000 in lieu of constructmg the Tysons
‘East Station Improvements upon written assurances that the contribution

- will be used only: for thé Tysons East Statlon Improvements descrlbed in
~ this Proffer

iii. Caprta] One Property Improvements. *The -Applicant shall construct the
Capital One Property Improvements simultaneously with the Tysons East
Station Improvements, and the Caprtal One Property Improvements shall
be available for use prior to the i issuance of_the first Non-RUP for the hotel
associated with the Capital. One Headquarters Expansion Phase. If the
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Tysons East Station Improvements are not constructed or if such
construction is delayed in accordance with the terms of this Proffer, the
Applicant may also delay construction of the Capital One Property
Improvements.

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 WMATA, Fairfax- County, or the Metropolitan Washington Airports
Authority (“MWAA”) 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 WMATA. The Applicant shall pursue the At-Grade Connection
in good faith. Nonetheless, if WMATA disapproves the Applicant’s plans for the
At-Grade Connection despite such good faith, the Applicant shall be released
from all responsibility for constructing the At-Grade Connection, as described in

this Proffer 46

D. Unavmdable 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 CDP, 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 Attormney 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 CDP and in accordance with the Capital One Design Guidelines, with
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more specific details provided at the time of FDP approval. Additional or substitute recreational
facilities to those listed below may be approved with the FDP provided such facilities result in an
equivalent or enhanced quality of recreational opportunities:

A.

- Capital . One HeadQUarters Expansion _Phase. An urban pocket park of

approximately 0.04:acres will be constructed between the existing conference
center and Burldmg 1 prior to the first RUP or Non-RUP for the final building
associated w1th thls phase as genera]ly shown on Sheet 28 of the CDP.

Hotel/va1c Plaza Phase Prlor to the issuance: of the ﬁrst RUP or Non-RUP for

Bulldmg 4, a civic plaza of approximately 0.50 acres will be constructed for the
space - adjacent to” Buildings 3,74, and. 5 ‘in the Hotel/Civic Plaza Phase, -as
generally. shown on. Sheet 25. of-the CDP. . Addltlonal phasrng details will be
provided on the FDP for th1s phase ;

-1 Traffic- leltatlons " The crvrc plaza shall remain. closed to motorized

vehicular traffic, except that emergency ‘and maintenance vehicles shall be
permrtted limited: access. through- removable barriers or some other mieans
of access for emergency and maintenance operations.

Residential Commons P_hase.

i.  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. Addltlonal phas1ng details will be provided on the FDP for this
phase.

1. 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 0.29 -acres - using ‘primarily softscape features,
including shade trees. The features and treatment of these pocket palks is
generally shown on.Sheet 28 of the CDP. “Additional phasmg details w1]l
be prov1ded on the FDP for thlS phase

Metro Statlon Phase Urban Park. - Prior to the i issuance of the-first RUP or Non-

RUP for the final bu1ld1ng assocrated with this phase, the' Apphcant shall install a
park of approxrmately 1.50 acres for use as both an urban park and as a stream

valley park. . The park shall comblne 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 CDP Addltronal phasrng detarls will be provided on
the FDP for this phase '
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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 a total of approximately 0.54 acres, and shall be located between the
two office buildings associated with this phase. The features and treatment of
pocket parks is generally shown on Sheet 28 of the CDP. Additional phasing
details will be provided on the FDP for this phase.

48.  Private Amenities and Recreational Facilities for Residential Uses. The Applicant shall
provide on-site recreational facilities 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 facrlmes serving Tysons Corner. . :

At the time of each FDP submission, the Apphcant shall propose spec1ﬁc 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 bulldmg/bmldmgs Amemt1es 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 Jandscaping, 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 FDP. ‘

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

C. Interior fitness center, a minimum of 1,000 square feet in size, funished with
exercise equipment such as stationary bicycles, treadmills, weight machines, free
welghts; and other equrpment but not necessar1ly staffed

D. A club room and/or entertainment center for res1dent gathermgs

49.  Fitness Facﬂltres The Appllcant shall prov1de fitness facﬂ1t1es 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 GFA. 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 FDP approval, or as subsequently determined by the Zoning
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Administrator) as part of the private recreational amenities for residents. Should
this optlon be implemented, the cost to build the sport courts may be counted
toward the minimum recreational expenditures described in Proffer 48.

50.  On-site Recreatlonal Field. Prior to issuance of the first RUP: for the Jast building in the

Residential Commons Phase, the: Applicant shall provide a synthetic turf recreational field (the
“Recreational Field”) as ‘shown w1th1n the Common Green on Sheet 26 of the CDP. Additional
phasmo details: will be’ prov1ded ‘with. the FDP for the Residential Commons Phase. The
Recreatlonal Field shall be prov1ded subject to’ the followmu condltlons '

A

Li ghtrng The Apphcant shall prov1de hghts for the Recreatlonal Fleld and shall

~ ensure the lights are available. until at least 10:00 pm nightly. At-its sole option,

. the Apphcant may employ electronic dev1ces de51gned to reduce or eliminate the
3-'311ghts during times when the field is not in use. : :

o :'Scheduhng The Appllcant shall permlt Falrfax County to- schedule use of the
" Recreational Field. The Recreational Field will be available for scheduled use by

- “the general public 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 (the “Public Scheduling:Hours”). During all other times, scheduled -

.use of the Recreational Field shall only be for residents or members of the UOA.

“Nothing in this  Proffer “shall ‘be construed . to:limit public- access to the-
- _Recreational Field during tlmes when it has not been scheduled through the

- process described herem : SRR : '

Applicant’s Scheduling. Prlor to each scheduhng season, the Applicant may

“withhold up to a maximum of 15% of the Public Scheduhng Hours for use by

members of the UOA.” Such reservation shall be made in accordance with the
Falrfax County Flelds Allocatlon Pohcy '

Mamtenance The Apphcant shall be responsrble for maintenance and typical life

cycle replacement costs:for-all elements of the- Recreatronal Field. Public access

to the Recreational Fleld ‘may be limited - for-a- reasonable duratron during

_mamtenance and/or rep]acement of fac111t1es

- Parking. “The Applicant shall ensure that all users: of the Recreatlonal Fleld are
-able to utlhze parkrng fac111t1es on the Property, as. necessary :

Fleld Markmos Recreatlonal Field users shall be permltted to utilize temporary

.marking and/or strlprng equipment . 1nclud1ng but not limited to temporary paint,

. Additional details w1ll be estabhshed in the written
agreement in Proffer SO(G) below :

Agreement. Prror to the time: the Recreatlonal Freld 1S estabhshed the Applicant
and Fairfax County shall enter into an agreement consistent with this Proffer, to
formalize the details of s_c_heduhng, maintenance, and liability insurance.

GREEN BUILDING PRACTICES
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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 sh_all__mcl_ude 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 accredited professional shall
work with the team to incorporate LEED design elements into the project so that
each non-residential building 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 compliance with the
commitment to engage such a professional. :

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 bu1lding occupants and
that this manual, at a mininum:

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.

ii. - 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.

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

44



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: bu1ld1ng related. equrpment and the: structure, to include,
where- applrcable the HVAC system, water heatmg equipment,
water conservatron features sealants and caulks

v. Provldes contact 1nformat1on that burldmg occupants can use to obtain
further gurdance on each green burldlng component ‘ :

% -Pnor to issuance ofthe ﬁrst Non- RUP for: each ofﬁce bu11d1ng, or the final
RUP for each residential burldrng the’ Appllcant shall provide an electronic
copy of the manual.in- PDF format to. the Envrronment and Development
Rev1ew Branch of DPZ : :

~Green Burldrnc Escrow ‘Prior. to burldrng permrt approval the Applicant will
execute a separate agreement and post; for each building covered by this Proffer,
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 GFA (the-“Green
_ Burldmg Escrow”) The Green Bu1ld1ng Escrow, will be 1n addrtron to and
_separate from other: bond requirements and will be released upon demonstratron
of attainment of LEED: certificatior, by the USGBC 'under the applicable version
. of the LEED rating system or other 'LEED ratrng system determined, by the

USGBC, to be applicable to each burldmg The provision to the Envrronment 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 Revrew Branch of DPZ, the escrowed funds shall be released to
the Applrcant -

If the Applicant provides to the Environment and Developmient Review Branch of
- DPZ,: within- three (3). years of issuance of the final RUP or Non-RUP for the
bu11d1ng, documentation: demonstratrng that LEED certification for the building
‘has not-been attained but that the building has been determined by. thé USGBC to
fall within three (3) points of attainment of LEED certification, 50% of the Green
Building Escrow will be released to-the Applrcant the other 50% will be released
to theé County and will be posted to'a’ -fund-within the County budget supporting
: 1mplementat1on of County env1ronmental 1n1t1at1ves :

.If the Applicant fa1ls to- provrde w1th1n three (3) years of issuance of the final
- RUP ‘or Non-RUP -for the- building, - ‘documentation to the Environment and
Development Revrew Branch of DPZ demonstratmg attainment of LEED
certification - or  demonstrating, that the building has - fallen short of LEED
certification by more than three (3) points, the entrrety of the escrow for that
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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.

Waiver of Escrow. As an alternative to prov1d1ng 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 will
meet at least the minimum number of credits necessary to attain LEED Silver

certiﬁcation

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

ce*tification

' SUST_AINABLE AND SHARED ENERGY

52. Sustainable Eneroy Practices. To promote efficient, renewable and sustainable energy

practices, the Applicant shall provide the followmg information with each FDP submission:

A

Shared Energy. For any FDP 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 FDPs 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 encourage buildings to be

incorporated into a broader shared energy network in the future.
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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. Appllcant will consider the
_ prov1s1on 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 1nstallat10n of vehrcle chargmg statlons in the future but does not include

PUBLIC SCHOOLS CONTRIBUTIONS

D% Pubhc Schools Contrlbutlon Per the Residential Development Criteria Implementation
“Motion adopted by the Board of Supervrsors on September 9, 2002, and rev1sed July, 2006, the

Appllcant shall contribute $9,378 per expected student generated by each residential building
- (based on the assumed rate of puprl géneration approved by the Fairfax County School Board at

 the time of contribution) 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 burldmg on the Property, and shall be based on 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 applled to the publrc schools contnbutlon for future
phases of the Proposed Development ' S :

,54 Notxﬁcatlon of. Constructlon At the time of site plan submlssron for each resrdentlal
building or- buildings, the: App]lcant sha]l’ notlfy the facilities planning division of the Fairfax
County Public Schools (“FCPS”) of the" ‘approximate timing fot' construction of the resrdentral
units, and the number of resrdentlal units ant1c1pated 1n each. burldmg
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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. 10.1-560 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 Vlrglma 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 cr1ter1a (the “Momtormo Repons”) shall also be
included in the Stream Restoration Plan.’

Subject to written approval by the Providence District Supervmor the Apphcant may sahsfy 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 GFA 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 provxded pursuant to sald regulatlons
unless modified by the ADU Advisory Board.

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, 2010. Worktorce Dwelling Units
(“WDUs”) shall be provided such that the total number of ADUs, if any, plus the total number of
“WDUs results in not less 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 ADUs are provided in the development, both the ADUs and the.
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ADU bonus units shall be deducted from the total number of dwelling un1ts on which the WDU
calculation is based.

A.

WDU Specifications. The WDUs generated by each residential building on the

‘Property shall be provrded within said building. However the App11cant reserves

the right to consolidate the WDUs into one or more buildings w1th 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’ bu1ld1ngs The WDUs shall have a bedroom
mix similar to that provxded in the market rate units. . A minimum of ten percent
(10%) of the’ dwelling units designated'as ADUs and WDUs shall be designed and

- constructed. with Universal Design- features, as - -determined by the Applicant.

Addrtronally, in the event that parkrno spaces are assrgned to individual rnarket
rate dwelling ‘units, at least one (1) parking space shall be des1gnated for use by
each ADU and/or ‘WDU in the development - :

'Agreement “Notwithstanding the foregorng, should the Board’s polrcres related

to-WDUs in Tysons Corner be amended, the Applicant reserves:the right, at its
sole discretion, to opt in to the new polrcres ‘in whole or in part, ~without the need
for a PCA and,; if the Applicatit so.opts into any such niew 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 rrght to enter 1nto a separate blndrng 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
not 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 Farrfax County land records

‘Non-residential Affordable Housing Contribution: The Applrcant sha]l contribute

$3.00 for each square foot of non-residential ' space (excluding retail and space
reserved for public facilities as descrrbed in Proffer 13) built on the Property to
the Farrfax County Board of Supervrsors for the provrsron of affordable and/or

issuance of the ﬁrst Non RUP for each non resrdentral burldrng, and shall be

based on the actual gross ﬂoor area of non- resrdentral space constructed in each

bu11d1ng

WDU Archrtecture For any resrdentral burldrng where ‘WDUs are located the
exterior archrtecture for the bu11d1ng(s) containing - WDUs_shall” be of srmrlar
architectural qua]rty and complementary to the other residential buildings w1thrn
the Proposed Development, and shall comply wrth the Caprtal One Design
Guidelines referenced in Proffer 14.

49



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 35.

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 [1982-
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 descrlbed in Proffer 41 or the
STAD Assessment descrlbed 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 Jomder
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 appllcatlons applicable to a parttcular land bay that is not the subject of such a PCA, SE,
SP or FDPA shall otherw1se remain 1n full force and effect.

62. Successors and Ass 1808, These Proffers will bind and inure .to the benefit of the
Applicant and his successors and assigns. FEach reference to “Applicant” in this proffer
statement shall include within its meaning and shall be binding upon Applicant’s successor(s) in
interest and/or developer(s) of the 51te or any portlon of the site.

63.  Tysons Partnershlp. The Applicant and successors shall beconi_e a member in the Tysons
Partnership, or its residential equivalent.

64. Security. Upon request, the Applicant will share its security surveillance recordings with
Fairfax County law enforcement authorities. The Applicant will follow common channel
protocols for voice, wireless, and data surveillance. The Applicant reserves the right to withhold
information in the limited instances where its voluntary 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 all of which taken
together shall constitute but one and the same mstrument '

66. Apphcant’s Dillgence. Notwithstanding the foregoing, upon demonstration by the
Applicant that, despite diligent efforts or due to factors beyond the Applicant’s control, the
required transportation, publicly accessible park areas, athletic field improvements, or other
proffered 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 frames specified, the Zomng Administrator
may agree to a later date for completion of these 1mprovement(s)
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67.  Construction Briefings. All construction crews will be informed of those specific
proffered commitments that relate to their areas of responsibility. As necessary, the briefings
shall be translated for those employees who are not proficient in English.

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

By: &-ﬁ‘}zf;—

Name: Daniel RJy Mortensen
Title: Senior Vice President, Facilities Management/Real Estate




EXHIBIT A
Proffer 13: Fairfax County General Conditions 4Public Facility)




4.6 WARRANTY

4.6.1 The Contractor warrants to the Owner that all materials and equipment
furnished under this Contract will be new unless otherwise specified, and that
all workmanship will be of commercial grade quality, free from faults and
defects and in conformance with the Contract Documents and all other
warranties and guaranties specified therein. Where no standard is specified
for such workmanship or materials, they shalil be the best of their respective
kinds. All Work not conforming to these requirements, including products not
properly approved and authorized, may be considered defective.

If required by the Owner, the Contractor shall furnish satisfactory evidence as
to the kind and quality of materials and equipment. This warranty is not limited
by the provisions of Article 13.

EXHIBIT

D-18

531395 v3/RE



9.3
9.3.1

9.3.2

APPLICATION FOR PAYMENT

The Contractor shall submlt to the A/E four (4) originally executed itemized
day of each month de3|gnated in Article 6.of the Owner—Contractor
Agreement. The Application for Payment shall be notarized, indicate in
complete detail all labor and material incorporated in the Work during the
month pnorto submission; and supported by such data substantlatmg the
Contractor’s payment request as the Owner may require. The Contractor shall
also certlfy that due and payable amounts and bills have been pald by the
Contractor for work for which previous- Certlflcates of Payment were issued
and payments recerved from the Owner

Payment may be made for the vaIue of materlals Wthh are to be

~ incorporated into the finished Work; and which are delivered to and suitably

stored and protected on the Work site. The Contractor shall provide releases
or paid invoices from the Seller to establish, to the Owner’s satisfaction, that
the Owner has title to said material. Stored matenals shall be in addition to
the Work completed and shall be subject to the same retainage provisions as

“the completed Work. Material once paid for by the Owner becomes the |

property.of the Owner and may not be removed from the Work S|te without

: the Owner S wntten permission.

9.3.2.1

9.3.3

| Payments for off—S|te stored materials and equment will be made W|th
‘appropnate documentation provided by the’ Contractor le bl|| or sale

insurance certificates, pictures.

The Contractor warrants that title to all Work, materials and equipment
covered by an Appllcatlon for Payment will pass to the Owner either by
|ncorporat|on |nto the constructlon or upon the recelpt of payment by the

'lnterests _or encumb_rances _ herernaf_ter re_ferred to: as f'lren_s, a_nd that no

Work, materials or equipment covered by an Application for Payment will
have been acquired by the Contractor or by any other person performlng

- Work at the site.or furrishing materials and equment for.the Project, subject

9.3.4
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to an agreement under which an interest therein or an encumbrance thereon
is retained by the seller or otheanse |mposed by the Contractor or such other

'person

The Contractor ] Appllcatlon for Payment shall provide that the payment
request attests that all Work for-which the request is made has been
completed in full according to-the drawings, specifications and other terms of
the Contract Documents.. By submitting his Application for Payment, the
Contractor also represents- that he has no knowledge that any Subcontractor
or suppliers have not been fully and timely paid and that, insofar as.he knows,
the only outstanding items for payment with respect to the Contract are those
to be pald from the funds for which Application is being made.

D-50



9.8
9.8.1

9.8.2

the Contractor’'s reasonable costs of shut-down, delay and start-up, which
shall be effected by appropriate Change Order as provided herein.

SUBSTANTIAI__'COI\/IPLETION AND GUARANTEE BOND

Unless otherwise specified in Article 9.9, when the Contractor considers that
the Work, or a designated portion thereof which is acceptable to the Owner, is
substantially complete as defined in Article 8, the Contractor shall request in
writing that the A/E and the Owner perform a Substantial Completion
inspection. Prior to such inspection the Contractor shall complete to the
Owner’s satisfaction all Prerequisites to Substantial Completion as required in
the Contract Documents.

Th_e:Owher shall determine whether the project is substantially complete and
shall compile a punch list of items to be completed or corrected. The failure to

“include any items on such list does not aiter the res_ponsibility of the
. Contractor to complete all Work in accordance with the Contract Documents.

9.8.3

9.84

'When the Owner on the basis of his inspection determines that the Work or a

desxgnated portion thereof is substantlally complete, the A/E will then prepare
a Certificate of Substantial Completion which shall establish the Date of
Substantial Completion and shall state the respon3|b|l|t|es of the Owner and
the Contractor for security, maintenance, heat, utilities, damage to the Work
and insurance. The Certificate of Substantial Completion shall be_submltte_d to
the Owner and the Contractor for their written acceptance of the
responsibilities assigned to them in such Certificate. -

The Contractor shall have forty five (45) calendar days from the Date of
Substantlal Completion to complete all items on the punch list to the
satisfaction of the Owner. The Owner shall have the option to correct or
otherwise resolve any and all punch list items not completed by the.

. Contractor within forty five (45) calendar days from the Date of Substantial

9.8.5
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Completion by utilizing its own.forces or by. hiring others. The cost of such

“correction or resolution of remaining punch list items by the Owner or others

shall be deducted from the final payment to the Contractor.

Guarantees and warranties requlred by the Cohtra_ct Documents shall

commence on the Date of Substantial or Final Completion of the Work, or
designated portion thereof, unless otherwise provided in the Certificate of
Substantial or Final Completion, or the Contract Documents. Provided,
however, that if Contractor does not-.complete certain punch list items within
this time period, specified in 9.8.4, all warranties and guarantees for such
incomplete Punch List items shall become effective upon issuance of final

payment for the project.
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 9.85.1

The Contractor shall guarantee for a term of one (1). year from the. date of
Substantial and/or Final Completion, as approprlate (unless otherwise.
provided for in the Certificate(s) of Substantial or Final Completion or the
Contract Documents) (1) the. quallty and stablllty of all materials equipment
and Work; (2) all the Work agalnst defects in materials; equnpment or
workmanship; and (3)all shnnkage settlement or other faults of any kind
which are attributable to defective materials or workmanshrp The Contractor
~shall provide the' Owrier with a written extended warranty forany equipment,
system, system component, or any other component of the Work that.has not

-been shown to perform to. the reasonab|e satisfaction of the Owner and that
“has been the subject of repeated service caIIs durlng the one (1) year
~ guarantee term. Such éxtended warranty shall be for a minimum of one

hundred twenty calendar days (120) The Contractor shall remedy at hrs own

. ',.'expense when so notified in writing to do so by the Owner, and to the

satisfaction of the Owner, the Work or any part thereof that does not conform

| ~to any of the warranties and guaranties described in the Contract Documents.

9.85.3

The Contractor shall start repairs du'ring the guarantee'pertod within ten (10)
“working days after the receipt of notice from the Owner and if the. Contractor

_ :-._shall fail to start such repairs within the said ten- (10) worklng days the Owner
-may employ such other person or-persons as it may deem proper to make
- such.repairs and pay the expenses thereof out of any sum retained by it,
,prowded nothing herein contained shall limit the llabllrty of the Contractor or -
_'h|s surety to the Owner for non- performance of the. Contractor s obllgatrons at

E requrred for the operation of the facrlrty or for the safety of |ts occupants

9.8.6

o The issuance of the Certlﬁcate of Substantlal Completron does not lndrcate :

~final acceptance of the project by the Owner, and the Contractor is not

relieved of any responsibility for the project except as spec1fca|ly stated |n the

. Certlfcate of Substantial Completlon

:Upon Substantral Completlon of the Work, or desrgnated portlon thereof and

. upon application by the Contractor and certlfrcatlon by the A/E, the Owner
shall make payment, reflectlng adJustment in retalnage if any, for such Work
~oor portron thereof as provided |n the Contract Documents P

9.8.8

“Should the Owner determine that the Work or a desrgnated portron thereof is

" not substantlally cornplete, he shall provide the Contractor. a written notice
stating why the project or designated portion is not substantlally complete.

‘The Contractor shall expeditiously complete the Work and shall re-request in

| -_wntmg that the Owner perform a substantial completron |nspect|on
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13.2
13.2.1

13.2.2

13.2.3

531395 v3/RE

ARTICLE 13
* UNCOVERING AND CORRECTION OF WORK

WARRANTY AND CORRECTION OF WORK

T_he Contractor guarantees and warrants to the Owner all work as follows:

.1 Thatall materiais ahd equipment 'furn_i_shed under this Contract will be new
and the best of its respective kind unless otherwise specified;

.2 That all Work will be of cemmercial grade quality and free of omissions
~ and faulty, poor quality, imperfect or defective material or workmanship;

.3 That the Work shall be entirely watertight and leakproof in accordance
with all applicable industry customs and practices, and shall be free of
shrinkage and settlement which are attrlbutable to defective materials or

workmanship;

4 That the Work, including but not limited to, mechanical and electrical

~ machines, devices and equipment shall be fit and fully usable for its
intended and speCIﬁed purpose and shall operate satlsfactonly with
ordinary care; :

.5 That consistent with requirements of the Contract Documents the Work

shall be installed and oriented in such a manner as to facilitate
unrestricted access for the operation and malntenance of fixed equment
and , :

.6 That the Work will be free of abnormal or unusual deterioration which
occurs because of poor quality materials or workmanshlp

All Work not conforming to guarantees- and warranties speC|f|ed in the
Contract Documents, including products not properly approved and
authorized, may be considered defective. If required by the Owner, the
Contractor shall furnish satisfactory evidence as to the kind and quality of
materials and equipment. -

The Contractor shall within ten (10) working days after receipt of written
notice from the Owner during the performance of the Work, reconstruct,
replace or correct all Work rejected by the A/E or Owner as defective, as
failing to conform to the Contract Documents, or as not in accordance with the
guarantees and warrantles specified: in the Contract Documents whether
observed before or after Substantial Completion and whether or not
fabricated, installed or completed. The Contractor shall bear all costs of
inspection and/or testing required to verify such rejected work. The Contractor
shall bear all costs of reconstructing, replacing or correcting, reinspecting
and/or retesting such rejected Work, including compensation for the A/E’s
additional services made necessary thereby.
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13.2.4

If, within one (1) year after the Date of Substantial or Final Completion of the
Work or designated portion thereof or within one (1) year after acceptance by
the Owner of designated equrpment or within such longer period of time as
may be prescribed by law or by the terms of any applicable special warranty.
required by the Contract Documents, any of the Work is found to be defective,

" not in accordance with the Contract Documents; or not in accordance with the

guarantees and warranties specrfed in.the Contract Documents, the
Contractor shall correct it within ten (10) working days after receipt of a
written notice from the Owner to do so unless the Owner has’ previously given

- the Contractor a written acceptance ‘of such:condition. This obligation shall

survive termination of the Contract. The Owner shall give such notice _
promptly after discovery of the condrtlon In the event that the correction of _
the condition is deemed by the Owner to impact the operation:of the facility,
the Contractor shall initiate the correction immediately after receipt-of a

- written notice from the Owner.

13.2.5

13.2.6

13.2.7

13.2.8

531395 v3/RE

Subject to limitation as prescnbed by law, if at any time deficiencies in the
Work are discovered which are found to have resulted from fraud or
misrepresentation, or an intent or attempt to defraud the Owner by the

‘Contractor, any Subcontractor or Supplier, the Contractor will be liable for

replacement or correction of such Work and a'n'y’ damages which Owner has
incurred related thereto, regardless of the tlme limit of any guarantee or

warranty.

Any materials or other portrons of the Work mstalled furnrshed or stored on
site which are not of the character or quality required by the specifications,
shall be immediately removed and replaced by the Contractor when notlﬂed
to do so by the Owner 2

If the Contractor fails to correct defective or nonconformlng Work as required
by Articles 13. 2.3 and 13.2.4, or if the Contractor fails to remove defective or
nonconfonnrng Work from the site, as requrred by Article 13.2.6, the Owner
may elect to either correct such Work in accordance wrth Artrcle 3.50r
remove and store materials and equrpment at:the expense of the Contractor.
If the Contractor does not pay the cost of such removal and storage within ten
(10) days thereafter, the Owner may upon ten additional days written notice
sell such Work at auction or at private sale and shall account for the net '
proceeds thereof, after deducting all the costs that should have been borne
by the Contractor, including compensation. for the A/E’s additional services
made necessary thereby:: If such proceeds of sale do not cover all costs
which the Contractor should have borne, the difference shall be charged to
the Contractor and an appropriate Change Order shall be issued. If the
payments then or thereafter due the Contractor are not sufficient to cover
such amount the Contractor shall pay the dlfference to the Owner. -

Fhe Contractor shall bear the cost of maklng good aII work of the. Owner,
separate contractors or others, destroyed or damaged by such correction or

removal required under this Article.
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EXHIBIT B
Proffer 14: Capital One Design Guidelines







TYSONS CORNER EAST
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This copyrighted, proprietary document, "CAPITAL ONE -
TYSONS CORNER EAST DESIGN GUIDELINES,” is exclu-
sively for private use by Capital One and its successors, and
by those individuals and organizations under contract with ol
designated by Capital One and its successors. Unauthorized
reproduction and public dissemination of this document, in
whole or in part, for sale or for any other purpose, is strictly
prohibited.

The purpose of this document is specifically to guide design
and construction of certain physical improvements associated
with development of Capital One's Tysons Corner East urban
campus, in compliance with the Capital One property rezon-
ing ptan approved by Fairfax County. Further, not withstanding
provisions of this document and specific guidelines, all design
and construction shall comply with Conceptual Development
Plans (CDP) and Final Development Plans (FDP) approved by
Fairfax County.

Authorized users of this document are: design consultants
retained by Capital One; entities, plus their design consul-
tants, contractually purchasing or leasing Tysons Corner East
parcels for constructing individual buildings; and contractors
responsible for overall urban campus site preparation and in-
frastructure (clearing, grading, utilities, streets, parks, plazas,
landscaping) not part of individual building parcels being sold
or leased.

Photographs reproduced in this document have been ob-
tained from public domain sources, all of which are listed in
the Appendix.

April 2012

© 2012 Capital One
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Introduction

A New Vision for Tysons

Tysons Corner, farmland in the early 1960s, has grown steadi-
ly for half a century and proved to be economically success-
ful but aesthetically dysfunctional. Today larger and busier
than the downtowns of many American cities, Tysons is a
pedestrian unfriendly, visually chaotic “edge city.” Decades
of ad hoc, suburban-style real estate development have led
in recent years to extensive replanning efforts coupled with
lengthy public discourse and political deliberation. In 2010,
Fairfax County amended its Comprehensive Plan and Zoning
Ordinance for the Tysons Corner Urban Center area, adding
a new Planned Tysons Corner Urban District (PTC) to imple-
ment the plan and transform Tysons into an attractive, high
density, mixed use urban center.

Thc county aspircs to nothing lcss than a dramatic makcovcr.
The makeover will yield a reconstituted, multi-modal trans-
portation network, including mass transit, with new intercon-
nected streets and blocks that enhance mobility for both pe-
destrians and vehicles. With four Tysons MetroRail stations
to open in 2013, the ambitious vision for Tysons is predicated
on “smart growth” principles and Transit Oriented Develop-
ment. TOD calls for the highest density and greatest mix of
uses to be located in the vicinity of transit stations, thus giving
residents and workers transportation choices - walking, bik-
ing, riding Meilro - in addition to driving automobiles, which for
some trips can be left behind. Reducing car usage reduces
congestion, energy consumption and carbon emissions.

Along with achieving greater environmental sustainability,
lhe Tysons plan envisions substantial increases in housing
to bring the number of jobs and number of housing units into
more favorable balance. This will more effectively accommo-
date-and match population growth and economic growth in
the area, while contributing further to easing traffic congestion
and augmenting sustainability. And growth will continue to be
spurred by access to new businesses and employment; by
the county's excellent schools and well educated work force;
and by the national capital region’s vast array of cultural and
recreational amenities. For future generations, Fairfax County
will always be a highly desirable place to live and work.

CAPITAL ONE DESIGN GUIDELINES, PAGE A-2

The Capital One Master Plan Vision: Design Guidelines

Capitol One's strategically located, 26.2-acre parcel abuts
the easternmest Metro station along Reute 123, the south-
eastern boundary of the property, with the Capital Beltway
forming the western boundary of the property. Taking advan-
tage of the parcel's unigue location and size, the Capital One
Master Plan has been conceived explicitly to fulfill and even
to surpass the aspirations of the Tysons Corner Urban Center
area Comprehensive Plan. These guidelines set forth in de-
tail vital principles, standards and criteria, either mandatory
or recommended, for land use, urban design and architec-
ture within and at the edge of the Capital One property. They
focus exclusively on the aesthetic quality and functionality of
the exterior realm, encompassing any and all elements that
are publicly visible, regardless of ownership. Equally impor-
tant, they seek to motivate design excellence and innovation.
An integral part of the approved master plan, the guidelines
will affect positively the physical form of everything to be built
on the proprety, regardless of who undertakes development
or when it is undertaken.

The Design Guidelines explicitly address public and private
streetscapes, infrastructure, open spaces and buildings. The
urban design goal is to create a sense of place, a place with
recognizable and memorable identity. Therefore guidelines
deal with specific plan areas and features: landscaped parks
and play areas, paving and planting of streets and sidewalks,
street furniture, signage and lighting. Beyond aesthetic char-
acter and quality, design guideline issues include security
and safety, stormwater management, maintenance of private
and public open space, and sustainability.

Design guidelines for architecture focus on overall aesthetic
character, conceptual intent, massing and geometry, heights
and setbacks, building silhouettes, orientation to sun and
views, facade composition and expression, exterior materials
and colors, and relation of buildings to other buildings and to
surrounding streetscapes and open space. However, guide-
lines do not call for any particular architectural style. Design-
ing “green” buildings is a primary objective. Guidelines are
also concerned with building entrances, above-grade park-
ing, and loading and trash removal services.

Because guidelines concern “design” and what can be seen,
the principles, standards and criteria comprising the guide-
lines are presented and explained primarily in graphic form
- diagrams, sketches, vignettes and illustrative photographs.
Some guidelines are "musts,” prescriptive and mandatory,
while others are strongly suggested but not required. Musts
are limited to aspects of development that constitute the
public realm and entail definitive design themes or repetitive
motifs established and fixed at the outsel by the master de-
veloper. Some prescriptive guidelines, although mandatory,
identify design options.



The Capital One Master Plan: Design Review Process

Making these Design Guidelines effective requires interpreta-
tion and enforcement. No matter how thoughtfully crafted, de-
sign guidelines are necessarily subjective and never without
ambiguity. Because they deal in particular with aesthetic mat-
ters, informed value judgments are unavoidable and, in fact,
essential. From time to time, justifiable guideline variances
and exceptions should also be considered and granted.

Accordingly, the Design Guidelines establish a design review
process with a Capitol One Design Review Board (CORDB)
responsible for undertaking design review. Such review
complements, but does not substitute for, regulatory reviews
required and conducted by Fairfax County. In fact, ali ap-
plicable requirements established by the county’s Zoning
Ordinance, Building Code and Public Facilities Manual, plus
applicable state and federal regulations, still must be satis-
fied. Nevertheless, CODRB reviews and county reviews can
be appropriately coordinated, with CODRB reviews normally
paralleling county reviews.
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The Capital One Design Review Board is composed of re-
spected design professionals with no stake in the specific
project being reviewed, plus others who are disinterested but
qualified to make the kinds of interpretations and critical judg-
ments required. The role and responsibility of the board is
to meet periodically with developers and their design team
as designs progress through each stage. The CODRB ana-
lyzes designs and offers commentary and suggestions for
improvements or modifications to meet the letter and spirit of
the Capital One Design Guidelines. By contract with Capital
One or its agent, each developer must obtain CODRB ap-
proval, in addition to Fairfax County approvals, before a proj-
ect can be built.

Note that in any instance of inconsistency between county-
approved Conceptual/Final Development Plans (CDP/FDP)
or approved proffers and the Capital One Design Guidelines
or rulings/opinions of the CODRB, the approved CDP/FDP
and any related proffers will govern.
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LAND USE DESIGN PRINCIPLES
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Transit Oriented Development

The master plan for Capital One's urban campus embodies ine
fundamental principles of Transit Oriented Develapment (TOD).
TOD 1s predicated an establishing land use patterns, uses,
densities and transporaticn chioices physically and functionally
linked to transit infrastructure in general and transit stations in
particular.

Transit linkage offers optional travel modes, especially walking
and biking. Because of decreased car usage, TOD enables
parking garage sizes and the number of parking spaces to be
less than would be required without TOD. And equally impor-
tant, it creates a more sustainable built environment by reduc-
ing auto dependency for both commuting and short car trips,
thereby reducing energy consumption and greenhouse gas
emissions.

Desirable TOD attributes envisioned in the Capital One plan in-

clude:

* An attractive, interconnected network of pedestrian-friendly
streets and walkways ensuring convenient pedestrian and
bicycle access [0 transit.

» Sufficiently high development density to take advantage
of and adequately support transit, and to make structured
parking economically feasible.

+ Afull range of diverse uses - office, housing, retail shopping,
restaurants, hotel, cultural and recreational facilities - with
thousands of users essential for animating streeiscapes and
public spaces, and for supporting retail activity. Accordingly,
one of the goals of the Capital One Design Guidelines is to
ensure that the physical elements of development - the pub-
lic realm and works of architecture - are designed and built
to reinforce lhese key TOD attributes.

The uniquely positioned Capital One urban campus is most for-
tunate in being directly adjacent to the new Silver Line Metro
station on Route 123, the southeastern edge of the Capital One
site. Thus every person working, residing, shopping or visiting
this site will be within easy walking distance of the Metro sta-
tion. Unlike most other Fairfax County citizens, every worker
or resident at the Capital One urban campus will have a choice
of travel modes - walking, biking or riding transit, in addition to
driving a car.

CAPITAL ONE DESIGN GUIDELINES, PAGE B-2

An example of how a lypical low-densily street corricor is transformed
into a high-density, high activily transit oriented corridor. Landscaping
and streel level amenities add pedestrian interes! while the added build-
ing mass and transit system improve communily densily. Images from
Urban Land Institute.
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(Above, lop) A rendering of the proposed Melro Park and "common
green " at the southeast corner of the Capilal One sile. The large park
swalh responds (o resloration of Scolts Run Creek and inear park
system while extending inlo the built environmen! with planted building
lerraces and lree-lined streels. (Above, bollom) Roof gardens and green
r00fs help reduce heal island effects and stormwaler runoff as well as
conlribuling (o properly armernilies.

Sustainable Urban Design

These guidelines seek to ensure that the Capital One urban
campus is sustainably designed, not only in detail, bul also al
the urban scale. Transit Oriented Development is one of the
primary strategies for achieving sustainable urban design, for
crealing a greener built environment. Bul additional strategies
are necessary. especially "Low Impact Development” (LID)
achieved through effective stormwater management, heat-
island effect mitigation and green streetscape design.

Stormwater must be slowed down, absorbed, temporarily stored
and effectively filtered - to remove particulate matter and other
pollutants - before it runs off gradually and enters natural wa-
terways. This is accomplished using several tactics: pervious
sidewalk and plaza paving that aliows water to seep through
the paving into absorptive substrales; engineered bio-swales
with indigenous vegetation and absorptive soils; rain gardens
and other planted, softscape areas; and below grade retention
tanks and cisterns. Collected rainwater also can be recycled lo
irrigate vegetation.

During hotter months, buildings and paving absorb and then
re-radiate solar heat, creating uncomfortable microclimates
and poor air quality, typically referred to as urban heat-island
effects. This results in more air condilioning usage and elec-
trical energy consumption. These environmentally adverse
effects can be mitigated by installing trees whose canopies
shade streets, sidewalks, plazas and building facades; by pro-
viding planted areas wherever feasible in public open spaces
and around buildings; by constructing hardscape areas using
paving materials that absorb less solar radiation; and by con-
structing green, vegetated roofs or using roofing materials and
colors that reflect, rather than absorb, a high percentage of so-
lar radiation.
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Fairfax County Comprehensive Plan

The Tysons Corner Comprehensive Plan creates
an excellent opportunity to re-plan the the Capital
One campus to become a vibrant, transit-oriented,
mixed-use development.

To that end, Capital One property has been re-
zoned as a Planned Tysons Corner (PTC) Urban
District. To be rezoned to the PTC zoning district,
an applicant must demonsirate compliance with
the Comprehensive Plan by:

Scotts Run
Crossing
Subdis\trict

Old Meadow
Subdistrict
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adhering 1o 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 develop-
ment 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 Comprehen-
sive Plan,

contributing to achieving workforce and affordable housing policy goals.

(Refer to Master Flan for specific zoning and FAR dala.)

[

Anderson
Subdistrict

Colshire ot Uenc —
. . | Land Use Cat ¥
Subdistrict I;_m_-ﬁ |
| el o
i - - |
]

Image. Iyspn's Cormer Comprehensive Plan map color coded lo represent
overall land uses. The Capital One Master Plan site is called out as "Scotls
Run Crossing Subdistrict” and is shown as a combination ol “Transit Station
Mixed Use” and "Park/open Space".



Above, top: METRO expansion map depicling the luture “Silver” line, with an eventual
terminus at Dutles infernational Airport, as it runs agjacent (o the Capital One-Tysons
East site.

Above. The site plan of 2017 conditions al the Capital One-Tysons East site. Notably, the
plan of the existing Capitaf One headquarters building is in gray. walter on the site (the
stormwaler management pond and Scotls Run Creek) is in blue, wiews of the site are
shown as green arrows, and the sun path is in yellow. [Red areas indicate Capital One
property lost in the redesign of Scolts Crossing Road and the I-495 fyover. The yellow
field indicates METRO casement! areas.]

2011 Site Conditions

Existing (2011) development on the site consists
primarily of the current Capital One Headguar-
ters campus, encompassing 476,000 SF of of-
fice space in a 14-story (205') tower with an adja-
cent, nine-level structured parking garage. Capilal
One Drive traverses the site with an entrance of(
Scott's Crossing Road and a signalized intersec-
tion at Route 123. A small stormwaler manage-
ment (SWM) pond sits off Scott's Crossing Road,
and a small siretch of Resource Protection Area
(RPA) parkland at Scott's Run crosses the eastern
corner of the site. An existing residential low-rise
condominium development, Gates of McLean, sits
across Scott’'s Crossing Road to the northeast,
as does an extension of Scolt's Run Park and a
129,000 SF office development at lhe intersection
of Scott's Crossing Road and Route 123. Located
al a significant crossroads at the gateway to Ty-
sons Corner, the site is clearly visible from 1-495,
making it easily identifiable by people traveling
along 1-495.

A number of major infrastructure projects are
planned for the immediate vicinity of the site in
conjunction with the anticipated Comprehensive
Plan amendment. These include:

= Construction of the elevated Tysons East Metro
Station along the southeastern edge of the site
as part of the Metro Silver Line extension from
the East Falls Church Station to Dulles Airport;

» The construction of High Occupancy Toll (HOT)
lanes on a widened 1-495 adjacent o the site;

= Extension of Scott's Crossing Road via an
overpass across 1-485 to connect with Jones
Branch Drive and HOT lane access ramps to
[-495, including bicycle and pedestrian access
across the Beltway;

« Enhancement of the interseclion of Scott's
Crossing Road and Route 123;

* Development of Scott's Run Park as a major
component of an integraled network of park-
tand, including a recreational trail route along
Scott's Run and Route 123.
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Site Design and Intent

The Capital One parcel Master Plan envisions a vibrant urban
community serving as an appropriate gateway neighborhood
to Tysons Corner. Key elements include:

Establishment of an Urban Street Grid. Both within the parcel
and connecting with surrounding development, the Master
Plan lays out a hierarchy of circulation paths (vehicular and
pedestrian) creating urban blocks of appropriate scale and
density. The existing signalized intersection at Route 123 and
Old Meadow Road is retained and upgraded, passing under
the new elevated Metro line to continue as a retail-oriented
street cutting across the site. The ceremonial Capital One
Drive is realigned to intersect Scott's Crossing Road at a new
at-grade signalized intersection at the base of the new Belt-
way/HOT Lane overpass and aligning directly with a new en-
try to the adjacent Gates of McLean community. Old Spring-
house Moad is also upgraded as a secondary local road
parallel to the Metro, linking the existing hub at the Capital
One Headquarters to future development along Scott’s Run
Park at a new signalized intersection with Scott's Crossing
Road.

Each of the streets displays a character appropriate to its use
(ceremonial, retail, service/residential) through street width,
details, and sectional development. The street grid is aug-
mented by a major pedestrian circulation path linking Scott's
Run Park with a new civic plaza where the retail strip along
Old Meadow Road and the realigned Capital One Drive in-
tersect.

Mix of Uses and Densily. With the entire site lying within a
a-mile radius of the Metro station, thc Master Plan envisions
high density office use (3.8 million SF). To encourage a vibrant
urban streetscape, development will also feature 94,000 SF
of street-level retail focused along Old Meadow Road, with
the new civic plaza at its terminus, plus significant new multi-
family residential development (1.8 million SF). A landmark
hotel (650-700 rooms) will anchor the site at the intersection
of 1-495 and the Scott’s Crossing overpass, while the adjoin-
ing public pedestrian plaza will accommodate an additional
64,000 SF of civic amenities serving the new resident and
office populations.

At the core of the Tysons East TOD area, the Capital One
parcel is idealy suited to become a high-density urban neigh-
borhood. Office towers 315’ to 430" high are located near the
Capital One headquarters and along |-495 and the MetroRail;
residential buildings rising 160" to 270" occupy an interior
block and face Scott's Crossing Road. Parking is provided at
an urban ratio of 1 space: 1000 SF, utilizing both below-grade
garages and above grade plinths lined at the street face with
pedestrian-oriented retail, residential, or civic uses.
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Establishment of an Interconnected Network of Pedestrian-
Oriented Amenities. As part of a high-density, urban transit-
oriented development, pedestrian amenities and a network
of open space are essential Master Plan elements. Along
with direct pedestrian connections to the Tysons East Metro
Station (and with it a direct connection via the Metro bridge
over Route 123 to the Colshire and Old Meadow Subdis-
tricts), the Master Plan envisions a green, pedestrian-oriented
park space directly adjacent to the Metro at the confluence
of Scott’s Run Park, Route 123 and Scott's Crossing Road.
Serving as a gateway both to the larger Scott’s Run Park as
well as to the Capital One urban campus, this park serves as
the starting point for a green pedestrian pathway through the
primary residential block terminating at the new civic plaza at
the intersection of Old Meadow Road and Capital One Drive.

In addition to following the grade changes from the Metro
entrance to the civic plaza through a sequence of terraces,
walkways and stairs, the pathway traverses the green roof
courtyard atop the structured residential parking plinth. The
civic plaza at the terminus of this sequence will accommo-
date a variety of public amenities and will anchor the pedes-
trian-oriented retail street life extending down Old Meadow
Road toward Route 123. The pedestrian network rejoins the
Metro through a landscaped plaza/walkway integrating the
regional bicycle/footpath trail along Scott’s Run and Dolley
Madison Boulevard.

Environmental Stewardship and Sustainable Urban Develop-
ment. The Master Plan envisions energy and resource ef-
ficiency in the design of individual buildings, but also in over-
all site development, of which its transit-oriented nature and
aggressive transportation demand management is only one
aspect. A dense, walkable community, well served by basic
amenities, will reduce vehicular trips and per capita energy
consumption, thereby enhancing the efficiency of resource
management. The extensive use of vegetated roofs and in-
terior block courtyards, integrated with pervious pedestrian
pathways and recreation spaces, will work together to reduce
urban stormwater runoff and heat-island effects while improv-
ing air quality and providing spaces of respite to residents
and workers. Coupled with Low Impact Development (LID)
and other aggressive SWM techniques below streets and
buildings, runoff into Scott's Run will be controlied and pro-
tected, enabling Scott's Run Park to become a more effective
“urban lung”.
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Edges, Blocks, and Land Use

The Capital One Master Plan has been conceived partly in re-
sponse to existing, harsh edge conditions. Two of the site’s
three perimeter boundaries are bordered by regional arterial
highways, the Capital Beltway and Route 123, the latter with the
elevated Metro viaduct and easternmost Tysons Corner Met-
ro station. Heavy traffic on the highways generates intrusive
noise, day and night, as will Metro’s railcars.

Consequently, Capital One's land use pattern, comprised of
five blocks with 12 buildings, places commercial, civic and ho-
tel structures adjacent to the two highways. These perimeter
edifices act as acoustic and visual buffers for the residential
buildings protectively situated on an internal block abutting
Scott's Crossing Road, the parcel's quieter third edge, which
also serves an existing residential community immediately
north of the Capital One urban campus.

The Capital One street-block-land use pattern also facilitates
togical, flexible phasing of both infrastructure and architecture.
Entire blocks or individual buildings may undergo development,
depending on market and financing conditions. Although con-
struction will occur over time block by block and building by
building, the design guidelines nevertheless will ensure appro-
priate aesthetic dialogue and harmonious contextual relation-
ships between buildings facing each ather on opposite sides of
streets, and throughout the site as a whole.
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: R
EDGES Al
Harsh edge condilions (showrn as red dash lines), due 1o the existing
1-495 highway (northwest edge) and the future elevated METRO tracks
(soulheast edge), necessilaled the placement of commercial, civic, and
holel land uses (yellow field) as a buffer zone for the residential develop-
ments (orange field).

PHASING DIAGRAMS

The above phasing diagram shows a probable sequence of developrnent
for ite Capiial One site, deiermined by block for construction efficiency:
The large amount of commercial space has been divided and bookends
the timeline of the project (being the first and last parcels buill), spread-
ing out the development of any one building lype.
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BUILDING BLOCK PRINCIPAL USE(S) NET SITE AREA | MAXIMUM BUILDING HEIGHT | MAX TOWER | GROUND FLOOR
NUMBER | NUMBER (SF) GSF (STORIES) HEIGHT (FT) RETAIL (GSF)
1 A COMMERCIAL 34,110 527,500 21 281 8,345
2 A HOTEL 10,100 92,000 9 111 8,250

A GREEN ROOF 31,100
3 B COMMERCIAL + CIVIC 27,800 322,500 17 225 N/A
4 B HOTEL 63,200 369,800 7-24 293 2,300
5 B COMMERCIAL 50,000 406,850 13-15 200 10,350
B CIVIC PLAZA 28,900
B REC. FIELD (ROOF) 28,000
B ELEV. PLAZA 24,000
6 C RESIDENTIAL 31,900 544,300 16-19 221 26,300
7 C RESIDENTIAL 18,120 279,800 19 221 5,000
8 C RESIDENTIAL 22,600 399,400 16-19 221 12,500
C REC. FIELD (ROOF) 62,000
D RESIDENTIAL 8,160 128,100 15 175 3,850
10 D COMMERCIAL 22,840 512,100 22 305 28,100
D PUBLIC PARK 66,950
1 E COMMERCIAL 28,500 336,500 19 266 6,650
12 E COMMERCIAL 32,900 786,000 28 395 N/A
E GREEN ROOF 47,500
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DESIGN REVIEW BOARD
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Design Review Board

Design Review Process and the Capital One Design Review
Board. For the Capital One Design Guidelines to be effective,
a structured process of properly managed design review is
needed. To that end, the Capital One Design Review Board
(CODRB) is being established to make both objective as-
sessments and subjective value judgments about individual
projects. The CODRB will focus on aesthetic quality as well
as functionality of everything publicly visible: streetscapes,
open space design, landscaping and architecture. The aim
is to ensure a fair, professionally rigorous process for inter-
preting and enforcing design guidelines applicable to each
project, and for considering and granting justifiable guide-
line variances. Thus, by meeting both the letter and spirit of
the design guidelines, this design review process aspires to
achieve the highest aesthetic standards.

The Capital One design review process does not replace
mandatory reviews conducted by Fairfax County. Full com-
pliance with applicable provisions of the county’'s Zoning
Ordinance, Building Code, Public Facilities Manual and ap-
plicable state and federal regulations is still required for all
projects. However, to avoid delaying project development
schedules, CODRB review will be coordinated with county
reviews, with CODRB meetings and decisions timed to corre-
spond logically with each successive stage of project design.

Capital One Design Review Board Membership and Terms
of Service. The Capital One Design Review Board shall be
comprised of five members:

* an official of Capital One, the master developer, to be ap-
pointed by the Capital One project manager [or by Capital
One management];

e an architect not responsible for designing projects at the
Capital One property, to be nominated by master plan ar-
chitects and appointed by the Capital One project man-
ager [or by Capital One management];

* an architect representing and chosen by the master plan
architects;

e a landscape architect not responsible for designing proj-
ects at the Capital One property, to be nominated by mas-
ter plan landscape architects, and appointed by the Capital
One project manager [or by Capital One management];

e a landscape architect representing and chosen by the
master plan landscape architects.

The two architects and two landscape architects serving on
the CODRB must be qualified, licensed design profession-
als highly respected in their fields, with no stake in the spe-
cific project being reviewed. CODRB members shall each
serve three year terms, which may be renewed or extended
by mutual consent between Capital One and the appointee.
To ensure continuity, two of the first five members shall be ap-
pointed for an initial term of four years. Members may resign
or may be dismissed at any time for cause. For each CODRB
meeting attended, the members who are design professional
shall receive an honorarium of four hundred dollars ($400.00),
payable by Capital One per invoice.
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Capital One Design Review FProcedures. Capital One shall
schedule periodic design review meetings of the CODRB on
an as-needed basis, pursuant to timely requests for review by
a project’s developer and design team (the Applicant). Capi-
tal One shall notify CODRB members of meetings no less
than fifteen (15) days in advance. Meetings shall be held
during normal working hours at the offices of Capital One or,
if and when convenient, at the offices of the Applicant.

Design review meetings shall not be open to the public, but
Capital One or the Applicant may invite other concerned par-
ties to attend and observe discussions, space permitting.
Meetings will be interactive and informal and wili consist of
the Applicant’s presentation, including any requests for vari-
ances or amendments, followed by discussion between the
Applicant and the CODRB members, as well as among CO-
DRB members. A Capltal One staff member will serve as
recording secretary during the meeting and subsequently will
prepare and distribute official minutes of the meeting, to be
reviewed for correctness by CODRB members and the Ap-
plicant.

Design review meetings shall occur at each stage of design:

pre-schematic, schematic, design development and detailed

development (construction documents). As a design pro-

gresses through each stage, the Applicant must ensure that

the CODRB can fully understand the design intent through

Applicant’s use of drawings, digital and physical models, and

material samples. Submissions to the CODRB shall typically

include:

* site plan(s) showing context and landscaping;

» building plans, seclions, elevations, key details;

» three dimensional representations and models;

= identification and samples of proposed facade and land-
scaping materials;

* signage plans and details.

Submissions shall be made no less than ten (10) days prior

to the CODRB design review meeting and can be made elec-

tronically. If using paper copies of drawings, six (6) sets shall

be submitted. Submissions shall be sent initially to the CO-

DRB in care of Capital One.

To ascertain compliance with the Capital One Design Guide-
lines, the CODRB will study the project's proposed conceptual
form and geometric composition; materials and colors; orna-
mentation and graphics; fixed furnishings and equipment; ex-
terior lighting; and vegetation. it will evaluate not only design
changes made in response to previous CODRB suggestions,
but also all new design ideas and refinements, continually
voicing commentary and suggestions for further design edits
or enhancements. At the end of each meeting, the CODRB
will communicate to the Applicant its pro and con judgments,
plus recommendations concerning the design going forward,
all confirmed by voice vote of the members. Three members,
including at least one architect and one landscape architect,
shall constitute a voting quorum.



By contract with Capital One, Applicants are obligated to at-
tend scheduled meetings and present their proposed project
designs to the CODRB. Final CODRB approval, in addition to
Fairfax County approvals, is required before project construc-
tion can begin.

Design Guideline Varnances. During the design review pro-
cess, lhe CODRB may consider and grant a variance from
these guidelines for a specific project, based on demonstrat-
ed technical/economic hardship or other good cause. How-
ever, a design variance approved by the CODRB shall not
constitute an amendment to these guidelines. Furthermore,
nole thal in any instance of inconsistency between a county-
approved CDP/FDP or proffers and the Capital One Design
Guidelines or rulings/opinions of the CODRB, the approved
CDP/FDP and any related proffers will govern.

Amending the Capital One Design Guidelines. From time to
time, amending or updating certain provisions of the design
guidelines may be necessary and appropriate. Proposed
amendments shall be submitted in writing to the CODRB and
shall include proposed wording and graphics (diagrams, pho-
tos, sketches). Amendments/updates complying with appli-
cable Fairfax County ordinances and other regulations shall
be reviewed by the CODRB, which may adopt the amend-
ment by affirmative vote of four CODRB members. The CO-

DRB may also review non-complying amendment proposals
which, if viewed favorably by the CODRB, would then be sub-
ject to review and approval by the county. In eilher case,
the CODRB shall endeavor to coordinate appropriately with
counly officials in the development and evaluation of amend-
ments/updates in order to ascertain a consistent interpreta-
tion and compatible application of county standards current
al the time. If and when a revised guidelines amendment is
approved by the CODRB, Capital One shall issue a revised
guidelines document to be sent to county officials and to any
entities then using the guidelines.
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STREETSCAPE DESIGN
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Streetscape Design - Internal
Conditions

General Streetscape Design Considerations

In urban communities, the outdoor public reaim
seen and used by citizens is comprised of civic
open spaces, parks and streets. But the ensemble
of constituent elements defining a street environ-
ment - the streetscape - is the most ubiguitous and
important part of the public realm. Contributing
significantly to the character of cities and towns,
streetscapes are perceived and experienced dif-
ferently by people depending on how streetscape
spaces are designed. A well crafted streetscape
can be beautiful, functional, comfortable and safe
to be in, an animated and vibrant place to which
people are drawn and want to spend time. Con-
versely, a poorly designed and neglectfully main-
tained streetscape can be unsightly, uncomfort-
able, unsafe and unpopulated.

Thus the goal of these streetscape design guide-
lines is to create well crafted streetscape spaces
that will be attractive, purposeful and intensely uti-
lized, both to facilitate movement within the Capital
One urban campus and to enhance driving and
pedestrian experiences for workers, residents and
shoppers. To accomplish this, two complementary
design approaches are set forth in these guide-
lines. The first approach establishes a visually the-
matic palette of standardized paving materials for
sidewalks and cartways throughout the campus,
along with standardized street furniture, lighting
and signage. The second approach entails con-
trasting thematic treatments designed uniguely for
the three internal streets, street intersections and
important streetscape focal points.

Underlying these streetscape guidelines are the
many specific uses and activities - the functional
program - that a successfully designed urban
streetscape must accommodate and support: rou-
tine yet safe, pleasant pedestrian circulation; safe
movement and storage of bicycles; spontaneous
as well as planned social interaction; personal ex-
ercising by walkers and joggers; and organized
public events - parades, arls and craft shows,
food and restaurant fairs, farmer’'s markets, live
performances, films, rallies. Likewise the function-
al agenda for motorists includes ease of vehicular
movement at safe speeds; effective and clearly
visible traffic control signals; well marked pedestri-
an crosswalks; well located and legible directional
and identification signage; and curbside parking.
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STREETSCAPE EXPERIENCES
CAPITAL ONE DRIVE EXPERIENCE
v OLD MEADOW ROAD EXPERIENCE
@ OLD SPRINGHOUSE ROAD EXPERIENCE

»

@

o

4



A

Cfml’_mcE. 4 -

- —

.

NOTE: The above images are inlended lor iustrative purposes only and do not repre-
sent any finalized design.

Streetscape Experience - Details

Along with the “General Streetscape Design Con-
siderations”, the following generally describes
physical materials, design characteristics and oth-
er elements pertaining to Capital One Drive, Old
Springhose Road and Old Meadow Road. Subjec!
to review and approval by the CODRB, streeiscape
elements shall be selected, located and installed in
accordance with approved development plans and
streetscape design concept drawings. Some ele-
menls may vary from streetscape 1o streetscape.
However, roadway paving, curbs, sidewalk paving,
street furnishings and street lighting shall be uni-
form throughout the Capilal One campus.

* Roadway surface: concrete

* Curbs: granite

* Curbside parking spaces: demarcated by inset
granite paving blocks

* Roadway median: bioswales, native vegela-
tion, ornamental deciduous trees

* Sidewalks: pervious unit paving, uniform tex-
ture and color

» Crosswalks: differentiated pervious unit pav-
ing, uniform texture and color

= Street lrees: native, drought-resistant decidu-
ous shade trees, limbed for visibility

* Planting strips: native, ground covers, perenni-
als, annuals

* Tree grates: circular or rectangular (if used), as
appropriate

* Street furnishings: bollards; benches; tables
and chairs for outdoor dining; bicycle racks;
bus stops; waste receptacles

* Signage: see Signage Design Guidelines and
Signage Location Plans

* Street lighting: energy-efficient pole mounted
luminaires consistent with the slandard in
Fairfax County's Tysons Corner Urban Design
Guidelines

* Street utilities: irrigation; secured water and
power sources

= Fixed outdoor artwork: selected and deployed
with approval of CODRB

Refer to the Architectural Design Guidelines for
recommendations and requirements concerning
building facades, storefront awnings and cano-
pies, storefront and building entries, etc., that af-
fect streetscape quality and character.
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Streetscape Design - Trees

Tree Root Zones. Tree root zones are important to provide
an environment that promotes healthy root growth. Because
the ultimate size and health of trees is dependent on the soil
volume, tree spaces shouid be a minimum of 3’ deep and
provide a soil volume in the root zone of approximately 400 to
700 cubic feet. The length and width of tree root zone varies
depending on the streetscape type and are illustrated on the
diagram (See enclosed plan and section). Tree root zone soil
volumes greater than 700 cu. ft. are highly encouraged and
will lead to better results in tree canopy size. For two or more
trees planted in a contiguous area, the volume of soil per tree
could be reduced as tree roots will share much of the same
space. Consideration for continuous tree root zones is highly
encouraged.

+ Trees species should remain consistent along each
street.

* Trees should be used in planting areas in both the land-
scape amenity panel and the building zone when space
allows.

= All street trees should be 3 inch caliper at the time of
installation.

* Trees should be planted at an appropriate time of the
planting season to optimize temperate conditions and
availability of irrigation water.

« All trees should be irrigated using permanent, automatic
irrigation for a minimum of a 2-year establishment period
and also irrigated during extreme drought conditions.

* Al trees and tree spaces should be maintained regularly
including: removal of all stakes and guy wires one year
after planting, removai of irrigation bags (Gator Bags)
one year after planting, removal of weeds and debris in
all tree spaces, regular irrigation maintenance and moni-
toring, and monitoring of pest damage.

Open Soil Area. Open soil area is defined as an unpaved
area of soil surrounding a tree which contains existing, new
or amended soil. Greater open soil area for ornamental plant-
ings in tree spaces is encouraged when space and pedes-
trian flow allows it. This planting method provides a space
for ornamental planting in the tree space and maximizes the
amount of storm water that can be absorbed into the ground.

¢ Provide a permanent, automatic irrigation system to pro-
vide water for the tree and any ornamental plantings.

« Plant open soil areas with turf or hardy, drought tolerant
perennials, grasses and small shrubs that do not conflict
with vehicular sight line distances.

* To avoid compaction of soil and damage to ornamental
plantings, a low fence structure or masonry curb shouid
be installed to discourage pedestrians from walking in
planted areas.

* Include a 2 foot minimum paved walkway directly adja-
cent to the curb where on-street parking is permitted.
This will provide an area to walk when exiting vehicles
and avoid damaging plants.
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Covered Soil Areas. Covered soil area, or an area of soil that
is under pavement and specially designed to accommodate
tree root growth should be used in areas of high pedestrian
traffic. It can be achieved in a number of ways. The following
design suggestions describe these methods:

* Maintain a minimum open soil area of 4 fi. x 4 ft around
the base of the tree. A 2 ft. x 2ft. opening is may be ac-
ceptable for some ornamental trees.

» Provide a permanent, automatic irrigation system to pro-
vide water for the tree.

» Utilize suspended pavement technologies such as struc-
tural cells in the subgrade below the covered soil area.

= Utilize other methods to cantilever pavement over the
tree space such as concrete supports.

< Use unit pavers set in stone dust and a permeable sub
base above tree root zones.

» Use tree grates as the walkable surface over the tree
space and should be placed at least 2 feet away from all
sides of the tree trunk. Tree grates should not be used
directly adjacent to tree trunks as they are rarely main-
tained over time and cause serious damage to trees
when trunks grow into narrow grate openings.
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Above text and street section taken from the Tysons Corner Urban design
Guidelines DRAFT (dated October 3, 2011) and is illustrateive of the typical
street tree section for the Capital One-Tysons East Development. Please
refer back to the Tysons Comer Urban design Guidelines DRAFT (cated
October 3, 2011) for more information.



Location

Streetscape Design - Trees

Common Name

Scientific Name

D - THORNLESS HONEY LOCUS

Old Meadow Road
Capital One Drive
Street
Median
Old Springhouse Road
Civic Plaza
Common Green
Metro Park

London Plane Tree

American EIm
American Hornbeam
Thornless Honey Locus
Pin Oak

Mix of trees (Limit 5)
Red Oak

G - RED OAK

Platanus x acerifolia

Ulmus americana

Carpinus betulus 'Fastigiata’
Gleditsia triacanthos inermis
Quercus palustris

Mix of trees (Limit 5)
Quercus rubra

e '\G‘i'a\'\.

C - AMERICAN HORNBEAM
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Streetscape Design - Paving

Paving in an urban environment must be abie o withstand
harsh weather conditions as well as a nigh voiume of pedes-
trian tralfic. It must also accommodate vehicular crossings
at garage entrances, loading and unloading of materials for
retail establishments, and the siresses caused by shoveling
and de-icing treatments. It must also be easily repaired or
replaced in the even of damage or utility work. Paved sur-
faces musl be slip resistant and safe for pedestrian move-
ment. Light colored paving can also remediate heat-island
effect and count towards LEED Credits.

The paving will consist to two elements; field paving and ac-
cent paving. Field paving is the predominant material used
between the curb and the building. Accent paving are paving
units used in limited quantities to highlight key places such as
entrances, urban parks, pedestrian crossings, or important
intersections and possibly to pave the areas over tree spaces
{(as one option to protect tree roots).

Flexibility should be provided to the design team to choose
the placement and design for paving patterns and con-
lrol joint patterns; however, the following pallet of materials
should be used. This will create a sense of material unity
between blocks while allowing for the character of each build-
ing to emerge. Red and Terra Colta color paving is not to be
used within the development of the streetscape. Alterations
to these paving shall be reviewed by the review board.

» The sidewalk zone, in most cases, should be exclusively
paved with field paving so that tripping hazards that can
be caused by small unit pavers are minimized in the pe-
destrian travel way.

* Any paving which is suspended over tree spaces should
be porous, either by utilizing porous pavers or by setting
unit pavers on a pervious setting bed.

* Where subgrade soils have adequate percolation or infil-
tration rates, the use of porous pavers and pervious paving
techniques as a stormwater infiltration in the streetscape
should be used.

« All utility access doors or manhole covers are allowed,
but should be located outside of the sidewalk zone (to the
best extent possible) and should be flush with adjacent
paving, slip resistant, and incorporated with the design of
lhe streetscape.

» Paving at driveway and service entrance locations should
be consistent with adjacent streetscape zones to minimize
the appearance of the service entrance and to emphasize
continuity of the pedestrian flow in the sidewalk. Driveway
entrances should be outlined attractively with accent pav-
ing to give pedestrians clues about entering and exiting
vehicles.

« ADA compliant ramps and pavement treatments shall
be installed as required and as specified by current ADA
standards.

CAPITAL ONE DESIGN GUIDELINES, PAGE E-6

Above. example images of paving paltemns, lields, and accents.

Text laken from the Tysons Corner Urban design Guidelines DRAFT (daled
Ociober 3. 2011) and is ilpstrateive of the acceplable paving for the Capital
One-lysons East Developmenl. Please reler back lo the Tysons Corner
Urban design Guidelines DRAFT (dated Oclober 3, 2017) for more informa-
tron.



Streetscape Design - Paving

FIELD PAVING - Poured in Place Concrete
Location: Building Zone, Sidewalk

Product Description: Poured in Place Concrete
Color: Cool Grey, Limestone Grey, and Buff {(meet
Solar Reflective Index of 29 or better)

Suggested Scoring Patterns: 3' x 3" square or 2' x
3' rectangular London Bond. Creative scoring pat-
terns used to highlight building entrances or other
streetscape elements are encouraged.

FIELD PAVING - Unit Pavers

Location: Landscape amenity panel, sidewalk,
building zone.

Product Description: 2" x 2’ x 2" min. precast con-
crete, stone pavers, or permeable pavers. Must
meet ADA, and provide non-slip finish.

Color: Limestone Grey or Limestone grey with
biack aggregate (should meet Solar Reflective
Index of 29 or better).

ACCENT PAVING - Small Unit Pavers

Location: Landscape amenity panel, building
zone, Select accents that make up no more than
25% of the streetscape.

Product Description: Brick, Concrete, Stone, or
Permeable Pavers {or unit pavers set in pervious
setting bed) with Non-slip finish.

Color: Cool Grey, Warm Grey, and Buff (should
meet Solar Reflective Index of 29 if possible)

Tree Grates

Location: Landscape amenity panel, building
zone {not in sidewalk zones)

Product Description: Cast iron, or bronze. Set on
frame. Grates must be 2 feet minimum clear from
any tree trunk.

ADA Accessible Ramp Paving

Location: ADA Curb Ramps

Product Description: Pre-cast detectable warn-
ing pavers Charcoal grey suggested but color to
be determined by project such that ADA require-
ments are met.

Crosswalk Paving

Masonry Unit Pavers

Location: Local Street Crosswalks at primary
pedestrian zones and mid btock crossings.
Product Description: Pre-cast concrete or stone
unit pavers or paver sets.

Stamped Concrete (only under review of Architec-
tural Review Board)

Location: Local Street Crosswalks at primary
pedestrian zones and mid block crossings.
Product Description: Stamped and colored con-

crete.
CAPITAL ONE DESIGN GUIDELINES, PAGE E-7



Capital One Drive Experience

Intended to be grand in scale and character, Capi-
tal One Drive is a divided, straight two-lane road
connecting the Scott's Crossing Road campus
entrance to the Capital One business district and
traffic circle. Five tall buildings flank and frame
the drive. Although there will be some retail shop-
ping frontage, the drive functions primarily as a
non-retail drive serving pedestrians and vehicles
moving to and from workplaces and other destina-
tions within the campus. Deciduous shade trees
growing in continuous planting strips shall rhyth-
mically line the roadway and its generously wide
sidewalks. A median planted with shrubs and
other vegetation runs along the centerline of the
drive for its entire length. Curbside parking is pro-
vided, as are dedicated peak-hour turn lanes in the
more heavily traveled eastern segment. The most
publicly activated part of the drive occurs where
it traverses the spatially vibrant node created by
the hardscaped Civic Piaza, the axial pedestrian
pathway linking the plaza to the elevated Common
Green and Metro Park, and Old Meadow Road, the
campus’ primary retail shopping street.
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Above: Image of Ihe enlrance lo the Carlyle Development in Alexan-

adria, VA, depicting a malernial change in the pavement al the crosswalk
(giving importance (o the pedesinan right-ol-way) as well as the planted
curbsides and median. The overall goal is lo slow cars upon enlering
the Capilal One sile and creale a very different leel from the large lraffic
viaducts of Dolly Madison Blvd and Scotls Run Crossing. The change in
paving malerials and increase in planted malerial will make the entrance
a distinct zone within the Tysons area and frame the view down Capital
One Drive fowards Ihe original Capital One Headquarters Buitding.

Capital One Drive Experience:
Scott's Run Intersection - Residential + Commercial
Districts

This tree-lined campus entry and arrival portion of Capital One
Drive is flanked on the east by a residential building and on
the west by an office and hotel building. Hardscaped areas
at both corners help enunciate the entry - a campus identifica-
tion sign could be installed al the northern corner - and serve
as transition spaces leading pedestrians to and from adjoin-
ing buildings. One or both of these spaces also are potentially
suitable locations for installation of fixed, outdoor artwork. Well
olfset from the interseclion, a single curb cut provides vehicular
access for the residential building's parking garage, and a lay-
by provides a hotel drop-off area on the opposite side of the
drive.
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Capital One Drive Experience:
Old Meadow Road Intersection - Civic Plaza

This node will feel like, and be perceived as, lhe most urban
space within the campus. Sidewalks and intersection cross-
walks wili be paved with materials that visually tie together the
ground planes of the node's four distinct components: the
drive, the plaza, the axial promenade and Old Meadow Road.
Traffic control signals at intersections shall ensure safety both
for vehicles and for pedestrians. Street trees and street lighting
shall define streets edges and the two organizing axes travers-
ing the node. Bollards, benches, bicycle racks, waste recep-
tacles, street lighting and signs, plus a bus stop, shall be de-
ployed in accordance with applicable plans, and as approved
by the CODRB.

FoE e @ 0SS
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NOTE: The above images are inlended for lustrative purposes only and do not represent any finalized design. Descriplive images show an open plan plaza
and edge delineation by bollards as well as unique paving and public art. This intersection is one of the main foci of the site and is Ihe intersection of various
pathways through this development. Cap One drive and the civic plaza shall be al the same elevalion (no curb) lo facililate pedesirian flow and allow plaza
activity to seep inlo surrounding areas. Being on the same level, boliards will need to be used for pedestrian safely and lo ensure vehicle access is limited to
emergency vehicles only. The plaza paving anay/or artwork should also extend into the surrounding streelscape lo increase Visibility of the plaza aclivily and

encourage pedestrian palronage.
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Capital One Drive Experience:

Terminus - Business District

Integral to Capital One's headquarters domain, the traffic circle
terminating Capital One Drive shall be developed with roadway
paving, sidewalk and crosswalk paving, and planting details
e around the circle perimeter generally matching Capital One Drive
c/f;ilr;\tg\t Qe and Springhouse Road details. Also to be deployed around the

euloNG  f orr oA . circle shall be bollards, bicycle racks, waste receptacles, streel
lighling and signage in accordance with applicable plans. and
as approved by the CODRB. Landscaping of the circular island
at the center of the circle, similar to the drive's median land-
scaping, may incorporate a fixed artwork or fountain, along wilh
appropriate nighttime illumination.

SULLY
RESID

Left top. Image depicling the corporate park thal will occupy much ol the
existing space in fron! of the existing Capital One Auditorium  This pockel
park (refer [0 section of guidelines on pocketl parks) is (o bleed into the
stireelscape. This designales the roundaboul and surrounding commercial
structures as a different zone from ihe rest o Capital One Drive

Lell, bollom. image of an urban traffic circle Mustrating the nalure of the
Capital One Drive circle. Since pedesirian activity 1s kepl lo the perimeler of
the circle, the circle’s cenler is 0 be largely ornamental (non-occupied). As
such, planting, public artwork, waler lealures, elc. may be used lo emphasize
the termimnus.
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Old Springhouse Road Experience

Old Springhouse Road intersects Scott's Cross-
ing Road to create a second northerly entrance

i
'
) % 1
to the Capital One campus. Terminating at the g &' :3
. . . L2 o
Capital One traffic circle and business district, the EE 6} N
curving road is narrower than Capital One Drive at v :e
and more service-oriented. Flanking the road are ﬁ: Fy_‘l T
. . . . G- w
seven residential and commercial office buildings, : ' 2 ; :
. . . F & .
including some retall frontage at street level. The ' 0 :
road will accommodate cars and trucks moving : ‘ P
to and from various buildings within the campus, e . SN : l(_l |
but it also will serve pedestrians who walk to and ! v : T
from the Metro station, and who live or work within . q“'f“'é’_?_f' /5—./;7.1’
. . . v —0 i “
the campus. Deciduous shade trees growing in :,n A2 R F\,'
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Note. Street sections here show general standardss for the noted location, final street
sections in approved Conceptual Development Plans and Final Developrnent Plans
govern approved development.
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Old Springhouse Road Experience:

Scott's Run Intersection - Residential District

This campus entry and arrival portion of Old Springhouse Road
is flanked on both sides by two tall residential buildings. Most-
ly softscaped Pocket Park A occupies the north corner of the
Scott’'s Run intersection, and a small hardscaped area framed
by trees and ground plane vegetation occupies the south cor-
ner. The two landscaped corners help announce the campus
roadway entry, and either space is suitable for installation of art-
work. Well offset from the intersection, single curb cuts across
from each other provide vehicular access for the residenlial
parking garages below each building. Traffic control signals
and accentuated crosswalks at the Scott's Run intersection
shall ensure safety both for vehicles and for pedestrians. Street
trees and planting sirips shall define the edges of the roadway
and sidewalks, the lalter to be used moslly by residenl pedes-
trians. Benches, bicycle racks, waste receptacles, street light-
ing and signs shall be deployed in accordance wilh applicable
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Above images. The resigential porlion of Old Springhouse Road is more low
scale, low-volume than other campus sireets. With residential lrontage at
ground level (see architeclural articulation guidelines), less of the setback may
be devoted lo the public sidewalk and more of il given o ihe resideniial froni-
age or lor additional streelscape planting. Allowing residential units (o occupy
some of the streelscape encourages residents [0 aclivale and take ownership
of Old Springhouse Road.

CAPITAL ONE DESIGN GUIDELINES, PAGE E-13



Old Springhouse Road Experience:
Mid-Block Crossing - Pedestrian Axis

This spatiai node along Old Springhouse Road, like the node
along Campus One Drive, will be among the most animated
places within the urban campus, given ils reiationship to the
Metro station, Metro Park and the adjacent residential block.
At the crossing, the road's sidewalks and crosswalks will be
paved with materials visually tying together the ground planes
of the node's components: the road, the axial promenade on
both sides of the road; and Pocket Park B facing the road and
abutting the promenade and promenade stairway leading to
the elevaled Common Green.

Since the recreation-focused park is situated on top of a park-
ing garage, there is a significant grade change between the
streetscape of Old Springhouse Road and the public amenities
within the residential block. This poses design and pedestrian
way-finding challenges. Effort must be made to ernhance the
vertical connection between the two spaces so that pedestrians
are encouraged to make use of the unique access. Street trees
shall line street edges and, along with other vegetation, define
the axial promenade traversing the node. The pedestrian axis
shall be further reinforced and celebrated by a narrow channel
in which water will flow slowly down into Metro Park. Benches,
bicycle racks, waste receptacles, street lighting and signs, plus
a bus stop, shall be deployed along the road in accordance

with applicable plans, and as approved by the CODRB.

Above Image: As seen in Reston town Cenfer, stairs are lined with special
planting beds, lighting, and awning/sculptural elements that create visual
interest and draw the visitor through the site.

Right Images. The rnid-block crossing spans Old Springhouse Road and is
the pedestrian link (along the major pedestrian/view axis) between two of the
main open spaces in the master plan. As a rmid-block crossing, it is imporlant
o have design elernents hat slow vehicular traffic such as a lralfic hurnpy
raised crosswalk and a change in paving materials. The location also has a
unique confluence of open spaces, being al the intersection of the recreation
park, the common green and one of the pockel parks. Streetscape planting
should reflect and accenluale the existing axes and geometries.
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Old Springhouse Road Experience:

Old Meadow Rd Intersection - Retail ¢ Business Districls

This could be the busies!, most visually vibrant inlersection
wilhin the Capital One campus. Itis the primary point of conver-
gence for most commuters walking to and from Metro, and for
vehicles using the Old Meadow Road - Route 123 inlersection
lo access the campus’ commercial and residential bulldings.
Equally imporiant, it is the gateway to the Old Meadow Road re-
tail shopping area. The design and malerials of this streeiscape
node shall be the same as lhe rest of Old Springhouse Road, as
speciied above. However, of special imporiance here are the
Archileclural Design Guidelines that address the vertical mass-
ing and facade expression of the corners of the four buldings
framing the interesection, where all four sireet-leve! cormers of
the interseciion are occupied by relall uses, facade compos:-
lion of multi-level garages facing Old Springhouse Road @#bove
the retall level, vizibility and legibility of retall signage: storefront
colors and (llumination along Old Meadow Road; and wayfind-

Abowve Iniages. exarmpies of ofice and relarl streelscapes.

CAPITAL ONE DESIGN CUIDELINES, PAGE E-14



Old Meadow Road Experience

Old Meadow Road intersects Route 123, Dolley H ! i
Madison Boulevard, below Metro's viaducls and ! | i
will be the third and perhaps most frequently used E4] g !
entry point into the campus. From the intersection, o) g! :Z
the straight road crosses Old Springhouse Road, oH ul T
creating the vibrant campus gateway described a: z '
above, and ends in a major node at the T-inter- H % :
section with Capital One Drive. But it terminates : % :
visually and spatially farther west in the Civic Pla- ] I i !
za and atl the hotel facade overlooking the plaza. i | = B
Five commercial office and residential buildings L9 . AL
g — —
flank Old Meadow Road, most of which will be R = | ) Il SR AL Zoione o
the Capital One campus’ primary shopping street. g inpagremigen rasa ) 5 :_;";é’g;'?%f\’ﬁfs
Retail stores and eateries with glazed storefronts, e e el wley e t i
colorful canopies and awnings, and illuminated i S AT R . smceracans
signage shall continuously line both sides of the %’?gﬁ%{ F?sxwﬁ_ — = ' T o EARALIR. PASKNG
road. Limbed (high canopy) shade trees grow- o i
ing in continuous planting strips rhythmically line 5 - S
the road and its extra wide sidewalks, where res- SITEE] SR, o
taurants and cafes will deploy outdoor tables and y
chairs. Curbs.ide parking is provided. With people HEY ‘(K hl H
shopping, dining and socializing, plus pedestrians e e 2] :
going to and from buildings, Old Meadow Road oy e .
promises to be the busiest, most intensely animat- I ( w! B
ed streetscape within the campus. e vl 3
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Note: Street sections here show general standards for the noted location; final sireet sec-
tions in approved Conceplual Development Plans and Final Development Plans govern
approved development.
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Old Meadow Road Experience:
VA 123 - Old Springhouse Rd Intersection -
Retail + Commercial Districls

Alter passing under the Metro viaduct. Old Meadow Road 1s
fianked by a pair of tall office bulldings atop multi-level garages
Aiso just beyond the viaduct are curb cuts on each side of the
road providing vehicular access for the office building parlang
garages. This busy road segmen! leads (o the Old Meadow
Road - Old Springhouse Road intersection, the primary point of
convergence for most commuters walking o and from Metlro,
and for vehicles using the Old Meadow Road - Roule 123 inier-
section. The design and malterials of this aclivaled slreelscape
segment shall match Old Springhouse Road, as specified
above, including waylinding signage below the viaduct  Of
special importance is provision of adequate nighlime lghling
below the viaducl! (see Edge Conditions)

Since much of the leading for the acdjacent blocks cross
sidewalks close 10 the siie enlrance at Dolley Madison Bly
the design of the streetscape here should focus on pedeslirian
safety and wayfinding. Signage should clearly indicale 1o visi

E y : lars the driveways and their accessability while every effort must
f'j: v i be made to have pedeslrian conlinuity (1.e., continue matenals,
ut 1 delinealion, elc accross driveway enlrances). At lhe corner in-
il P tersection with Old Springhouse Road, aclivity (cafe sealing.
' : displays, elc) is allowed in the bui'ding zone to draw pedestirian
| ' traffic and enhance street life.
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Old Meadow Road Experience:
Mid-Block Crossing - Retail + Residential Districls

Old Meadow Road betwen Old Springhouse Road and Capi-
tal One Drive is the Capital One urban campus' primary shop-
ning streel. Behind porous, slreet-level building facades, re-
iall stores and ealeries shall continuously line both sides of
ihe slreet. Fully glazed storeflront windows and doors, colorful
canopies and awnings, and lighted retail identification and ad-
veriising signage shall define the street’'s pedestrian charac-
ter. Limbed (high canopy) shade trees growing in continuous
planting strips shall thythmically line the street and its extra wide
sdewalks, where restauranls and cafes can deploy ouldoor
tables and chairs for fair weather dining. Design details con-
cerning paving, planting. street lighting and street furnishings of
Ihis aciivated sireelscape segment shall match the other cam-
pus streets, as specified above. Pedestrian directional signage
shall be provided, and a midblock pedesirian crosswalk shall
be built to allow people to cross Old Meadow Road other than

al slree! inlersections.
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Image Above: Along the relail sireel portion of Old Meadow Road, signil
cant space is designaled for planting. Shade irees should be selected so
that visibily of slorefronls from passing veiicles s nol impinged. lrees
should be limbed 1o creale a streel canopy, fc fower the scale of the
sireel and (o sfow Iraflic

Images Loll: The mid-block crossing is 10 be clearly visible o vehicular
trallic and inay be a raised hump of he saniz malenal as he sidewalks.
Sparo shanild he loft between 1102 boxes/planting beds lor lemporary
vendaors.



Edge Conditions
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Fdge Conditions - VA 123

Rouie 123, Dolley Madison Bouievard, is an eighi-
lane artenial highway, one of the three major re-
gional highways serving Tysons Corner. Every day
{ens of (ncusands of motorists using this road will
spend many seconds - and several mirnutes in rush
hour congastion - driving by Capital One's campus
and seeing the enlire, guarter-mile-long southeast-
ern campus edge. Visually prominent along this
edge are: the elevaled Metrorail line and vietro
stalion that will cast shadows and generate noise;
three large office buildings with seven-level park-
ing garages constiuting their base; and Scotl's
Run Stream Valley Park and Metro Park. Also the
only vehicular enlry into the campus directly from
Route 123 is its intersection with Old Meadow
Road, which is situated below the Metro viaduct
and passes between the two flanking office build-
ings. Every weekday thousands ol Metro riders
will experience the campus edge as pedestrians
when they go to and from the Metro Station using
the Roule 123 and Old Meadow Road sidewalks.
Conseqguently, the goal ol these edge condition
guidelines is to make lhis edge of the campus at-
fraclive.

— | *. s

T

imagae Right: Silver Spring, MD elevaled METRO crossing

/i f - The entire Roule 123 Dolivy Madison Bivd.) edge
is blocked by the elovaled METRO line that will be
closa (o al-grade on the SWside and 3 stones in lhe air on lhe
SE side frefer lo elevalion).
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Edge Condition - VA 123:

Business District

The edge design strategy has lwo components. One concerns
the facades of the multi-level garages comprising the base of
the office buildings. The architectural design guidelines call for
the facade of each garage to be composed integrally with the
entire building facade, in effect artfully disguising the garage
and masking parked cars. The other component of the edge
design strategy calls for the streetscape to be landscaped as
shown on the Conceptual Master Plan and the design guideline
drawings. Landscaping shall be comprised of native species of
deciduous shade trees, ornamentat trees, evergreen trees and
shrubs, along with vegetated planting beds. Sidewalks and
hardscaped areas shall be constructed with pervious paving.
Note that the feasbility of landscaping shown below the Metro
viaduct is contingent on the approval of WMATA.
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Fdge Condition - VA 123:

Campus Entrance

Streetscape design guidelines at the Old Meadow Road-Route
123 intersection, which will have traffic control signals, shall
malch “Roule 123 - Business District Edge” design guide-
lines. A crosswalk, aligned with the Route 123 sidewalk, shall
raverse (he entry. To ensure good visibility and to enhance
salely, ample nighttime lighting shall be inslalled to illuminate
the sireetscape, viaduct columns andd Mefro guideway under-
side. Alow, llluminated Capital One Urban Campus identifica-
tion sign shall be placed at the entrance, below the Metro via-
ducl, in a location ensuring sign visibility both for motorists and
lor pedeslrians. Additionally, a vehicular wayfinding sign and
a pedeslrian orientalion sign (see signage design guidelines)
shall be placed along Old Meadow Road, west of the two park-
ing garage entries.
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sita prtrances cutting d off frorn natueal liaht andd crealing an ind
environment. Use of public art, ighting, and visual atlraclions s wel
ample signage is extremely important lo ensure comfortable use of s
anlrance by pedestrians and general velucular lraffic.




Edge Condition - VA 123:

Park + Metro

Metro Park edge design guidelines adjacent to Metro Park shall
match "Campus Entrance at Route 123" design guidelines per-
taining to streetscape landscaping and lighting. An illuminated
Capital One Urban Campus identification sign and pedestrian
orientalion sign (see signage design guidelines) shali be placed
at the Metro Park entrance immediately west of the Melro sta-
tion. Signage, plus hardscaped walkways and landscaping,
shall be designed to lead pedestrians toward various destina-
tions: Scott's Run Park and Metropark; Old Springhouse Road;
the Common Green and Civic Plaza; Old Meadow Road and
retail: and Capital One Headquarters.
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Images above: Al the easlern corner of the site, the METRO is elevated al A
least 30 feet above grade, supporied by large concrete piers. The common
green (Metro Park) must be designed (o stil interact with this edge. minimjize
LiE TRO's impact, and altract attention frorm Route 123,
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Edge Conditions - Scotts Crossing
Road

Abutting the Capital One campus northern edge,
Scotts Crossing Road will be built as an eight-lane,
sub-regional road serving Tysons Corner areas on
both sides of 1-495. To pass over [-495, the road
rises steadily from east to west along the campus
edge. Two of the three vehicular entries into the
campus, both with traffic control signals, are along
this road. As on |- 495 and Route 123, drivers us-
ing Scott's Crassing Road will pass by and see
the campus’ entire northern edge, whether or not
the campus is their destination. Visually prominent
along this edge are Scotts Run Stream Valiey Park
and Metro Park; three tall residential buildings;
and a fourth office and hotel building at the north-
ernmaost corner with a parking garage at its base.
Each of the two campus entry roads, Old Spriing-
house Road and Capital One Drive, are flanked
and framed by a pair of buildings (see drawing).
The Scotts Crossing Road overpass poses an
especially unique and challenging condition as it
slopes upward above the level of the sidewalk ad-
jacent to three of the four buildings.

' 1\ SEE CAPITAL ONE

», (DRIVE ENTRANCE
=2
Y
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Edge Condition - Scotts Crossing Road:

Park + Old Springhouse Road Entrance + Residential District

Landscaping shall be comprised of native species of decidu-
ous shade Irees, ornamental trees, evergreen trees and shrubs,
along with vegetated planting beds, as shown on Open Space
and Streeiscape plans. The sidewalk and hardscaped ar-
eas shall be constructed with pervious paving. A crosswalk
aligned with the sidewalk shall traverse the Old Springhouse
Road and Capital One Drive entries and medians. A vehicular
wayfinding sign and a pedestrian orientation sign (see signage
design guidelines) shall be placed on the inbound side of the
road entrances. Additionally an illuminated, low Capital One
Urban Campus identification sign may be placed adjacent to
each road entrance in a location ensuring sign visibility both for
motorists and for pedestrians.

=1 ‘1
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image Above: Scolts Run Crossing has been designed o handle heavy lraffic,
as it 1s expected that vehicular movement at the Capital One Drive entrance
of the site will be high. The sidewalks and building zone at this portion of the
Scolls Run edge are wider than the other sidewalks on the sile lo accom-
modate the road curve. This provides ample opportunity for a buffer zone
between the vehicular traffic and the pedestrian traffic as well as the adja-
cent residential bulldings. This should be accomplished with heavy use of
landscaping and other soltscape media to absorb sound and pollution. In
addition, there is ample space for signage and wayfinding design elerments
lo announce and direct traflic towards the rain site enirance at Capital One
Drive.

Image Lell: The southern end of Scott's Run Crossing edges the common
green park. The streel landscaping should therlore reflect the landscaping of
the park (see open space guidelines) as well as connact across the sireet lo
the Scolt's Run linear park. This edge must act as a kind of billboard for the
site and reflect the vibrant streetscape of the campus.
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Edge Condition -
Scotts Crossing Road:

1-495 Fiyover + Commercial District

The Commercial Edge/i-495 Flyover design
guidelines shall match “Residential Edge Condi-
tion" design guidelines pertaining to streetscape
landscaping, as shown on Open Space and
Streetscape plans. The grade adjacent to Build- : :
ing 5 shall be raised to match the VDOT retain- ’ s sy QUG B
ing wall supporting the edge of the Scotts Cross- | OFFICE
ing Road flyover as it ramps up. Entrances shall
open onto the streetscape here where possible as
the steep grade change intersects with floor lev-
els within Building 5. Owing to the unique juxta-
position of VDOT Jones Branch Crossing R.O.W
to Building 5 in this location, the streetscape will
bc narrowcer than normally permitted for thie road
classification (10" building zone with a 12" public
R.O.W. streetscape), with the 12" public R.O.W.
streetscape continuing across the 1-495 bridge.

As a non-preferred alternative, a properly engi-
neered retaining wall faced with durable, high-
quality stone, brick or patterned concrete may be
constructed along the outer edge of the building
zone adjacent to Building 5 to support the edge of — s
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the Scotts Run Road fiyover as it ramps up. Within rj/
and above the space between the retaining wall 1L
and the building facade, ample lighting shall be .1
provided to illuminate the retaining wall surface, s s
the sidewalk and the lower portion of the building i
facade, thus ensuring good visibility day and night - - R .
and enhancing safety.
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Image Above. Exarnple of streelscape with ramped road agja- ,":,T, C A B SIS EEANE PR L B 1",:"',‘, PTG P, .
cent. Building zone grading creales a seamiess slreelscape, - s { N T —
marntaining porosily throughout the length of the building : — == [ urom L
Streetfront. . I3 — 2or-6" (WameT) —= = %

STREET ENCLOSURE

Note: Street sections here show general standards for the noted location, final street
sections in approved Conceptual Developrnent Plans and Final Development FPlans
govern approved developrment.
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Fdge Conditions - |-495

The western edge of Capital One's urban campus
borders the Capital Beltway, 1-495, the Washington
metropolilan area's most inlensely used and [re-
quently congested highway. Also a national high-
way carrying interstate traffic, 1-495 connects with
all three major regional highways serving Tysons
Corner.  Consequently hundreds of thousands
of bellway motorists will drive by Capital One's
campus daily, traveling both north and south, and
see the entire, quarter-mile-long western campus
edge. In addilion to Capital One's landmark head-
quarters building overlooking the beltway at the
southern end of the campus, drivers will see three
relatively tall office and holel builldings wilhin the
northern campus sector overlooking the beltway.
As with other campus buildings, part of the bases
of these three buildings will be parking garages.
Drivers also may catch a glimpse of the narrow ser-
vice road to be built along the northern half of the
western campus edge. But because the elevalion
of the beltway is above the ground level of Capi-
tal One’s campus, beltway views of the campus
will consist primarily of architecture and vegetation
planted along the edge.

[-495 ELEVATION (BEHIND)
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Edge Condition - 1-495:

Commercial Edge Condition

The architectural design guidelines apply to buildings adja-
cent to the beltway. Each building’s garage facade must be
composed integrally with the entire building facade ta artfully
disguise the garage and mask parked cars. In addition, trees
shall be planted continuously all along the highest grade eleva-
lion of the campus |-495 boundary o create a visual screen
and, secondarily, to serve as an acoustic buffer. Trees shall be
drought-resistant evergreens characterized by dense foliage,
native to this region and climate, and well suited for this loca-
tion adjacent to a busy highway.

Wotdall Rodgers. Ewy

Above /mage. Freeway adjacent o the Dallas, TX, downtown area shows use
of “icon” bullding types (easily recognizable and atiention grabbing at high
speeds) as well as the use of landscaping as a buller
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I-495 - Existing Commercial Edge Condition

CAPITAL ONE DESIGN GUIDELINES, PAGE E-29



Tysons East Site-wide Signage
Statement of Intent

The purpose of these Signage Guidelines is lo ensure that the
signage throughout the Capital One urban campus develop-
ment is of a type, size and scale appropriate to its location on
and around the individual buildings and site. The guidelines in-
tend to provide aesthetic order by requiring consistency in sig-
nage placement and arrangement, which reinforces neighbor-
hood character. Coordinated color schemes, suitable shapes
and sizes, and appropriate lighting create a pleasant and cohe-
sive environment. Well designed signage will inform and guide
visitors and users throughout the campus.

These guidelines identify and describe exact conditions, siz-
es, and types of signage. All signage must comply with these
guidelines and applicable Fairfax County Zoning Ordinance
sign requirements, including, if applicable, a county-approved
Comprehensive Sign Plan (CSP).
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Above Images. Thoughtiul sign placement and arrangement enrich the
urban community. Integrated signage and coordinaled color schemes
enhance neighborhood character.




All signs shall meet the following general guidelines:

A. Size (Sign Measuremen/s)

The Fairfax County Zoning Ordinance, Article 12-105 Sign
Measurements, regulates the size of individual signs. it
slates:

“The area of a sign shall mean and shall be computed as
the entire area within a continuous rectilinear perimeter of not
more than eight straight lines enclosing the extreme limits of
writing, representation, emblems or a figure of similar char-
acter together with all material, color or lighting forming an
integral part of the display or used to differentiate the sign
from the background against which it is placed.”

B. Materials
Sign materials shall complement lhe exterior architectural ma-
terials of the individual building, streetscape or landscape.

C. Colors

Sign colors shall harmonize with or complement building de-
sign and colors. Retail signs may be more colorful in order to
increase visibility and recognition.

D Lighting

Building Mounted Signs shall be internally illuminated or 'halo'
iluminated. Any lighting of relief letter signs shall light the face
of the building so as to ‘back light' the message. Where such
illumination is not passible or appropriate, the Capital One
Design Review Board (CODRB) may approve external illumi-
nation. Any such external light fixiures must be permanently
mounted and the light source directed so as to prevent glare
or excessive brightness.

For all illuminated signage, the CODRB may require the ap-
plicant, tenant, or building owner to reduce the intensity of
sign illumination if lhe CODRB determines that the signage
Is 100 bright or produces excessive glare. llluminated signs
shall not disturb nearby uses, particularly residential uses.

Lighting fixture styles shall complement the architectural style
of the building.

Building mounted sign conduits, raceways, transformers, and
junction boxes, etc., shall be concealed or painted so as to
make them inconspicuous.

High-pressure sodium (yellow-orange) lighting is prohibited.

Ground mounted lighting of signs is not permitted, but such
lighting used Lo illuminate building facades may be permitted
where appropriate, and where it does not produce unwanted
glare or obstruct pedestrian movement.

In all cases, designs should endeavor to specify high-effi-
ciency and sustainable lamps and fixtures wherever possible.

General Signage Design Guidelines

E. Messages and Nornenclature

Sign text shall be appropriate to the purpose of the sign, such
as primary project and building identification and primary
lenant signs. Text shall be simply stated. Window and other
pedestrian oriented signs may have more message content.
Signs shall be limited to identifying or advertising the prop-
erty, the individual enterprises, the products, services or the
entertainment available on the same property where the sign
is located.

F Letter Style and Size

Lettering shall convey a message wilh clarity and comple-
ment adjacent signs and the project’s overall design. Letter-
ing style should be simple and straightforward, with the letler
size on signs scaled to be legible lo pedestrians and molor-
ists most likely to see the signs.

G. Sign Location

Sign Location Plans show designated locations of gateway
project identification, building mounted primary tenant identi-
fication, vehicular directionals, pedestrian wayfinding signage
and retail signage.

Freestanding signs shall be located so as to nol obstruct
driver visibility or limit vehicular sight distance, and shall have
a low profile with landscaping provided around the base.

Above Image. Colorful awnings and simple branding statements enliven
slorelronts.
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Types of Signs

A. Primary Project Identification, Gateway

Major gateway signs will serve to enhance the project’s image
and identity. The sign areas should incorporate both landscap-
ing and lighting elements, setting the tone for the remaining
public signs in terms of color, materials, and architectural style.

Major gateway signs are at the primary entry drive on Route 123
and Old Meadow Road; at the pedestrian entrance on the west
side of the Melro station; and near the Capital One Conference
Center. The gateway signs shall reflect the district's architec-
tural character and shall be constructed of high quality maleri-
als such as masonry, stone, or metal subject to the approval of
the CODRB.

B. Primary Building ldentification, Freestanding

Signs that identify specific buildings within the development
shall be placed at or near their main entry points. Generally,
there shall no more than one (1) such sign for each building.

A freestanding, or monument style, building identification pylon
sign should be designed to be an integral part of the site land-
scaping, of similar style and materials as either the gateway
signs or the architecture of the building. External light fixtures for
freestanding monument signs shall be cancealed or screened
by landscaping. High-pressure sodium (yellow orange) lighting
is prohibited. The sign should be located so that it serves to
guide and orient pedestrian and vehicular traffic going to the
building.

For a single building, a freestanding identification sign at the
building's main entrance may be permitted if it meets the fol-
lowing criteria:

(1). The sign message shall be limited to the name of
the building and/or the individual enterprises located therein;
the address; trademark or identifying symbol; or any combina-
tion thereof.

(2). A freestanding sign shall not exceed twenty (20)
square feet in area or eight (8) feet in height.

(3). Freestanding signs shall not project beyond any
property line or be within five (5) feet of the curb line of a service
drive, travel lane or adjoining street. When located on a corner
lot, a freestanding sign shall be subject to the provisions of Fair-
fax County Zoning Ordinance, Section 2-505, Use Limitations
on Corner Lots.
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C. Tenant ldentification, Building Mounted

(1). Primary Tenant or ‘Signature’ User Sign

Generally, one building Primary Tenant or ‘Signature’ User
sign is permitted on the top facade portion of any one build-
ing. A second, either identical or different 'Signature’ User,
sign may be permitted on the top facade portion of the build-
ing at the discretion of the CODRB. This second sign should
be located on the opposite side of the building so that both
signs are not visible at the same time. If the signs are on ad-
jacent sides, they should be as far apart as possible.

A sign may be mounted flat against a rooftop penthouse wall
or rooftop-screening wall that is an integral architectural ele-
ment of the building through the continuation of materials,
color, and design exhibited by the main portion of the build-
ing. No part of the sign shall extend above or beyond the
perimeter of the penthouse wall or screening wall to which
it is attached or project outward from the penthouse wall or
screening wall.

Primary Tenant or "Signature” User signs shall consist of in-
dividual, pin-mounted letters (illuminated or non-illuminated).
Letters mounted on raceways or 'box-type’ signs are permit-
ted only with approval by the CODRB.

In general, Primary Tenant signs may have letter or logo
heights of up to 36 inches. The CODRB may allow larger
letter or logo sizes depending on the sign's length, design,
color, location, visibility and location. A maximum area of 200
square feet per sign is permitted.

Pricemty Trmat

(2). Secondary or Office Tenant Sign

Before individual Office Tenant signs can be approved, the
building owner or manager shall submit a comprehensive
tenant signage system for the building to the CODRB for re-
view and approval. Generally, no more than one identification
sign per tenant is permitted unless specifically approved by
the CODRB.

Tenant signs other than the building Primary Tenant or 'Signa-
ture’ User signs are generally permitted only on the first level
or ground level of a building. At the discretion of the CODRB,
tenant signs may be allowed on the second level of a building
in cases where a suitable signage area has been provided as
part of the architectural design and where visibility of the sign
is a significant issue.

The style and height of the letters should be standardized and
should relate to the size of the area to which the sign will be
attached. Generally, a height of 8 to 14 inches is appropriate.
The CODRB may approve signs or logos with larger letters or
characters depending upon factors such as the sign's overall
length, height, location, visibility, color, illumination, etc.

First level window signs may be permitted depending upon
their size or location. Signage is prohibited in windows above
the first level of the building.

This ama usd o0
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D. Retail Tenant Signs Sign Types

An effective retail sign package should consist of Q trw e
several levels of signs, used in combination. These R S W diesani o
sign styles couid include wall-mounted signs, pin 7y : '
mounted letters, awnings, projecting signs, blade S &L
signs, interior signage, window applied graphics Sy
and digital signs. Tenants should take maximum " vwos ¢
advantage of store logos, specialty letter styles, A weel °
and graphics enhancements. Tenant signs shall fin6s

be designed for integration with the architectural - - a
character of the storefront elements.

Creative uniquely designed signs and storefronts o A ) AR
are encouraged to provide color and interest to the o : fr g
streetscape. Wall mounted letters/logos are per- :.5 N
mitted on the fascia above the storefront or on a o

signage bulkhead designed to be part of the over- bouity, B c) a
all storefront design. Signs are also permitted on e @ " e oo
glass display windows. The length of the sign and e

the height of the letters must be approoriate to the

size of the area where the sign is 1o be mounted . Q@

and the general size of the storefront. Internally il- Sitas s @
luminated sign “boxes” are prohibited. @ I sz

[

Placement of retail tenant signs shall not be per- .
mitted higher than the fascia above the first floor ' 3
level of the building exterior, unless the building
includes a multi-floor interior retail tenant. In this
case, retail tenant signage may be permitted on
the exterior of the building in locations correspond-
ing to the interior retail floors, providing that the ex-
terior retail tenant signs are not located above 35
feet. Acceptable sign sizes will be determined by
a CODRB approved Comprehensive Sign Plan for
individual buildings.

Projecting signs and/or awnings are encouraged.
Awning colors and graphics shall not only comple-
ment the architectural character of the fagade,
but also provide contrast between individual shop
fronts. Graphics and lettering on awnings and
canopies shall be approved by the CODRB per the
approved Comprehensive Sign Plan. Multiple or :
repetitive awning signage, logos, and/or advertis- _—
ing are generally not permitted.

Window signs and graphics shall be consistent with
other retail signage applications. These signs can
be applied directly to the inside face of the window.
They are primarily intended to provide additional
information to the pedestrian and to complement
the overall window display. Window signs shall not
exceed more than 20% of the window area and
shall be permanent in nature.
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E. Parking Structure Jdenlificalion

A maximum of one (1) sign is permitted al each
public vehicular entry location, and, shall be placed
directly above the vehicular entry. The maximum
size of a parking structure identification sign shall
be 20 square feet.

£ Directional Signs

Specifically designed directional signs shall be
placed along the three streeis 1o direct molorists,
pedestrians and bicyclists to key destinations. A
graphically unified system of directional signs with-
in the project is required.

Directional Signs shall include standardized mes-
sages such as: building names and address num-
bers; "entrance and exit;" "parking;” “holel;" "civic
plaza;" "Metropark;" "Metro Station;" "Route 123:"
"Scott's Crossing;” and olher destinations. They
have no message other than the type of wording
listed above, and the message may contain an ar-
row.

Directional signs with specific retail or office tenant
names, and mixed message directional signs that
contain Standardized Directional Speech are dis-
couraged. No commercial symbols or logotypes
will be permitted.

Colors, shapes and styles used for directional
signs shall be standardized within the Capital One
Development Plan. The use of simple letterforms
and graphic symbols is strongly encouraged.
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G. Banners, Decoralive Panels and olher Graphic
Treatments

Other types of signs, such as decorative banners,
may be approved as part of the approved Com-
prehensive Sign Plan.

Banners can unify a project or development
through repetition. Banners used on an area wide
basis can graphically portray overall project iden-
"1y or specific areas of importance, such as retail
concentrations, major plazas, etc. Banners can
celebrate seasonal or project specific events.

The size and development of banners shall be
tasteful and in keeping with the ambiance of the
Capital One development. Banners shall only ad-
vertise activilies such as special events, festivals,
holidays, concerts, etc., and shall be mounted only
at locations within the project approved by the CO-
DRB. Attachment to trees. street signs. or vehicles
is nol permitted. Banners shall be professionally
fabricated of durable, weather-resistant material.
Care mus!l be taken to prevent fastenings from
damaging any buildings or structures.

Banners for seasonal or recurring events may be
displayed on a regular basis with review and ap-
proval by the CODRB. Individual retail or office
business identification names or promotions are
not permitted.
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Sitewide Design + Sustainability

Following is the menu of streetscape design ele-
ments, described graphically and specifically in
the accompanying pholos, drawings, diagrams
and schedules.

Hardscape: cartway paving. curb and gutter
malterials; medians; sidewalk paving materials
and patterns; bollards

Softscape: planting beds and bed edging;
ground covers; ornamental perennial and an-
nual shrubs; soils; mulch and fertilizer; irriga-
tion systems

Street Trees: tree types - deciduous/shade, de-
ciduous/ornamental, evergreens - and sizes;
tree placement and spacing; tree grates and
planting boxes; mulch and fertilizer; irrigation
systems

Streel Furniture: benches; tables and chairs
(for outdoor dining); bicycle racks; waste re-
ceptacles; information display kiosks

Street Lighting: standardized energy-efficient
light fixtures and poles for ambient light; spe-
cialized lighting for designated areas

Streel Signage: place identilication signs;
navigation and direclional signs

Achieving urban design sustainability goals means
making sireelscapes as green as possible. There-
fore the guidelines specify streetscape design tac-
tics aimed at sustainably managing stormwater
and reducing heat-island effects caused by hot
paved surfaces.

Pervious sidewalk and plaza paving - instead
of rapidly running off, stormwaler infiltrates
substrales below the paving where it is
retained and reabsorbed into soil, or filtered
naturally before draining into catch basins,
cisterns or pipes.

High-albedo sidewalk paving to reflect much
of the incident solar radiation

Vegetlated bio-swales in street medians, or ad-
jacent to curbs and sidewalks, 10 slow down,
retain and absorb stormwater runoff
Deciduous lrees lining streets and sidewalks
with broad canopies providing shade that
cools both the paving and the streetscape
environment
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OPEN SPACE DESIGN
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Urban Park Standards

Fairfax County has rightfully observed that all healthy, prosper-
ous cities need well designed parks and civic open spaces.
If a future Tysons Corner in particular is to fulfill the county’s
comprehensive, long-range planning vision and truly become
city-like, it must have a well functioning system of strategically
located, purposeful urban parks that vary in size and type.

Consequently, the Tysons Comprehensive Plan departs from
the county’s prevalent, more suburban park policies and in-
stead proposes city park typologies appropriate for urban en-
vironments. Because the public realmIn Tysons - streetscapes
and open spaces around buildings - will be a relatively small
percentage of Tysons land area, parks and civic open spac-
es must be especially well situated and carefully designed
to successfully serve workers, residents and visitors, and to
achieve sustainablity goals. Such public parks and spaces
must pleasantly accommodate pedestrian movemenl, recre-
ation, programmed activities, rest and relaxation.

The Tysons Comprehensive Plan relates urban parkland area
requirements to anticipated future population of Tysons resi-
dents and workers. Area calculations are based on gross
floor area (GFA) of office space, and on the number of people
living and working in a particular development. While in the
aggregate the quantitative urban parkland standards are 1.5
acres per 1,000 residents and 1 acre per 1,000 employees,
these standards can vary substantially within individual prop-
erties.

The Comprehensive Plan’s new Urban Park Typology identi-
fies and defines four park types suitable for Tysons: the pocket
park; the common green; the civic plaza; and the recreation
focused park. The design of each type depends on location,
size, overall configuration, and relation to adjacent land uses,
buildings and environmental resources.

Pocket Park: "A pocket park is small, usually less than one
acre, centrally located, and adjacent to high-volume pedes-
trian traffic. Intimate pocket parks act as tiny sanctuaries
within the urban environment. They can offer play space for
children, places to eat lunch in the shade or read the pa-
per next to a fountain, or opportunities for social interaction.
They are easily seen and accessed from the streetscape
and are framed by buildings and active uses. Each pocket
park should have its own identity and be integrated into the
neighborhood around it. Planting, lawn areas, hardscape,
fountains, seating, art, and play equipment could all be ap-
propriate in a pocket park."

Common Green: "A Common Green is a larger park, usu-
ally more than one acre, that can range in size and function
but is always centrally located and easily accessed from both
commercial and residential uses. It should include a large,
flexible lawn area that can be used for gatherings or for infor-
mal recreation such as Frisbee, pick-up football, or cricket. In
addition to its lawn, a common green should offer a variety of
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other spaces such as smaller garden spaces, or rooms, suit-
able for small gatherings or individual enjoyment. A common
green can be used for civic functions such as performances,
markets, and festivals. Common greens car be well planied
with trees, shrubs and perennials, as well as lawn areas, but
may also contain hardscape elements.”

Civic Plaza: "The civic plaza is a gathering space close to
public transit, important intersections, cuitural and civic uses,
and integrated with the urban street network. It can include
planted space but should be largely a hardscaped park, pos-
sibly including seat walls and fountains. It should encom-
pass an unencumbered space suitable for large gatherings of
many kinds - concerts, festivals, arts and crafts shows, farm-
ers' markets. It should be flexibly designed so that when a
large gathering or event is not scheduled, the civic plaza stifl
offers a variety of places such as shaded and sunny space,
and small intimate spaces for smail groups and individuals
to enjoy. Civic plazas are usually a minimum of one acre
and may or may not include flexible space to accommodate
athletic activities.”

Recreation-Focused Park: “This type of park's primary func-
tion is providing active recreation facilities for nearby residents
and workers, including playing fields, hard-surface couris
and skate parks. If space allows, Common Green or Civic
Plaza elements can provide other amenities. Athletic fields
should have synthetic turf and night-time lighting to maximize
use. Trails, seating, tot lots, shade structures, water features,
picnic areas, restrooms, landscaping or hardscape should
be provided to complement and support the recreational
component. Parking should be addressed through shared
parking agreements with adjacent developments. The size
of the park should be sufficient to accommodate the active
recreation facilities and support amenities.”

Parks of all types help make urban environments more sus-
tainable by reducing urban heat island effects, capturing and
retaining stormwater, and utilizing vegetation and plant bio-
diversity as much as practicable to enhance microclimate
quality. Accordingly the Tysons Comprehensive Plan calls for
achieving these park attributes.

Conceptual Parks and
Open Space Network

Tyt Carnar
(mtan B

[~ -y W

Legera
I Earing Cauny faves
Fanog Pans
- e g3 Travs
— P gl Gn-Flaad Byl Lanes

o 4
o




The Capital One campus contains most of the urban park
typologies: several distinct pocket parks; a civic plaza; and
two different common greens, one adjoining a stream valley
park and Metro, and another more residential in nature and
containing some recreational attributes. The design of each
park responds to its specific site conditions and incorporates
vital elements and attributes identified by Fairfax County as
indispensable for successful place-making.

Context: park location, size, configuration, type, function
and design must all relate to the surrounding context -
uses, movement, structures and microclimate.

Access and Visibility: parks must be publicly visible and
ADA-accessible with multiple points of access to and from
the surrounding streetscape.

Function: successful parks must be purposeful and, like
rooms in buildings, designed to accommodate specific
passive or active functions.

Amenities: parks should include physical features - foun-
tains, seating, tables, gardens, lawns, sport facilities, pavil-
ions, cafes, outdoor lighting, utilities (water and electricity)
- necessary 1o support intended purpose and functions.
Visual Form: overall park form depends on, and is deter-

Open Space Design

streetscape geometry, internal spatial composition, built
focal points, construction materials, trees and vegetation.
Programmability: certain parks must provide programmable
space for public and semi-public events - performances,
ceremonies, exhibitions, fairs, markets - and also provide
necessary service spaces for loading, staging and storage.
Maintenance: regular, systematic maintenance is crucial
to ensure that parks remain clean, safe, functional and
altractive - necessary maintenance plans and protocols
include plant care and irrigation, trash pickup, repairs and
replacement.

LEGEND

METRO PARK

SCOTTS RUN STREAM VALLEY PARK

NaPas | COMMON GREEN

=

CIVIC PLAZA

ELEVATED PLAZAIROOFTOP RECREATION

POCKET PARK

ENHANCED STREETSCAPE
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Civic Plaza Design

Serving the entire Capital One urban campus will
be a large, pedestrian-oriented Civic Plaza (B-1)
abutting Capital One Drive. Definitively shaped
and framed by a hotel, office buildings and a civ-
ic facility, the plaza shall be a functionally flexible
space accommodating a wide variety of sponta-
neous and scheduled, pre-programmed uses: in-
formal gathering and socializing; outdoor dining;
live performances sucih as concerts and theatrical
events; themed festivals; arts and crafts shows;
and larmers’ markets.

To optimize functional flexiblity, the Civic Plaza de-
sign concept is simple yet compelling. The space
shall be primarily hardscaped, in the tradition of
ltalian piazzas, with pervious but durable pav-
ing. The plaza periphery shall be lined by large
shade trees, with trees and bollards along the
street edge. Furnished with benches, tables and
chairs, plus appropriate nighttime lighting, most
of the plaza surface shall remain substantially un-
encumbered. A three-dimensional element yet to
be determined shall occupy and mark the point
where the Old Meadow Road axis and the axis
of the pedestrian pathway from Metro Park visu-
ally intersect. Appropriale portions of the facade
of building 4, as shown in the plan, shall be de-
signed to visually terminate the two axes. Except
for emergencies, vehicles shall not be permitted to
enter the plaza. All plaza-leve! facades of the sur-
rounding buildings shall be maximally porous, with
windows and doors facilitating visual connectivity
and direct physical access to the plaza.

Appropriately deployed utilities and technical sys-
tems sufficient to support future plaza activities
shall be provided. These shall include: electric
power sources; cold water sources; irrigation for
trees and other vegetation; and telecommunica-
tion equipment and network connectivity, both
wired and wireless. Prior to design and installation
of plaza support systems, designers shall estimate
the plaza's probable future, use-related demand to
ensure that systems have adequate load capacity.
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Above Image: example of a civic plaza in an urban selting. These spaces are charac-
lerized by therr large open hardscape plans which creale platforms for varying public
activities.
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Common Green Design

Block C encompasses a Common Green (C-1)
framed and overlooked by three residential build-
ings. The green serves a twofold purpose. First,
it is an integral part of the spalial landscape ex-
perience for pedestrians moving along the walk-
way axially linking Metro Park and the Civic Plaza.
Second, the green provides a large, open, llexible
lawn area surrounded by contiguous, intimate out-
door spaces for rest and relaxation, spontaneous
gatherings or picnics. The lawn will accommodate
informal recreation, such as volley ball, catch, Fris-
bee or pick-up foolball, as well as the polential for
scheduled civic functions such as performances
and festivals. A smaller section will accommodate
a children’s playground for surrounding residen-
tial develpment. In addition to the open lawn, the
Common Green and spaces leading into the green
contain trees, shrubs, perennials and annual plant-
ing beds, plus hardscaped areas. Although the
green will be used mostly by residents of the ad-
jacent residential buildings, it will be accessible to
the public.

Seating shall be provided in hardscaped peripheral
areas, and all paving shall be pervious. Appropri-
ately deployed night-lime, glare-proof lighting shall
be installed to avoid light spillage into apartment
windows. Utilities in the Common Green o sup-
port recreational and civic activities shall include:
electric power sources, cold water sources and ir-
rigation for vegetation. Prior to installing support
systems, designers shall identify probable future
uses of the Common Green and estimate demand
o ensure adequate load capacity.

Above Images. examples of recreation parks in urban settings. These spaces are char-
aclerized by their large landscaped fields which create plaltforms for varying recreation
activities. Landscaping should be largely ground cover (steppables) with other vegela-
tion (flowers, bushes, lrees) kept to the perimeter of the space in order to allow ample
space for play.
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Metro Park Design

Directly abutting and downslope from the Metro
Park common green (D-1) is the Scotts Run Stream
Valley Park, which traverses the northeast corner
of the Capital One property and is adjacent to the
Metro station. This unigue ecological resource
greatly enhances the Capital One park system.
Metro Park’s common green serves as a transition
and threshhold to the stream valley park. After it
has been restored and protected, the accessible
Scotts Run landscape will be a place where people
can observe and freely explore natural features. It
also will interconnect with and be part of the exten-
sive linear park network and planned trail system
serving ail of Tysons. The stream valley park can
contain interpretive signage, ADA accessible hiker-
biker trails, seating areas for stopping and resting,
and vista overlooks.

Metro Park’s common green above the stream val-
ley park is framed on the west by a t3ll residential
tower and on the south by a large office build-
ing ajdacent to the Metro station. Leading from
the Metro station past the office and apariment
buildings are hardscaped terraces and walkways
flanked by rows of various species of deciduous
shade and ornamental trees. Planting beds, a
wedge-shaped lawn and water-filed canal, pool
and fountain animate and complete the landscape
ensemble. Abutlting the two building facades are
terraces, composed of pervious paving. Because
retail spaces, possibly including a restaurant, oc-
cupy the at-grade terrace levels of the two build-
ings, ferrace-level facades facing the park shall
be maximally porous, with storefront windows and
doars praviding direct visual and physical access
to the park.

Appropriately deployed night-time, glare-proof
lighting shall be installed to avoid light spillage into
residential tower windows. Terraces shall be fur-
nished with tables and chairs. Ultilities to support
Metro Park activities shall include: electric power
sources; cold water sources; underground vault to
house water pumps and filters; and irrigation for
trees and vegetation. Prior to installing support
systems, designers shall identify probable future
uses of the park and estimate demand to ensure
adequate load capacity.

Images Right: examples of public parks characlerized by ther
decoralive mix of hardscape, landscape, and vegelation. In
the case of the Melro Park, trees should be used to shade the
aclivity "zones " while also prolecting them from noise pollu-
tion, Spaces should be designed o be flexible in use. bul are
more landscape driven than lhe civic plaza.
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- Aoy g N e Pocket Park C-2/C-3 Design

LY AL - Pocket Parks C-2 and C-3 help define lhe Capi-

el 4‘_’ -‘”-_\ | 2 tal One urban campus pedestrian and vehicular

S Lt ¢ ; : enlry experience from Scott's Crossing Road with

A - : s its high-volume vehicular traffic. Rather than be-

o * {;1 e | * ing intimate pocket parks and urban sanctuaries,

£ &3 i - : these highly visible pocket parks are spatial "an-

£ ¥ R e j terooms” related both lo the adjacent residential

e e 7 a buildings and the two main campus roads, Capi-

» ’ - @ _3° e tal One Drive and Old Springhouse Road. Given
X ) L T Lo idtidr their respective locations, Pocket Park C-2 shall be

primarily a visual amenily for drivers while Pockel
Park C-3 will be both a visual amenity and a pedes-
trian passageway linking the intersection and the
elevated common green.

POCKET PARK C-2

L = The landscape of Pocket Park C-2 shall be com-
. N . prised of a small amount of pervious hardscape
' ' ' ' and low masonry walls; planting beds with ground
covers, perennials and annuals; shade and orna-

menlal deciduous trees; evergreen shrubs and

trees; and possibly a project identification sign.

Pocket Park C-3 shall contain similar elements

but with considerably more hardscape area {0 ac-

commodate pedestrian traffic. It shall not contain

a projecl identification sign. Both pocket parks

5 shall contain fixed bench or wall seating, nighttime
g lighting, and provisions for irrigating vegetation. A
suitable outdoor artwork may be installed in one or

Images Above. example of a pocket park that also must act as through-ways for pedes-
trian traffic. These spaces should offer a respite from the paved slreelscape yet offer
ample space lor fool Iraffic through the park and access lo the adjacent buildings
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Pocket Park C-4/E-1 Design

Pocket Parks C-4 and E-1 along Old Springhouse
Road are intimate urban sanctuaries surrounded
and overlooked by adjacent, tall buildings. Be-
cause neither pocket park serves as a passageway
into a building or into a public space, they function
essentially as enclosed spatial destinations provid-
ing visual relief and repose for passersby. They
will be quiet, restful places where people can infor-
mally meet and gather, sit reading a newspaper or
book, or just watch others passing by. Each pocket
park landscape shall be comprised of a pervious
hardscaped area and low masonry walls; planting
beds with ground covers, perennials and annu-
als; shade and ornamental deciduous trees; and
evergreen shrubs and trees. Both pocket parks
shall contain fixed bench or wall seating, nighttime
lighting, and provisions for irrigating vegetation. A
suitable outdoor artwork may be installed in one or
both parks. Pocket Park C-4 may also integrate a

distinctive bus shelter for an adgjacent bus pull-off.
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POCKET PARK C-4

Images: examples o/ pocket parks designed to be shaded and quiet with a kind of
“hidden” feef. In Pocket Park C-4, a bosque ot lrees shades the entire sile ana creaies
a low and quieler scale than the surrounding cormmunily. Public art may be used as a
local point and attraclion. Pocket Park E-1 should be largely planted with some seating
avaifable.



Pocket Park E-2 Design

Adjacent to Capital One Drive and ils terminating
traffic circle, Pocket Park E-2 marks the Capital
One headquarters arrival zone and is also a front
yard, although not a passageway, for the low-rise
Capital One conference building set back from the
drive. Unlike other campus pocket parks, Pocket
Park E-2 is larger, more open and less pocket-like.
Nevertheless, in addition to being a visual amenity,
it can provide places for Capital One staff mem-
bers to eat lunch in the shade, relax and read, or
interact socially. lts landscape shall consist pri-
marily of lawn, ground covers and a grove of de-
ciduous shade trees. Pocket Park E-2 shall have
appropriate nighllime lighting and provisions for
irrigation. It may contain a Capital One identifica-
tion sign and limited bench or tow masonry wall
seating. Suitable outdoor artwork also could be
installed in the park.

Images: examples of pockel parks used primarily as an alfrac-
tion or identifying element in streetscape design. Fockel Park
E-2 marks the entrance to the Capital One/business portion

ol the site and will be used as a galeway ol sorls white also
providing occupiable outdoor space primarily intended lor
business employees and visilors (o the commercial district.
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Open Space - Sustainability

B2 WP

Above image: Master Plan's site-wide Stormwaler Management Flan highlighting the use
of the greenroofs, pocel parks and public parks as zones thal can collec! slormwaler
rtinoff from the sile and allow il to nalurally filler back into the aquiler.

Storm waler collection and retention.
bio-swale street gardens (collection of building and street
runoff)
rain gardens/xeriscaping (native plant selection, drought
tolertant plants)
reguction of impervious hardscape where possible

- reguction of lawns (areas of low waler absorbtion)

- waler conservation and reuse (irrigation, waler lealure, elc)

Green rools
- reduce stormwater runolf
-~ prevent heat-island effect

Tree canooy
Fairfax Comprehensive plan requires 10% tree cover
onsile (for each individual building or block)
deciduous lrees. shade and minimize heat-island effect in
summer while allowing natural tighting and solar heat gain
in winter

- enhancement of pedestian pathways
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ARCHITECTURAL DESIGN GUIDELINES
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Architectural Design Guidelines

An essential part of Capital One's vision and aspirations for
development of its property is creation of architecturally dis-
tinguished buildings.  Thus architectural design excellence
is the goai of these guideiines. The guidelines expiiciily seek
design excellence by focusing on what is visible and address-
ing a broad range of critical design issues: overall aesthetic
character and conceptual intent; massing, geometry, height
and setbacks; orientation to sun and views; facade composi-
tion and expression defined by patterns, materials, colors and
details; relationships to adjacent buildings and to surround-
ing streetscapes and open space; building services - parking,
loading, trash removal; and sustainability.

While no particular architectural style is mandated, Capital One
and its design guidelines team seek to create a decidedly con-
temporary architectural expression accross the site. Accord-
ingly, the CORDB will rejecl designs hal seplicate Hisluricisl
buildings or styles (e.g., neoclassicism).

Some guidelines are prescriptive and mandatory, generally lim-
ited to those parts of buildings that frame, shape and directly
affect the aesthetic quality, functionality and animation of the
public realm. Some define specific design themes or repetitiv
motifs established and fixed at the outset by Capital One. A few
mandatory guidelines prescribe design options. Many others
are recommendations, not requirements.

The design of all projects on the Capital One parcel are subject
to review and approval by the Capital One Design Review Board.
Part of the CODRB review will be to ascertain conformance with
these guidelines, as well as to judge each project's aesthetic
merits. Yet achievement of design excellence, no matter how
cffective these guidelines are or how rigorously design review
is conducted, will still depend to a considerable extent on the
creativity, talent and sensitivity of each building's architect.

Following are design guidelines generally applicable to all
twelve buildings shown in the Capital One Master Plan. Each
building design shall be subject to review and approval by the
CODRB and must meet all applicable Fairfax County building
code requirements.
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General Design Guidelines

Building Massing + Setbacks ~

GDG1.1. No building shall encroach upon or reduce the amount %\ %
of public and private open spaces, including streets and parks, %& ié//

designated in the Master Plan. However, appropriately de-

signed architectural elements - canopies, signs, balconies, or-
namental features - projecting outward from building facades
above ground floor level and over designated open space are
permitted, subject to approval by the CODRB.

SECTION A SECTION B SECTION C

GDG1.2. Building massing and volumetric articulation may dif-
fer from massing shown in Master Plan illustrative drawings and
diagrams but must reasonably conform to building heights and
setbacks shown in the Master Plan. SECTION D SECTION E

r-a
L

e [ 1
RTE 123 TYSONSMLEAR METRO PARK onG o BULDING & BLRLDNG T CAPITAL ONE QUILDING $ CAPITAL
METRO HEIGHT: 174 SPRINGHOUSE. KEGHT: 218" HEIGNT: 248" DRIVE WEIGHT: 187 BELTWAY
HOOF ELEV.: 490" ROAD ROOF ELEV.: 534" ROOF ELEV.: 348" ROOF CLEV.: 516" SECTION A
RTE. 123 TYSONS-MCLEAN METRO PARR oL BURDNG & CCAMBAON GREEN BULDING T CTAPTTAL OHE BURLOING 5§ CATAL
METRO SPRINGHOUSE HEIGHT: 105" HEGHT: 218 DRIVE HEIGHT: 188 BELTWAY
ROAD ROOF ELEV.: 517 ROOF ELEV.: 645" ROOF ELEV.: 5007 SECTION B
Q..‘ﬁa. ————
1 I E— 1
1 E 1
RTE 123 TYSCNS-MCLLAN BUILLING 11 o BUILDING 1 CAMTAL ONE BUILDNG Y CAPtTAL
METRO HEIGHT: 257 SPRINGHOUSE HEIGHT: 268 DRIVE HEIGHT 224 BELTWAY S E CT IO N C

ROOF ELEV.: 585° ROAD ROOF ELEV. 605" ROOF ELEV. 57
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Building Heights

GDG1.3. Building heights shown in the accompanying dia-
grams, and in the Master Plan, are represented and measured
by numbers of stories, not numbers of feet. Because floor-to-
floor dimensions depend on building type and structural sys-
tem, and because they can vary between and within individual
buildings, there is necessarily dimensional latitude in allowable
building heights measured vertically in feet.

GDG1.4. Penthouses for mechanical equipment, not shown in
the diagrams, are in addition to the number of allowable stories.
If provided, each building's penthouse shall:

a) be designed conjointly and integrally with the building’s
overall massing and articulation to avoid appearing to be an
afterthought or aesthetically independent add-on;

b) have exterior cladding composed with appropriate ma-
terials and patterns that match or harmonize visually with the
building's facades.

GDG1.5. In addition to Penthouses, other elements may extend
vertically above the roof of a building's top story, subject to re-
view and approval by the CODRB. These include parapets or
guardrails, at or near the roof perimeter; ornamental elements
such as free-standing walls, columns, sculptures, flag poles,
cupolas or spires; and functional elements such as antennas,
telecommunication towers and lightning protection devices.
Like penthouses, any and all such elements shall be designed
conjointly and integrally with the overall building, and they shall
be engineered to be structurally secure, safe and durable, per
all applicable building codes.

General Design Guidelines
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General Design Guidelines

Facade Articulation: Porosity and Streetscape Integration

GDG2.1. Main public entrances to buildings shall directly face
streets and sidewalks, shall be clearly expressed and visible,
and shall be appropriately scaled for each building.  Entry
doorway canopies projecting over the sidewalk are permissible
and strongly recommended.

GDG2.2. The ground floor of buildings with retail, commercial,
civic or other publicly accessible functions shail be as visually
porous as possible and shall have: a) a minimum floor-to-floor
height of 18 feet; b) highly transparent sidewalk-fronting facades
composed with openings - storefront systems, glazed windows
and doors - occupying no less than seventy-five percent (75%)
of the sidewalk-facing frontage; and c) storefront sills or other
window sills no higher than forly inches (40”) above the adja-
cent sidewalk.

GDG2.3. Permanent, relractable or removable canopies are
recommended above storefront windows, especiaily those fac-
ing south, and abave sidewalk-level or plaza-level windows and
enlrance doorways. If canopies are installed, they shall be de-
signed to harmonize composiitonally with the building facade
and shall be fabricated with high-quality, durable materials.

GDG2.4. On upper portions of ground floor retail facades or
facades of other publicly accessible spaces, a signage zone
shall be provided within the facade composition, above cano-
pies. The exacl placement and proportions - length and height
- of signage zones shall be shown in drawings during sche-
matic design and/or design development, including provisions
for electric power to light signs.

GDG2.5. Arcades are permilted over designated sidewalks only
if the arcade: a) encompasses the entire walking area of the
sidewalk; b} is equal 1o or greater than the height of the adja-
cent ground lloor; and ¢) faces southeast, south or southwest.
Appropriately designed arcades are also permitted on facades
facing elevated plazas.

GDG2.6. All facade glazing on ground-level, street-facing retail,
commercial, civic or other publicly accessible functions shall be
transparent. Glazing of facade openings at elevated plaza floor
levels shall also be transparent.
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This plan specifies locations and differences in required street-level building
facade porosity. Maximum porosity is shown on facades associated with
retail uses and storefronts. These in turn are linked to the most animated
streelscapes and public spaces where pedestrran movement and activity,
such as sidewalk cales, prevail.
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General Design Guidelines

Facade Articulation - Upper Floor Facades

GDG4.1. Building facade composition - patterns, materials,
colors, details - and aesthetic expression at upper floors shall
relate to and be interwoven with facade composition and ex-
pression at lower floors.

GDG4.2. Different facades of a single building sha!! be de-
signed lo respond to and take advantage of differences in solar
orientation and exposure to views.

GDG4.3. Curtain wall assemblies comprised of glass, metals,
masonry, concrete and synthetic materials (e.g., plastics, seal-
ants) shall be designed to: a) be as non-reflective as possible
to minimize unwanted glare; b) maximize harvesting and pen-
etration of daylight into interiors to reduce electric lighting us-
age and energy consumption; and ¢) make optimum use of
recycled and renewable materials that are structurally stable
and durable.

GDGS.1. Particular design attention shall be paid to shaping
the profiles of buildings - how they meet the sky - in particular
to avoid the appearance of being merely a vertical box with a
dead-flat whose top.

GDG5.2. Roof parapets shall be integral to and interwoven
with facades below, rather than appearing as add-ons or after-
thoughts.

GDGS5 3. If and where appropriate, provisions should be made
for exterior lighting to illuminate portions of facades, and for ap-
proved signage at top of building.

GDG5.4. Permanent, roof-perimeter window-washing systems
shall be installed.

GDG5L.5. Wherever feasible, green roofs shall be provided to:
a) retain, filter and slow down rainwater before it drains off
roof: b) increase the thermal insulation value of roofs; and c)
reduce somewhat the “heat island” effect of roofs. Green roof
locations and types, including vegetation, shall be specified by
each building’s architect.

CAPITAL ONE DESIGN GUIDELINES, PAGE G-8

~

—

bty 45
ST

oy




mmm  mw RESIDENTIAL/OFFICE/HOTEL
FACADES FACING ELEVATED
PARK/REC SPACE/PLAZAS

GARAGE FACADES FLOOR 2
AND ABOVE
@ @ @ ®GARAGE FACADES AT GRADE

Az WPt BUILDING 5
OFFICE

UL 4
RESIDENTJAL

BUILDING 3.
OFFICE /

BUILDING 6: e
(RESIDENTIAL B y

06
Vi

EXISTING

BUILDING

BUILDING 10:
OFFICE

This plan shows publicly visible segments of building facades directly behind
which are parking garage floors and parked cars. It differentiates between
garage fioors at or near streetscape levels, and garage floors at and above
second story buitding ftevels, typically over ground floor retail spaces. Also
shown are office, residential and holel facades that overlook parks, plazas
and recreational areas. Each of these diverse facade conditions necessitates
careful, creative design to effectively “camouflage” parking and (o relate ap-
proprialely to adjacent public open space.
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Block/Building Specific Design Guidelines

Building-specific guidelines reflect not only the unique spatial
and functional role each building plays within the overall Capi-
tal One campus and urban ensemble, but also each building's
unigue site conditions, orientation and configuration, as shown
on the master plan. For each building, guidelines address six
sets of design issues, which are presented and explained pri-
marily through graphic means - annotated diagrams, sketches
and illustrative photographs.

Aesthetic character and conceplual infent. This concerns the
importance and necessity of establishing a visually memorable,
architecturally potent building image appropriate for the build-
ing’s often strategic location and function.

Massing, geomelry, height and setbacks. These attributes are
shown diagrammatically in the master plan and in the accom-
panying guideline graphics. Along with facades, they affect the
profile, scale and character of each building.

Facade composiltion, cxpression, palferns, malerials, colors
and delails. Like massing, geometry and height, two and
three-dimensional facade patterns, material and color choices,
and facade details create and define each building's character,
scale and imagery. Especially critical are guidelines for treating
the lower floors of buildings where they meet sidewalks and
streets, and the tops of buildings where they meet the sky.

Relationships lo adjacent buildings and surroundings. Because
buildings interact visually with each other and with surrounding
streetscapes and open spaces, these guidelines establish de-
sign objectives to enhance those interactions.

Building services. Each building must have street-level ac-
cess to loading areas and parking garage ramps. This entails
large-scale openings in building facades, with trucks periodi-
cally driving across sidewalks. Consequently guidelines sug-
gest or stipulate locations and treatments of service areas to
ensure pedestrian safety and avoid compromising the quality
of streetscapes and architecture.

Sustainabiily. In addition to facade and roof design tactics to
achieve sustainability, the guidelines for individual buildings
recommend additional measures that might be appropriate,
such as gray-water recycling or stormwater storage and reuse.

CAPITAL ONE DESIGN GUIDELINES, PAGE G-10
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ARCHITEC 7U\/?AL ARTICULATION - Block/Building Specific

This aiagram identifies buildings, plus portions of blocks and buildings, that
are very visible and aesthelically prominent, and thal deserve careful articula-
tion. These include.

= especially tall buildings acling as visual focal points al the urban scale,

s high-impact facades, publicly visible from bolh near and far, Ihat will be
seen by milions of molorists, pedestrians and transit riders, and thus will
delermine the overall image and identity of the Capital One urbarn campus,

* visually strategic places on individuat bulldings - typically at building cor-
ners adjacent lo and lraming streel inlersections - where appropriale verti-
cal facade expression can be perceived as neighborhood focal points and
also create a desirable sense of portal and threshold from block (o block.

Architects designing these buildings are expecled (o artfully compose all
building facades, but special altention must be paid (o the artful cuticulalion
of highlighted portions of building facades and building focal points. Ac-
cordingly the fallowing block-by-block guidelines provide recomi2ndalions,
generalized diagrams and Hlustralive photogrephs (0 show how the archite: -
fure can be developed.
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Architectural Articulation - Block A

Block A consists of two abutting buildings com-
prised of three distinclly expressed masses: an
eight-story base with street-level retail, several
levels of above-grade parking and a landscaped
roof plaza; an office tower atop the base; and a
shorter residenlial building attached to the base,
also containing street-level retail. Plan diagrams
on pages 67. 69 and 71 show the location of re-
tail, various facade conditions and visual impact/
focal painls including minor, vertically expressive
focal points at the two Block A corners where Old ‘
Meadow Road intersects Capital One Drive and iTii RIS "
Old Springhouse Road. Accordingly, the Block A i g i 1 W
massing and facade design guideline diagrams ‘ :'Hmnif‘“nl :tmul “ hm‘ ot |
on this page iliustrate conceptually how Block A L ‘ ':“ ] JLLJE_. f -
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Proposed schemalic renderings of block A buildings illustraling architec-
tural articutation conceplts (clockwise from lop lefj):
parking screen, massing/height shill; unitied facade; corner vertically.
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Architectural Articulation - Block B

Block B, the largest of the five blocks, consists of
three conjoined buildings organized around and
framing a civic plaza. Distinctly expressed archi-
tectural massing consists of a multi-story base in-
terconnecting the three buildings and, rising above
the base, a separate hotel tower and two separate,
slightly less tall office towers. The base contains
hotei-related facilities, several levels of above-
grade parking and a civic facility at street level be-
low one of the office towers. The roof of the base
between the towers will be accessible and used for
terrace and recreational areas.

The previous plan diagrams show the location of
various facade conditions and call for a vertically
expressive, minor focal point at the corner of the
office/civic bullding. They also idenlily lhe lallesl
tower, the center building of the three, as a major
urban focal point. The western facades of Block B
buildings are adjacent to and overlook the Capital
Beltway, making them highly visible to millions of
motorists and thus unavoidably architectural “rep-
resentatives" of the Capital One urban campus.
Likewise building facades around the civic plaza
will be publicly prominent. Accordingly, especial-
ly artful design of Block B buildings and their di-
verse facades is essential. To that end, the Block
B massing and facade design guideline diagrams
on this page illustrate conceptually how Block B
facade conditions and articulation requirements
should be approached.
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Examples of architectural articulation concepls (clockwise from lop feft).
corner verticallly, facade porosity; parking screen, lacade verticalily.

NOTE: The above images are intended for illustralive purposes only and
do not represent any finalized design.
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Architectural Articulation - Block C

Three Block C residential buildings are arranged
around the perimeter of a large elevated courtyard
- a common green and recreational area - atop
the roof of a base containing street-level retail and
above-grade parking. The previous plan diagrams
show the location of retail and various facade
conditions facing surrounding streets as well as
the common green. They also locate three minor,
vertically expressive Block C focal points: two at
the Block C corners where Old Meadow Road in-
tersects Capital One Drive and Old Springhouse
Road, the latter across from Block A, D and E verti-
cal focal points; and at the Block C corner where
Capital One Drive intersects Scotts Crossing Road.
Accordingly, the Block C massing and facade de-
sign guideline diagrams on this page illustrate
conceptually how Block C facade conditione and
articulation requirements should be approached.

FACADE BOROSETYIH LILILLHITITEL 1]
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Examples of architectural articulation coricepls (clockwise frormn top lefl).
facade porostly, massing/height shift, comer verticalily, unified facade.

NOTE: The above images are mntended for tustrative punposes only and
do not represent any linalized design.
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Architectural Articulation - Block D

Block D contains two buildings, a potentially icon-
ic, free-standing residential tower overlooking the
Metro Park and two local streets; and an office
tower atop a multi-story base directly adjacent to
and overlooking the new Metro stalion along Route
123. The office tower base contains retail at park
and street levels and includes several levels of
above-grade parking and a rooftop terrace next
to the Metro station. The previous plan diagrams
showing the location of retail and various facade
conditions locate a minor, vertically expressive fo-
cal point at the Block D corner where Old Meadow
Road intersects Old Springhouse Road, across
from Block A, C and E vertical focal points. Fac-
ing Route 123 and the park, both buildings have
prominent, highly visible facades that need to be
artfully designed. Accordingly, Block D massing
and facade design guideline diagrams illustrate
conceptually how Block D facade conditions and
articulation reguirements should be approached.

FACADE POROSITY
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Exarnples of architectural arliculation concepls (clockwise from lop left):
parking screen, lacade verticality, massing/heigh! shift; unified facade..

NOTE: The above images are intended for tlustrative puposes only and do
nol represent any finalized design.
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Architectural Articulation - Block E

Block E contains two office towers atop a multi-
story base adjacent to and overlooking the new el-
evated Metro line along Route 123. The base has
a bit of street-level retail but mostly houses several
levels of above-grade parking and a terrace on the
base rooftop between the two office towers. Plan
diagrams showing the location of retail and vari-
ous facade conditions locates a minor, vertically
expressive focal point at the Block E corner where
Old Meadow Road intersects Old Springhouse
Road, across from Block A, C and D vertical focal
points. Facing Route 123 and the park, both of-
fice towers have prominent, highly visible facades
necessitating artful design. Accordingly, the Block
E massing and facade design guideline diagrams
below illustrate conceptually how Block E facade
conditions and articulation requirements should be
approached.
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In addition to sustainable site and open space design strate-
gies outlined elsewhere in the Design Guildelines, the archi-
tectural design of each building, project and phase shall en-
deavor to meet a high level of sustainable design excellence.
All non-residential buildings shall be designed to achieve
LEED-Silver certification, at the LEED Rating System version
current at the time. All residential buildings will be designed
to achieve LEED Certificalion or other comparable sustain-
able design certification for multi-family residential projects
that may be sanctioned by Fairfax County current at the time.

Sustainable design charrettes at the outset of design for all
projects will establish detailed and integrated sustainable
strategies suited to the particular program and site conditions
of each project. A checklist for LEED certification or compa-
rable standard outlining strategies to be pursued will be pro-
duced as a primary result of this charrette.

Suslainable design strategies should not be focused solely

on achieving a grocery list of LEED credits, but rather on an

integrated performance-based design that will also achieve
the desired level of LEED certification. Accordingly, specific

sustainable design items cannot be predetermined prior to a

comprehensive evaluation of the individual building program

and conditions. However, specific items that should be con-
sidered in putting together the overall package of sustainable
strategies include (but are not limited to):

* Incorporation of existing technologies for alternative and
on-site energy systems, and/or accommodation for future
implementation of new technologies in alternative energy
generation

» High-performance building envelope design, including
passive design techniques where applicable

e High-efficiency HVAC system selection and design

= Smart lighting and HVAC controts, including daylight har-
vesting, stale-of-the-art high-efficiency lamping, occupan-
¢y sensors and programmed lighting/HVAC sweeps and a
high levet of lighting/HVAC controls and monitoring

= Basic and enhanced building commissioning

» Specification of Energy Star appliances and equipment
wherever applicable

» Energy performance optimization, utilizing the ASHRAE
Advanced Energy Design Guides. The specific bench-
mark for energy performance optimization will depend pri-
marily on the combination of other energy-related strate-
gies pursued, including (but not limited to) on-site energy
generation, building envelope performance, mechanical
system selection, lighting design/specifications, building
design orientation and ongoing building operations.

* Walter use efficiency, including high-efficiency low-flow
fixtures and potential harvesting/reuse of stormwater and
gray water

* Vegetated and/or high-albedo roofing, benefitting storm-
water management quality/quantity, urban heat-island ef-
fect mediation, potable water use, habitat restoration and
thermal envelope insulation

Sustainable Design

Utilization of Low Impact Development (LID) techniques in
site and streetscape design to enhance stormwater man-
agement and heat-island effect mediation

Water- and energy-efficient site design, taking into con-
sideration pervious paving in pedestrian hardscape, site
lighting, deciduous tree canopy and native/adapted veg-
etalion in landscape design

Encouragement of allernative transportation, including
bike facilities, provision for charging electric vehicles and/
or accommodation for other new alternative vehicle tech-
nologies that may be developed

Adherence to transit-oriented development principles in
site and building design, emphasizing the energy and en-
vironmental benefits of high-density development encour-
aging a pedestrian-friendly neighborhood, multiple con-
nections to public transit opportunities and a diverse mix
of uses (residential, commercial, retail and civic)
Provision for collection and removal of a broad array of
recyclable matenals, including applicable items that may
be beyond county requirements

Comprehensive construction waste management pians
and specification of recycled, regionally-produced and
rapidly renewable materials in building design
Optimization of indoor air quality through specification of
low-VOC, low-emitting materials and construction indoor
air quality management protocols

Development and implementation of sustainable build-
ing operation, maintenance and education plans for both
commercial and residential occupants to facilitate an on-
going sustainable community
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Appendix - GLOSSARY
ADA - Americans with Disabilities Act

ALBEDO - the proportion of the incident light or radiation
that is reflected by a surface.

ARCADE - a covered passageway with arches along one
or both sides; a covered walk with stores along one or both
sides; a series of arches supporting a wall, or set along it.

BIO-SWALE - an urban landform used to convey surface wa-
ter in order to enhance infiltration and reduce surface runoff.

FLYOVER - overpass: bridge formed by the upper level of a
crossing of two highways at different levels.

GLAZING - the glass in a window.

GREEN ROOF - roof of a building which is partially or com-
pletely covered with plants. It may be a tended roof garden
or a more self-maintaining ecology.

HARDSCAPE - elements added to a natural landscape,
such as paving stones, gravel, walkways, irrigation systems,
roads, retaining walls, sculpture, street amenities, fountains,
and other mechanical features.

HEAT ISLAND EFFECT - a "dome" of elevated temperatures
over an urban area caused by structural and pavement heat
fluxes, and pollutant emissions.

LOW IMPACT DEVELOPMENT (LID) - an innovative storm-
water management approach with a basic principle that is
modeled after nature: manage rainfall at the source using
uniformly distributed decentralized micro-scale controls.

MASSING - the expression of exterior or interior volume as
form.

MICROCLIMATE - Localized climate conditions within an
urban area or neighborhood.

NODE - a point at which lines or pathways intersect or
branch; a central or connecting point.

OPEN SPACE - a relatively clear or forested area left un-
touched in or near a city. It may be active open space, such
as a baseball field, or passive open space, such as an area
of natural woodland.

PERVIOUS - (of a substance) allowing water to pass
through; permeable.

PORQOSITY - a measure of the void spaces in a material, and
is a fraction of the volume of voids over the total volume,
between 0-1, or as a percentage between 0-100%.

SIGN - any writing work or numerical, pictorial presentation,
illustration or decoration, emblem, device, symbol or trade-
mark, flag, banner or pennant, or any other device, figure, or
similar character which:

1. is used to announce, direct attention to, identify,
advertise, or otherwise make anything known; and

2. isvisible from the public right-of-way or from
adjoining property.

SIGN AREA - the entire face of a sign including any non-
structural embellishments but not including the supporting
structure. In the case of a double-faced sign where the
interior angle formed by the faces is 45 degrees or less or
where the sign faces are parallel, only one sign face shall be
used in calculating the area.

SIGN, BUILDING MOUNTED - a eign attached to and deriv-
ing its support from a building.

SIGN, CANOPY (AWNING) - a sign painted or printed on or
attached flat against a canopy or awning.

SIGN FACE - the area of a sign used for visual communica-
tion.

SIGN, FREESTANDING - a nonmovabile sign supported by
a fence, retainingwall, or by upright structural members or
braces on or in the ground and not attached to a building.

SIGN, HANGING - a sign suspended from braces, beams,
or other supports, which may be either freestanding or build-
ing mounted.

SIGN, PORTABLE - any sign not permanently affixed to the
ground nor to a building, including, but not limited to, a sign
that is movabile, such as a sandwich board sign, A-frame
sign, gas or hot air-filled displays, balloons or banners.

SIGN, PROJECTING (BLADE) - a sign attached, generally
perpendicular, to the wall of a building, or other structure not
specifically designed to support the sign, including building
mounted hanging signs.

SIGN, WINDOW - a sign attached to or applied upon the
inside or outside surface of a window or transparent dor or
immediately adjacent, not to include window merchandise
displays, and intended to be viewed from the outside.

STREETSCAPE - City passageways: streets, boulevards and
alleyways; encompasses public spaces such as roadways
and sidewalks, semi-private spaces such as residential front
yards and commercial terraces, and include the street trees,
flower-boxes and planters that enhance these spaces.



STORMWATER - any water that results from a storm —gen-
erally rainfall. Stormwater either enters the ground (ab-
sorption) and recharges groundwater, evaporates into the
atmosphere, or flows over land to streams, lakes, rivers, and
other water features.

TRANSIT ORIENTED DEVELOPMENT - A type of develop-
ment that links land use and transit facilities to support the
transit system and help reduce sprawl, traffic congestion
and air pollution. It includes housing, along with comple-
mentary public uses (jobs, retail and services), located at a
strategic point along a regional transit system, such as a rail
hub.

WAYFINDING - how people orient themselves and navigate
in a built environment.

VIADUCT - a long bridgelike structure, typically a series of
arches, carrying a road or railroad across a valley or other
low ground.

WMATA - Washington Metro Area Transportation Authority
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1.0 | Background Summary

The Capital One Headquarters redevelopment project is a planned 4.9 million square foot transit
oriented {TOD)}, mixed-use development located east of the Capital Beltway {I-495) and Route
123 (Figure 1}. This site is immediately adjacent 1o the Tysons-McLean Metrorail Station, which is
currently under construction along the south side of the site along Route 123.

Figure 1: Proposed Capital One Headquarters Redevelopment Project
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The proposed build out is scheduled for completion in two phases. Phase 1 is planned for
completion by 2020. Phase 2 includes the addition of a hotel and more office development by
2030. The land uses associated with the development plan are described in Table 1. These are
preliminary development plans and are subject to change.

Table 1: Proposed Build-out (2020 and 2030)

Size
Land Use 2020 2030
Office 843 kSF 2,709 kSF
Residential’ 1,230 DU 1,230 DU -
Hotel n/a 614 Rooms
Retail 77 kSF 91 kSF
“Civic Space 55 kSF 55 kSF
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It is important to understand multiple aspects of the proposed development in order to develop
an effective TDM program for the Capital One site. With this understanding, TDM strategies will
be specifically targeted to the types of travelers that will travel to the site on a daily basis,
including employees, students, visitors, and residents. To gain an initial understanding of the
proposed development, as well as future plans for the areaq, staff of UrbanTrans North America
(UrbanTrans} completed the following:

Reviewed dll site development plans

Reviewed aerials for the site and surrounding area

Reviewed Fairfax County's comprehensive plan for the Tysons Corner sub-area
Performed site visits

» Reviewed applicable TDM plans and best practices at similar sites

Once the site is developed, the Capital One property will combine a variety of uses including
office, residential, hotel, retail, education and civic spaces. This mix of uses, combined with the
rail transit service provided by the Metrorail Silver Line, will fransform the existing site into a dense,
mixed-use district with over 4.9 million developed square feet. The design of the project, as
shown in Figure 2, will create a pedestrian friendly environment that links these uses together.

o MIERRNS N\
e T —_—
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1.1 | Plan Process and Fairfax County Comprehensive Plan Consistency

In accordance with the Fairfax County Comprehensive Plan for the Tysons Corner Urban Center
(as amended through 6-22-2010), this TDM strategic plan was developed to outline how the
Capital One and the long-term property owners, will mitigate the effects of increased traffic
generated by the site. Page 61 of the Comprehensive Plan describes the content desired for
these plans. Table 2 below summarizes this desired content and where that content can be
found in this planning document specific to the proposed Capital One TOD area.

Table 2: Fairfax County Comprehensive Plan Elements Covered in this TDM Plan

Comprehensive Plan Elemem‘ TDM Plan Section
Evaluations of potential TDM measures Section 4 :
Listing of TDM measures to be provided _ Section 2

Listing of alternate TDM measures that may be | Section §
provided on a district-wide basis

Phased site trip reduction g_dols Section 4
Implementation budgets . .| Section 3 .
Monitering agreements and associated Sections 3 and 4

remedial and contingency funds

The plan’s vehicle trip reductions summarized in Section 4.0 are based on the site’s distance from
the planned Tysons-Mclean Meftrorail station. These are based on the Comprehensive Plan's
vehicle trip reductions based on overall development levels in Tysons, which are listed below in
Table 3. The Capital One TOD development will comply with the vehicle trip reductions provided
in Table 3 at build out and beyond.

Table 3: Fairfax County TDM Vehlcle Trip Reduction Goals

Distance from Metro Station
Square Feet of 0to 1/8 1/8 to 1/4 1/4to 1/2 Beyond
GFAinTysons | Mile Mile Mile 1/2 Mile
7 Trip Reduction Goal

Up to 65,000,000 45% 35% 30% 25%
165,000,000 50% 40% 35% 30%
84,000,000 " 55% - 45% - 40% 35%
90,000,000 58% 48% 43% 38%
96,000,000 60% 50% | 45% 40%
105,000,000 63% 53% ' 48% 43%
113,000,000+ 65% 55% ; 50% 45%
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2.0 | TDM Program Recommendations

The strategies recommended for the

TDM program are detailed in this A $

section. These strategies are intended to

enhance the use of transportation De g

alternatives to driving alone than would +
naturally occur at the Capital One TOD.

Fundamentally, TDM strategies strive to * @ j

influence the mode of fransportation a
traveler chooses by controlling several
influences. These influences include

Figure 3: Influences on Travel Behavior

financial incentives, provision of
accurate and accessible information, and time savings, as shown in Figure 3. Together, these
influences will have a significant impact of the mode of travel used by travelers.

In addition to these primary influences, TDM program recommendations were formed using the
results of a peer review of TODs with TDM programs as well as the characteristics of the proposed
development. Specifically, the recommendations for the Capital One TOD were influenced
heavily by:

1.

Metrorail “Silver” line service. This new service under construction in the Tysons Corner
area will connect fravelers to the entire Metrorail system via the Orange line. As a transit-
oriented development situated in a congested areaq, the Capital One TOD will draw a
demographic in both its office and residential populations that will seek to utilize the train
service accessible to the property.

Proximity of the high occupancy vehicle (HOV) lanes. The HOV/HOT lanes associated
with the Dulles Toll Road, 1-66, the Capital Beltway and other highways in this area are
critical to encouraging the use of carpooling both for residents and employees at the
Capital One site. These aspects were used to develop the TDM program
recommendations for Capital One.

Density, mix of uses and design of the proposed development. The Capital One TOD will
be composed of a dense mix of residential, employment, retail and service uses. These
uses will have many different traveler types and trip purposes associated with them.
Structuring a TDM program that can meet the needs of those different travelers and rips
will be critical to its success.

The TDM program recommendations are divided into eight sections that cover the following
TDM elements:

XN =

Infrastructure

Program Management
Rideshare and Carshare
Promotion and Marketing
Special Events Management
Incentives

Parking Management
Office-specific Programs
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2.1 | Infrastructure

Bicycle Accommodations

At a minimum, a secure location will be provided where
people can leave their bicycles outside. Outdoor racks will
be designed to provide support at both a bicycle's wheel
and frame (Figure 4). Racks will be placed near building
entrances and in well-lit areas. The outdoor racks will
largely serve as an amenity for visitors and will provide
other access options for shoppers and diners.

Bicycle storage options that protect from weather and
offer higher security will be offered for those who commute
to work via bicycle and store their bicycle onsite forlong
time periods. These options will include indoor storage with
access to lockers, changing rooms and showers. .

. Figure 4
Within residential buildings on the property, secured,
common storage areas will be provided within parking garages or other secure locations within
the building. Bike racks will be provided outside of the buildings for visitor use. The
Comprehensive Plan provides general guidance with regard to bicycle parking ratios for urban
mixed-use centers. The amount and final location of bicycle racks/storage will be developed in
coordination with the Department of Public Works & Environmental Services at the time of site
plan submission(s).

Bike Share

Should a bike share program be created for the Tysons Corner areaq, the TDM program manager
will work with FCDOT to identify and provide appropriate location(s} on the property for bike
kiosks.

Information kiosks

Kiosks that provide information on Metrorail, carpooling, bicycling and other travel options will
be installed in central locations throughout the TOD. These kiosks
will display maps of area transit and bike routes, provide
information on ridematching and onsite TDM programs, and list
Web sites and phone numbers people can use to obtain
additional information on travel alternatives. The kiosk should also
contain contact information for the onsite Program Manager for
traveler questions and comments. An example of an information
kiosk from the Lloyd District in Portland, Oregon is displayed in
Figure 5.

Figure 5: Information Kiosk (Lloyd
District, Portland)

2.2 | Program Management

Property-wide TDM Program Management

TDM program management responsibilities should be designated
to key property management staff at the Capital One site who will
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also be responsible for site operations and maintenance. These individuals should serve as
central points of contact and manage the TDM program. The staff will be employed either
directly by the applicant or through an organization that represents the site’s property owners,
such as an umbrella owners' association (UOA). TDM staff will be located in a central area, the
location of which shall be identified and made available to all residents, tenants and
employees. TDM staff will be available for consultation during regular office hours.

The equivalent of 1.25 FTE will likely be necessary by full build-out of all twelve buildings to assure
the successful implementation of the property-wide TDM program. In the initial phases of
development {with less than three new buildings), 0.25 FIE is initially recommended to initiate the
TDM program and manage development of the property-wide strategies such as program-
branding, Web site development, and other aspects of the property-wide TDM program
described below.

In addition, the property-wide TDM program elements will be implemented with assistance from
an advisory committee composed of property owners, residents and employers. The primary role
of the advisory committee will be to guide implementation of the TDM program, help pursue
and implement funding options for the program and guide monitoring and evaluation efforts.

Property-wide TDM Program Management responsibilities are:

» Available to answer employee, resident and guest questions about all aspects of the
TDM program .

¢ lLead an advisory committee of property owners, residents, employers and other
representatives to guide implementation of the TDM program and the strategies
described in this plan

e Manage a volunteer network of Transportation Coordinators composed of individual
Transportation Coordinators located at residential and office/hotel buildings. provide
these coordinators with materials and information to distribute about TDM program, and
organize periodic meetings with these

» Recruit and engage participants {residential and office/hotel) for any outreach events or
campaigns associated with the program over time

s Coordinate with Fairfax County’'s Employer Services program to conduct TDM outreach
to employers located in office space at the site

o Coordinate with other county TDM providers including Tysons Partnership, TYTRAN,
MWCOG and Telework! VA to avoid duplication of services and obtain support for
program implementation

s Work with residential sales and leasing staff to train them on TDM programs and
information so they can provide these materials to tenants as they move in

o Coordinate and manage [T efforts associated with the TDM program

The overall approach of the property-wide TDM program manager is likely to follow an
individualized marketing framework. Individualized marketing is a TDM implementation and
evaluation process that takes the principles of social marketing and customizes them to
fransportation programs focused on the individual traveler. The approach is simple: target
customized information, training, and incentives to people who are open to changing the way
they travel. Identifying people who are open to frying transportation alternatives is achieved
through pre-surveys of the population to determine who uses fransportation alternatives
currently, who is interested in using them more, and who would never consider changing their
fravel behavior. The programs are implemented and the participants are then surveyed again
to understand how their travel behavior changed. These evaluation surveys are described in
more detail in Section 5.2,
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2.3 | Rideshare and Carshare

Carpool Matching Program

Carpooling and vanpooling (i.e., “ridesharing"} are an important vehicle trip reduction strategy
given the office development associated with the Capital One TOD and the current home
locations of many workers who will be employed at the TOD. Most employees who curmrently
work in Tysons Corner live to the west. Rail will not be a commute option for these individuals until
final build out of the Silver Line. For this reason, a robust carpool-matching program will be
implemented.

The challenge with ridesharing is matching riders and passengers. This process can be facilitated
through online matching programs. The Capital One site will utilize and market the carpool-
matching program operated by MWCOG. To maintain commitment, individuals who register in
the carpool-matching program will be encouraged to participate in the Commute Rewards
program described in Section 2.6

Carsharing Management

Carsharing refers to a short-term automobile rental service available to the general public and
separate from any individual company fleet. Carsharing operators provide a small fleet of
vehicles for a limited timeframe, typically only a few hours, to travelers. The cars can be used to
run errands or attend meetings. Their presence makes it possible for employees to leave their
cars at home when they need to attend mid-day meetings and allows residents to give up their
cars. In addition to being an important TDM support strategy, a strategic carsharing program
can reduce the need for fleet vehicles and thereby reduce some of the corresponding parking
required for those vehicles.

If sufficient demand exists for a third party or parties to provide carshare service at the Capital
One site, the developer will work with carshare agencies and FCDOT to provide strategically
located parking spaces throughout the development. If opportunities exist to coordinate with
other property owners in the vicinity then a joint effort will be pursued.

2.4 | Promotion and Marketing

Program Branding

An initial step in the promotion and marketing of the TDM Program is the development of a
program brand. The brand should be used on TDM program marketing materials, which may
include e-newsletters, the program Web site, print ads, television and radio advertising,
brochures, flyers and news releases.

To be successful, a brand must offer a relevant, consistent message that resonates with current
and potential customers. The graphic identity of a program brand, including a logo, taglines
and a brand standards document should convey the program's ability to address the needs of
the various types of employees and visitors that will travel to the campus. The brand should
create a single point of reference for the employees and visitors that will access the site daily.

Transportation Program Web Sife

The Capital One TOD will develop a central Web site to serve as a hub of fransportation-related
information for residents, employees and visitors. This site will contain links to area transit,
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rideshare, and other relevant agencies for scheduling and route information as well as providing
opportunities for users to learn more about fransportation options at the TOD.

Local Access Guides

The Capital One TOD will provide a local access guide to residents, employees, hotel guests and
visitors. The access guide will provide information on local services, transportation amenities and
instructions on how to use transit and obtain additional information. The access guides will be
provided to new residents as part of their move-in packet as well as to all new employees in
office and retail space. They will also serve as useful tools during individualized marketing
campaigns (described below).

Individualized Marketing Campaign

Individualized marketing campaigns will be implemented at the Capital One TOD. Individualized
marketing takes the principles of social marketing and customizes them to tfransportation and
individual travelers. The approach is simple: target customized information, training and
incentives to people who are open to changing the way they travel. I[denfification of people
open to trying fransportation alternatives is achieved through pre-surveys of the population to
determine who uses tfransportation alternatives currently, who is interested in using them more,
and who is unlikely o consider changing their travel behavior. The programs are implemented
and the participants are then surveyed again to understand how their fravel behavior changed.
Individualized marketing campaigns can serve as an umbrella strategy that incorporates existing
transportation incentives, ride matching services, bicycle programs and outreach events.

Coordinate Outreach and Marketing Activities with TDM Providers

The Capital One TOD TDM program management will coordinate with area TDM providers,
including TYTRAN, Fairfax County DOT Commuter Services, MWCOG and Telework!VA. These
providers can help assist and implement TDM strategies such as:

Online ridesharing

Guaranteed Ride Home
Employer consultation

Telework program development

Promote Real-fime Transit information

WMATA now offers real-time transit information through its Web site and applications are
available for smart phones that allow travelers to access real-time schedule information.
Because real-time transit information has been found to decrease perceived wait times and
increase rider satisfaction with transit systems, the Capital One TDM program will promote
applications and Welb sites that provide real-time travel information. In addition, the
development will monitor new technologies that can be used to increase the use of non-SOV
travel modes and implement those strategies when appropriate based on costs and potential
benefits. The information provided will include, but not be limited 1o, the following:

« Traffic conditions, road hazards, construction work zones, and road detours
o Arrival times and delays on Metrorail, Tysons Circulator, and area bus routes
¢ Real-time parking conditions and guidance to current on-site parking vacancies
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2.5 | Special Event Management

As the Capital One TOD evolves and the commercial uses are occupied, programs will be
implemented to minimize the impact of vehicle trips during on-site special events. Potential
programs include reduced parking fees for carpoolers, temporary bike stations where visitors
can leave their bikes, temporary shuttle buses and coordination with event organizers to assure
that attendees know about all of their travel options.

2.6 | Incentives

Adjusting the cost of fravel is the most effective tool in TDM programs. Options include increasing
the cost of undesirable actions, like driving alone, and decreasing the cost of desirable actions,
such as taking fransit. The most effective pricing and incentives strategies at a TOD the size of
the Capital One development include:

Subsidized Metrorail SmartTrip Cards for individuals trying transit for the first time
Subsidized vanpool subscriptions '

A Commute Rewards program to reward long-term use of fransit and other
transportation options

These programs are described more below.
Metrorail SmarTn"p Cards

Temporary transit subsidies have proven successful at
encouraging individuals who normally drive alone to
try and subsequently continue to use transit. The
Capital One TDM program will distribute preloaded
SmarTrip cards to select residents and employees that
normally drive alone. The card distribution will be
integrated with other TDM campaigns. Each year the
program will distribute the equivalent of 250 cards to
residents and 100 cards to employees loaded with
enough funds fo allow the recipients fo make five Figure 6: SmarTrip Card
round trips from the Tysons-MclLean Metrorail station to

central DC.

The effectiveness of the campaigns will be measured using survey instruments. The manner in
which ihe cards are distributed may vary from year-to-year based on current TDM marketing
campaigns, demand and success of previous distribution methods. In addition, the value of
each pass may differ from year-to-year, however, the total value of all passes distributed will
remain equivalent to 350 passes with sufficient value to cover the cost of five round trips from
Tysons-Mclean to central DC. ‘

More cards will generally be distributed to residents than employees because it is anficipated
that many employers will choose to subsidize transit passes for their employees or provide
options that allow their employees to purchase transit passes with pre-tax doliars.

Pretax Mefrorail and Vanpool Benefit Programs

Employers can offer a federal tax break to employees who use transit, commute by vanpool,
pay for commuter parking and even bike to work. Under the Internal Revenue Code, Section
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132(f}, Qudiified Transportation Fringes, employees can pay for commuting to work by transit or
van pools or bicycling with tax-free doliars. Employers have discretion in how they offer this
benefit. They can subsidize their employees’ commute, allow them to use pretax salary to pay
for their commute or provide a combination of subsidy and pretax salary up to the federal
monthly cap. In 2012, the monthly cap for the tax-free benefits is $125 for transit or van pools,
and $240 for commuter parking. Employees who regularly bike to work can receive up to
$20/month as a tax-free subsidy, at the employer’s discretion. The commuter tax benefit
program saves employees significantly on their commuting costs. It even saves employers
money by avoiding payroll taxes when the employee uses pretax salary to pay for

commuting. The commuter tax benefit program can be a significant incentive to use transit, for
example. Studies have shown that it can result in an 18% shiff from driving alone to using transit.

The TDM program manager will work directly with employers to encourage them to offer this
benefit to their employees

Commute Rewards Program

In addition to the provision of subsidies to try Metrorail and encouragement of pre-tax fransit and
vanpooling programs, an ongoing Commute Rewards program will be implemented. Employees
and residents who commute using non-single-occupancy vehicles will be allowed to participate
in the program.

Program participants will be asked 1o track their use of non-single-occupancy vehicle trips and
in return will be eligible for prizes. Commute rewards programs encourage individuals who
already commute via sustainable fravel modes to continue using those modes and can
encourage individuals who drive alone to change to a more sustainable travel option. The
rewards program can also be easily integrated with other TDM programs and marketing plans.

The types of prizes and frequency of distribution will vary depending on current TDM marketing
campaigns, resident and employee interests, and annual goals of the TDM plan. Potential
rewards can include gift certificates to local merchants, donations to a preferred charity in that
employee's name or cash payments. Marketing of the commute rewards program can be
integrated with major events such as national car free day and bike to work month.

Live/Work/Play Marketing and Incentives

A live/work/play marketing program will be implemented to encourage tenants of the
residential uses to work, shop and eat within the Tysons Urban Center. An advanced strategy will
be implemented o encourage local employees to purchase or lease housing close to their
worksites through a variety of financial incentives that shall be defined in the annual TDM Work
Plan (TDMWP). These may include, but are not limited to, incentives like giving away, to
individuals who both work and live in Tysons Corner, bicycles to encourage biking from home to
work or SmarTrip Cards to encourage taking transit from home to work. The TDM Program
Manager will aiso seek discounts or coupons from local retail and service establishments and
distribute those items to residents to encourage them to shop locally. This marketing encourages
residents to shop at, eat at and visit businesses that are within walking distance of their homes or
accessible via transit.
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2.7 | Parking Management

There are several parking management techniques that influence travel choice. The primary
influence is charging a daily or monthly fee for parking; however, parking fees are not currently
charged to travelers at the Capital One site and at this time there are no plans to charge for
parking in the future for Capital One employees or designated guests. Outside of using parking
fees as a disincentive to drive alone, there are several parking management techniques that
are positive incentives to encourage people to not drive alone. The technigues include:

Limiting the supply of parking

Unbundled parking for residential and office space
Parking permit controls

Preferential parking for rideshare vehicles

Limiting the Supply of Parking

Fairfax County has acknowledged the current parking capacity in Tysons Corner far outweighs
demand and is an inefficient use of land and resources. The Fairfax County Comprehensive Plan
for the Tysons Corner Urban Center {as amended through 6-22-2010) recormmends new parking
ratios for TOD Districts. For example, all non-residential uses have no minimum parking
requirements within the first 2 mile of Metrorail stations. Minimum parking requirements are
reduced for all land uses located outside the Y2 mile. The plan cailis for significantly less parking in
these areas than what has been built in the Tysons Corner area in the past. In fact, to avoid an
oversupply of parking, minimum parking ratios have been established for all areas within Tysons
Corner. These new reguiations are intended to limit the supply of parking in TOD areas and
support the TDM reduction goals by increasing the atftractiveness of using Meftrorail and other
transportation options besides driving alone.

Parking for the land uses within each block shall be provided in accordance with the
requirements set forth in the ordinance for the Planned Tysons Corner zoning district. The exact
number of spaces for each building shall be determined with approval of the initial
development plan based on the specific uses, amount of such uses and distance from the
Tysons-Mclean Metrorail Station. The applicant has committed in proffers to provide no more
than the maximum rate of parking provided by the Ordinance at the time of full build-out of the
development program.

Pricing and Unbundled Parking for Residential and Office Space

The first preference of the developer will be to lease all office and residential space exclusive of
parking. This is referred 1o as unbundled parking and requires workers or employers to directly
pay the cost of parking. In cases where the market dictates that parking be inclusive of lease
costs, the cost of the parking will be presented to the lessee as aline item. In that situation the
TDM program manager will provide the lessee with information on parking cash out programs in
which employers provide their employees with a cash benefit rather than a parking space.
These programs have been found to reduce employee parking and associated single-
occupancy vehicle trips. As allowed by market conditions, residential rental units will also be
leased exclusive of parking. :
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Parking Permit Controls

The Capital One development will create a parking permit system from the initial stages of the
development to proactively manage parking supply. The main reason fo develop this permitting
system is to ensure that a convenient supply of parking is available for the appropriate travelers
near their destinations, such as shoppers near the retail uses or residents near their apartments.
However, this system also has positive attributes for ridesharing vehicles since they should also be
granted preferential parking near building entrances {see the next section below entitled
Preferential Parking for HOV).

Importantly, another reason fo establish a permit system is to ensure that only residents,
employees or customers park at the site and not commuters using Metrorail. Also, as the site
grows, managers may find that one lot or structure is preferred by travelers over another due to
location, access or other variables. If a permit system is already in place, parking demand for
these areas can be shifted by allocating a ceriain number of permits to be issued for the
capacity of the structure or lot, with the remainder of the demand permitted to seek parking
elsewhere at the site.

Preferential Parking for HOV

The Capital One site will provide preferential
carpool/vanpool parking within the parking
structures planned for the TOD. An initial minimum
of 40 parking spaces property-wide will be
reserved for HOV use at the Capital One
development. The demand for preferential
parking will likely grow from these initial 40 spaces
and will be assessed regularly and the number of
spaces will be increased as needed throughout
the life of the project. Signage will be installed to
indicate where the spaces are located. The signs
will provide a number that can be called to report
violators. Carpool parking violations will be
addressed in a manner consistent to how other,
similar parking violations are handled throughout Figure 7: Preferential Parking Example
the property.

Designs for any parking garage or structures will allow enough clearance o accommodate
even the largest vans used for vanpooling, typically 15 passenger vehicles. The minimum
clearance in a parking structure is typically 7 feet, 2 inches. Additionally, drop-off poinis will be
provided throughout the development for the boarding and alighting of vanpool and carpool
passengers.

2.8 | Office-specific Programs

The following programs are designed specifically for travelers that will work at the Capital One
development.

Guaranteed Ride Home Program

A Guaranteed Ride Home Program is a program that provides commuters who rideshare, take
transit, bicycle or use other alternative modes with a way to get home or to another location in
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the case of an emergency. Although the need for employees to use a guaranteed ride home is
very rare, knowing it is available provides them with the assurance that their needs can be met.
The industry standard for number of guaranteed rides home per individual is up to five per
calendar year.

A Guaranteed Ride Home program is provided at no cost to employers in the metropolitan
Washington region through the Washington Metropolitan Council of Governments (MWCOG)
Commuter Connections Program.

Telework and Flextime

The Capital One TOD will likely employ individuals that can occasionally or frequently telework
[e.q., work from home} or have considerable flexibility on when they can arrive at work. This type
of corporate policy will be encouraged throughout the TOD with the expansion of Capital One
offices as well as new tenants. Also, given that some of the employees will likely choose housing
options greater than 15 to 20 miles from the TOD, promoting the option to telework or flex armrival
time could become a significant recruifment and retention tool for employers.

Telework programs are composed to two fundamental elements: infrastructure and policy. The
former, infrastructure, will likely be provided by the new facilities being constructed at the
Capital One TOD and the server and networking infrastructure that will be installed. In addition
to these infrastructure provisions, programs like Capital One's Flexible Work Solutions and its
supporting policies should be established to protect the rights of all involved.

2.9 | Optional TDM Strategies for Current Capital One Employees

The existing tenants within the Capital One office buildings associated with the this site currently
implement a number of TDM strategies aimed at employee commuters, which have earned
recognition as a Best Workplace tor Commuters from the University of South Florida's Center for
Urban Transportation Research. These strategies leverage several regional TDM strategies such
as Commuter Connections' carpool ridematching and guaranteed ride home services that are
available for free use by employers. Other strategies currently implemented which are
anticipated, but not guaranteed, to continue in coordination with other properties in Solutions
Plaza include:

e Transit Incentives - lncludihg a free hourly shuttle from Dunn Loring MetroRail Station to
Capital One's McLean campus. Incentives also include a $120 monthly transit subsidy.

e Bicycle Incentives - Including providing bike racks and showers to all employees.

= Onsite Amenities - Including a cafeteriqa, fitness center, ATM and dry cleaning service as
a means for employees to conduct errands without an automobile. _

e~ Carpool Parking Spaces — Including 10 spaces close to the main employee entrance for
employees that commute to work with 2 or more passengers.

e Car Share Services - Employees who arrive to work without an automobile but need one
to get to an offsite meeting can utilize the Connect car share system provided by Hertz.

s Alternative Work Arrangements — Capital One currently has a Flexible Work Solutions
policy that enables over 3,400 Capital One employees to telework or flex their arrival and
departure time at the office.

o TMA Membership ~ Capital One is a member of TYTRAN, the local TMA for the Tysons
Corner area, and provides a link to the regional carpool ridematching services of
Commuter Connections.
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e Tabling Events - Throughout the course of the year Capital One’s onsite Transportation
Coordinator organizes numerous transportation tabling events in its lobby to build
awareness of commute choices fo its employees. These include events to promote the
Connect by Hertz carsharing program as well as other events with VDOT representatives
promofting alternative transportation options like carpooling, vanpooling and the Tysons
Express buses.

While the employers located within the existing buildings will be surveyed and vehicle trips
counted as part of the overall Capital One TOD TDM project, such vehicle trips generated by
these employees will not be subject to proffered remedies, contingencies and/or penalfies.

2.10 | Optional TDM Strategies for Hotel and Retail Employees

Many of the TDM strategies that have been recommended are complementary strategies that
can also be implemented with hotel and retail employees. The property-wide TDM Program
Manager will market, as appropriate, the TDM programs previously outiined in this report 1o the
hotel and retail employee market. Specific programs that have been found to work well with
hotel and retail employees in Fairfax County and Tysons Corner include:

Carpool Matching Program

Metrorail Preloaded Pass Cards and Try Transit Campaign
Pretax Metrorail, Vanpool, and Bicycle Benefit Programs
Guaranteed Ride Home Program

While the TDM Program Manager will direct TDM services to hotel and retail employees, the
vehicle frips generated by these employees are not subject to proffered remedies,
contingencies, and/or penalties. ’
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3.0 | Action Plan Implementation

The purpose of this action plan is to: (a) limit the number of vehicle trips generated by certain

~ new uses constructed as part of the property and {b) encourage the use of transit (Metrorail and
bus), other high-occupant vehicle commuting modes, walking, biking and teleworking by
employees, customers, and residents who work or live in the neighborhoods that comprise the
property. The first steps of implementation of the TDM program through the first annual report are
highlighted in Table 4. This table is consistent with the proffer to be submitted in support of the
Capital One TOD. The timeline provided below is for construction of new buildings on the site.

Table 4: Proffered TDM Actions and Supporting Timeline

Action

Timeline

County Notification Procedure

Initiation of "Applicant
Control Period” for TDM
program__

Immediately following
approval of rezoning
application .

N/A

Appoint TDM Program
Manager (Section 3.1)

60 days after issuance of a
building permit for the first new
residential or first new office
building on the property

Written noﬁcve to FCDOT and
Providence District Supervisor within
10 days of appoint

Initial Submission of TDM
Work Plan {TDMWP)
and Budget (Sections
3.2 and 3.3)

One year following issuance of
first building permit for any new
residential or first new office
building on the property

If FCDOT does not respond w/in 60
ddys, the TDM Work Plan and
Budget shall be deemed approved.
If there are comments, see the
procedure detailed in Section 3.2.

Establish TDM
Accounting (Section
3.4)

Upon issuance of the first RUP
or Non-RUP for the first new
residential or first new office
building on the site

Provide written documentation to
FDOT w/in 10 days of establishing
account

Establish TDM Remedy
Fund (Section 3.5)

Upon issuance of the first RUP
or Non-RUP for the first new
residential or first new office
building on the site

Provide written documentation w/in
10 days of establishing budget

Establish Penalty Fund

Upon issuance of the first RUP
or Non-RUP for the first new
residential or first new office -
building on the site.

Provide written documentation w/in
10 days of establishing account

Establish Incentive Fund

Uponissuance of the first RUP

or Non-RIUP for the first new
residential or first new office
building on the site

Provide written documentation w/in
10 days of establishing account

Allocate Budget for
TDM Account {Section
3.4)

Within 30 days of FCDOT
approval of the TDMWP and
Budget submission.

Provide written documentation
demonstrating purchase w/in 10
days

Implement Monitoring
(Section 4)

One year following issuance of
last RUP or Non-RUP for the first
new residential or office
building on the property

Provide draft methodology 30 days
before survey and/or traffic counts.

Submit Annual Report

No later than February 15 of
each calendar year after the
completion of monitoring

Summarize prior year's efforts,
financial statement of TDM Budget
expenditures, analysis of survey
results, and plans/budget for future
year
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Consistent with the TDM proffer, the Capital One TOD site will begin implementation of many of
the TDM strategies recommended in Section 2.0 starting with the initiation of the “Applicant
Control Period,”" which typically ends after two consecutive annual trip counts are performed on
the property at stabilization and reveal that the trip reduction goals are being met, as evidence
by the maximum trips after required reduction. Table 5 summarizes the TDM programs strategies
that will be implemented as part of the applicant control period.

Table 5: TDM Program Strategies

Strategy by Category

| Infrastructure

Bicycle Accommodations

Information Kiosks

Bike Share

Program Management

Onsite TDM Program Management

Rideshare and Carshare

Carpool Matching Program

Carsharing Management

Promolion and Mafkeﬁng

Program Branding

Transportation Program Web Site

Local Access Guides

Individualized Marketing campaign

Coordinate Outreach and Marketing Activities with
TDM Providers

Promote Real-time Transit Information

Special Event Management

Incentives

Metrorail SmartTrip Cards

Pretax Metrorail and Vanpool Benefit Programs

Commute Rewards Program

Live/Work/Play Marketing and Incentives

Parking Management

Limit the Supply of Parking

Pricing and Unbundling Parking for Residential and
Office Space

Parking Permit Control

Preferential Parking for HOVs

Office-specific Programs

Guaranteed Ride Home

Telework and Flextime
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3.1 | TDM Program Manager {TPM)

The Applicant, and subsequently its equivalent as set forth in the Governance Documents (the
"GD"), shall appoint a TDM Program Manager (TPM) for the overall property. The TPM may be a
designated employee or contractor of the Applicant. The TPM's duties are described in general
in Section 2.2 of this report and will be more fully detailed in the TDM Work Plan to be submitted
in conjunction with the development of the property. The TPM will be initially appointed by the
Applicant no later than sixty {60) days after the issuance of the first building permit for the first
new office or residential building to be constructed on the property. During the initial stages of
development, the TPM duties may be part of other duties associated with the appointee. The
Applicant will then notify the Fairfax County Department of Transportation (FCDOT) in writing
within 10 days of the appointment. Thereafter the Applicant shall do the same within ten {10)
days of any change in such appointment. Following the initial appointment of the TPM, the
Applicant, UOA, or its equivalent as applicable, shall confinuously employ, or cause to be
employed as specified a TPM for the property.

The Applicant, and subsequently the UOA or its equivalent, shall provide a centrally located
office for the TPM and space for TDM products, services and program materials o be offered to
new residents, businesses, customers and visitors to the property at build out.

3.2 | TDM Work Plan (TDMWP)

No later than one year after issuance of the first building permit for the first new residential or
office building on the property, the TPM shall prepare and submit a TDM Work Plan. This TDM
Work Plan (TDMWP) shall include, at a minimum, (1) details as to the start-up components of the
TDMWP that will be put into action effective with the first new residential or office building on the
property; {2) identify the budget needed to implement the TDMWP for the remainder of that
year [the "TDM Budget") and {3) outline the specific details associated with monitoring and
reporting.

The TDMWP will be reviewed by FCDOT. If FCDOT has not responded with any comments within
sixty (60) days after submission then the TDMWP will be deemed approved and the TDMWP wiill
be implemented. If FCDOT responds with comments on the TDMWP, then the TPM will meet with
FCDOT staff within fifteen [15) days of receipt of the County's comments. Thereafter but in‘any
event no later than thirty (30) days after the meeting, the TPM will submit such revisions to the
TDMWP as discussed and agreed to with FCDOT and begin implementation of the approved
program and establish ihe approved Budget. Thereafter the TPM, in conjunction with each
annual report to be submitted no later than February 15!, shall update the TDMWP {and TDM
Budget) for each calendar year to cover the costs of implementation of the TDMWP for such
year {including the TDM Budget and Remedy Fund as follows).

3.3 | TDM Budget

The budget in Table 6 summarizes the total cost to initiate and implement the TDM program. The
startup budget of $54,250 represents the cost fo purchase and develop software and install TDM
supportive infrastructure. The startup costs will be spread throughout the construction of the
development. The annual budget of $174,150 represents the cost to implement the TDMWP
upon stabilization of the development. The budget will be adjusted annually in accordance with
the Consumer Price Index. Leading up to stabilization the annual, on-going budget will be
prorated on a per building basis and not to exceed the amount shown inTable 7. The TDM
budget necessary to implement the year's TDMWP is submitted in conjunction with the same
and is reviewed and approved by FCDOT coincident with the TDMWP.



Capital One TDM Plan * UrbanTrans North America » Page 21 of 32

Table 6: TDM Program Budget

Startup Costs Build-out
Recommendation ($2012) Costs ($2012)
Infrastructure
Bicycle Racks or Lockers: $300/item; 30 installations throughout TOD $9,000 S0
Information Kiosks: $500/item; 10 installations throughout TOD $5,000 S0
95 Expfess Bus Loading: Areas ‘ .
Bike Share ' Unkown Unknown
Program Management
Onsite TDM Program Management: 1.25 FTE . S0 $97,500
Rideshare and Carshare
Carpool Matching Program: provided by MWCOG $0 $0
Carsharing Managemént: lost vparking revenue; 8 spaces @ $1,800/yr S0 $14,400
Promotion and Marketing _
Program Brahding $5,000
Web Site Development $15,000 S0
Web Site Maintenance SO $5,000
Local Access Guides SO $2,000
Marketing Cé mpaigns (General, IM and Real-time Transit) S0 SlS,OOOl
Incentives
Metrorail SmartTrip Cards: $35/participant; 350 participants SO $12,250
Commute Rewards Program: incentive costs SO| $5,000
Live/Work/Play Marketing: marketing/printing S0 $5,000
Parking Management
Unbundled Parking S0 . SO
Parking Permit Control . S0 S0
Preferehtial Parking: startup 45 spots @ $450; promotional materials $20,250 $500
Office-specific Programs | _ .
Guaranteed Ride Home: provided by MWCOG S0 S0
95 Express Bus Service
Telework and Flextime: part of marketing campaigns S0 S0
Program Monitoring
Survey and Trip Count $17,500
Total Expenses $54,250 $174,150

Startup costs identified in Table 6 will be spent as appropriate during construction of the
development. However, the full cost of initial Web site development and program branding will

be spent in the first year of the TDM program.
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Table 7 provides TDMWP budgets for years prior to stabilization. The interim budget numbers are
based on the number of completed buildings for which RUPs and/or non-RUPs have been issued.
The interim budget will be adjusted in accordance with the Consumer Price Index {CPl). The
budget applies to all buildings constructed after construction of the already existing office
building on the Capital One site. The budget numbers, once adjusted for the CPI, represent a
not to exceed amount. Should additional funds be needed to meet trip reduction goals they will
be drawn from the Remedy Fund. '

Tablae 7: Interim TDM Budget

Buildings
Completed Annual Budget

$41,350
$46,150
$71,250
$75.550
$100,650
$104,450
$130,050
$133,850
$139,450
$165,050
$169.,600
$174,150

N 2T oY ®NOoO AN WN —

3.4 | TDM Accounting

Generally Accepted Accounting Principles (GAAP) will be used to verify the funds spent on the
implementation and sustainment of the TDM program outlined in Section 2 of this
Implementation Plan. A budget, based on the amounts listed in Table 7 {adjusted based on the
CP1), will be allocated annually to implement TDM strategies/programs and/or specific
infrastructure needs as may be approved in consultation with FCDOT. The budget will be
established and the applicant or its successor will notify FCDOT of the budget and verify the
availability of funds in a timeline in accordance with Table 4. All funds spent on the
implementation of the TDM program will be fracked using GAAP accounting and reported to
FCDOT as part of the Annual Report process outlined in Table 4.

3.5 | TDM Remedy Fund

The TDM Remedy Fund is intended to assist in the achievement of goals established in Table 11.
The TDM Remedy Fund is an account into which the Applicant will deposit payments as may be
required to be paid pursuant fo the TDM Proffer for non-attainment of trip reductions goals. To
secure the Applicant’s obligations to make payments into the TDM Penalty Fund, the Applicant
will provide the County with a letter of credit or bond. Funds from the TDM Remedy Fund shall be
drawn upon for purposes of immediate need for TDM funding. The amount of funds withdrawn
and used by the Applicant, UOA, or its equivalent to reduce vehicle trips will be based on the
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rates outlined in Table 8, which matches remedy amounts to levels by which trip reduction goals
are exceed on a percentage basis. The TDM Remedy Fund will be established and FCDOT
notified of its establishment in a timeline in accordance with Table 4

Table 8 — Remedy Fund

_Failure to Meet Trip Goals Remedy

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

Portions of the Remedy Fund will be released to the Applicant, UOA, or its equivalent on a
building-by-building basis based on those buildings’ ability to achieve the goals outlined in Table
9 and using the vehicle trip measurement methodologies outlined in Section 4.

Table 9 — Remedy Fund Release

Distance to Metro Station | Distance to Metro Station | cymulative
0to 1/8 1/8to 1/4 0to 1/8 1/8to 1/4 % Remedy
Square Feet of GFA Mile Mile Mile Mile Fund
in Tysons Trip Reduction Goal Goal Achieved Returned

Up to 65,000,000 45% 35% 50% 40% 75%

' 65,000,000 50% 40% 55% 45% 80%
84,000,000 55% 45% 60% 50% 85%
90,000,000 58% 48% 63% 53% 90%
96,000,000 60% 50% 65% 55% 100%

105,000,000 63% 53% 65% 55% 100%
113,000,000+ 65% 55% 65% 55% 100%

3.6 | TDM Penalty Fund

The TDM Penalty Fund is posted by the Applicant to ensure continued efforts of the TDM Program
meet the proffered goals. The TDM Penalty Fund is an account intfo which the Applicant will,
through the TPM, deposit penalty payments as may be required to be paid pursuant to the TDM
Proffer for non-attainment of trip reduction goals. The County may withdraw funds from the TDM
Pendalty Fund for the implementation of additional transportation demand management
program elements/incentives and/or congestion management in the vicinity of the property, as
described in Table 10, which matches penalty amounts o levels by which frip rediction goals
are exceeded on a percentage basis. To secure the Applicant’s obligations to make payments
into the TDM Penalty Fund, the Applicant will provide the County with a letter of credit or bond.

Table 10 — Penalty Fund

Failure to Meet Trip Goals Penalty

1% to 3% 5% of Remedy Fund
3.1% to 6% 10% of Remedy Fund
6.1% to 10% 15% of Remedy Fund
Over 10% 20% of Remedy Fund

Any funds remaining in the Penalty Fund shall be released to the Applicant, UOA, or its
equivalent upon conclusion of the Applicant Control Period.
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3.7 | TDM Incentive Fund

The TDM Incentive Fund is posted by the Applicant to assist the applicant with implementation of
its TDM programs and program evaluations. Funds from the Incentive Fund may be withdrawn as
needed by the applicant for the purchase of incentives that encourage residents and
employees to use non-drive alone travel modes and participate in person surveys as described
in Section 4.2. Funds will be deposited into the Incentive Fund as outlined in the TDM Proffers.

3.8 | TMA Start-up Fund

The TMA Start-up Fund is posted by the Applicant to assist Fairfax County with the creation and
implementation of a Tysons Area Transportation Management Association, which will work to
reduce vehicle trips within the Tysons Area. Funds will be deposited in the TMA Start-up Fund as
outlined in the TDM Proffers.
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4.0 | Program Monitoring

Program monitoring is an important component of the successful implementation of the TDM
program at the Capital One site. To ensure credibility and performance, the monitoring program
must assess whether the development and implemented TDM strategies meet the forecasted
peak hour vehicle trip reduction targets listed below in Table 11...

Table 11: Fairfax County TDM Trip Reduction Targets

Distance from Metro Station
Square Feet of 0to 1/8 1/8 to 1/4 1/4 to 1/2 Beyond
GFA in Tysons __Mile Mile Mile 1/2 Mile
Trip Reduction Goal

Up to 65,000,000 45% 35% 30% 25%
65,000,000 50% 40% 35% 30%
84,000,000 55% 45% 40% 35%
90,000,000 58% 48% 43% 38%
96,000,000 60% 50% 45% . 40%
105,000,000 63% 53% 48% 43%
113,000,000+ 65% 55% 50% 45%

Program monitoring, as described in Sections 5.1 through 5.4, is based on the following phases of
development:

 Phase 1 Initial Development: Initial development is defined as the year following issuance
of the first initial RUP or Non-RUP for the first new residential building or first new office
building constructed on the site. The initial development is anticipated to occur between
2012 and 2020. The percentage trip reduction goal associated with the first new
residential or second new office building will be determined based on Table 11.

« Phase 2 Pre-stabilization: Pre-stabilization is defined as the period between issuance of
the last initial RUP or Non-RUP associated with the first new building constructed on-site
and stabilization, as defined below. The percentage trip reduction goal associated with
Pre-stabilization will be determined based on Table 11.

¢ Phase 3 Stabilization: Stabilization is defined as the year following issuance of the first
initial RUP or Non-RUP for the last new building constructed onsite. The percentage trip
reduction goal associated with Stabilization will be determined based on Table 11.

+ Phase 4 End of Applicant Control Period: The Applicant Control Period ends upon
issuance of the final RUP or NON-RUP for the last new building constructed onsite and
successful compliance with vehicle trip reduction goals for two consecutive years as
described in Section 4.3.

The following sections describe the trip monitoring process for the Capital One development.
4.1 | Annual Report

The Capital One TDM Program Management will summarize the results of the TDM program
annually for submission to FCDOT no later than February 15 of each calendar year as set forth in
the proffers. Typically these reports will detail when strategies were implemented, how many
individuals participated, lessons learned on what strategies are most effective for the site and
seem to be performing well, as well as a summary of monies available in the TDM Account, TDM
Incentive Fund, TDM Remedy Fund and TDM Penalty Fund. On the years that surveys and traffic
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counts are required (as specified in Sections 4.2 and 4.3 below}, the annual report will contain a
summary report of these monitoring results. All reports will be delivered to the Fairfax County
Department of Transportation (FCDOT). On years when surveys and traffic counts are not
required but requested by Fairfax County to validate the effectiveness of the annual report,
Capital One will undertake no more than one survey and fraffic count per calendar year.

If any of the reports show the site is not meeting the agreed upoen trip reduction goal {the
“Maximum Trips After Reduction"), the property-wide TPM will review the strategies in place and
develop modifications to the TDM strategies, adopt additional TDM sirategies, and/or conduct
traffic counts as deemed appropriate in coordination with FCDOT staff. The Maximum Trips After
Reduction thresholds will be established by proffer and at the time of the FDP approval.

4.2 | Person Survey

A primary tool for monitoring will be onsite surveys of all residents and employees that compose
the Capital One site. Upon stabilization surveys will be conducted every three years until the
results of three successive traffic counts (Section 4.3) show the maximum vehicle frip thresholds
as proffered are not exceeded. Surveys will monitor the vehicle trip reduction goals as weli as
provide a qudlitative understanding of how well the TDM program is working by asking residents
and employees for their impression of the program and testing new ideas. Surveys will be
performed by the TPM and with the following schedule (Table 12).

Table 12: Survey Schedule

Survey Benchmarks

The year following the issuance of the final
initial RUP or Non-RUP for the first new office or
residential building to be constructed on-site
{Initial Development) and once every three
years thereafter until Stabilization.

At Stabilization as described in Secftion 4.2 and
once every three years thereafter until the end
of the Applicant Control Perfiod and as
needed thereafter.

TDM program management will conduct surveys in the fall season of a given year (between
September 15 and November 15}. The survey will be completed during a week without any
holidays and when area Fairfax County Public Schools are in session. The site TPM will work with
the Fairfax County DOT to finalize an acceptable survey that meets county requirements. The
TPM will meet annually with FCDOT within 45 days after submission of the annual report. Should
the site fail to meet trip reduction targets, FCDOT may request that additional surveys be
conducted in the years prior to the next scheduled survey.

4.3 | Traffic Counts

Traffic counts will be collected at building vehicular entries to complement person surveys of the
site within the schedule set forth below. Upon stabilization traffic counts will be collected
annually until the resulis of three successive counts show the vehicle trip thresholds as proffered
are not exceeded. They will be conducted at the peak hours, AM and PM, as identified by a
traffic engineering analysis. Vehicle counts are collected on typical weekdays and preferably at
15-minute intervals. Automated data collection may be supplemented with manual peak-hour
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turning counts at se.lecf locations if necessary. The specifics of the traffic count collection and
reporting formats will be coordinated with FCDOT.

Traffic counts will be performed by the TPM and timing will be consistent with the Person Surveys
detailed in Section 4.2 through build out. They will be administered with the following schedule
{Table 13).

Table 13: Traffic Count Schedule

Traffic Count Trigger

The year following the issuance of the final
initial RUP or Non-RUP for the first new office or
residential building to be constructed on-site
{Initial Development) and annually thereafter
until Stabilization.

At Stabilization and annually until the trip
reduction goals associated with the same are
met or exceeded for two consecutive years
and the Applicant Control Period Ends.

Traffic counts are a very accurate snapshot of the real impact of a TDM program and provision
of alternative modes and services. However, they do not provide insight on the overall
effectiveness of a TDM program, such as employee perceptions and/or appreciation of
transportation benefits, ridership on Tysons circulator services, or number of people biking, using
the telework program, or fraveling during off-periods. For these reasons the concunrent person
survey detailed in Section 4.2 will also be implemented to evaluate the TDM Program through
build out.

If the results of the person surveys in any given year differ from the results of the traffic count then
ihe traffic count shall govern in determining whether and to what extent the goals are being
met.

4.4 | Trip Thresholds

The objective of this IP and subsequent TDMWP shail be to limit the number of vehicle trips -
generated by the new on-site residential, office and hotel uses on the property during weekday
peak hours [as determined using methods based on ITE, 8th edition, Trip Generation rates and/or
equations) (the “ITE Trip Generation Rate"). The number of vehicle trips generated by the
proposed residential, office and hotel uses shall be separately measured so that appropriate
remedial actions may be undertaken as required to address any excess trips associated with a
specific type of use. The types of actions that may be undertaken are generally described in this
Implementation Plan and will be more specifically defined in subsequent TDMWP submissions as
needed. Given the flexibility associated with the conceptual development plan {CDP) to
provide for additional residential uses in lieu of all or a portion of the office uses, the maximum
trips after reduction ("*Maximum Trips After Reduction”) associated with each phase of
development will be determined upon approval of specific final development plans {FDPs)
and/or at the time of rezoning approval. These trip thresholds will be based on the percentage
reduction (Table 11) of total trips that would otherwise be generated by the property according
to methods in the ITE Trip Generation Rate, as well as the mix of uses provided.
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Traffic counts collected, as outlined in Section 4.3 above, will then be compared to the
Maximum Trips After Reduction thresholds associated with the property. The trip reduction goals
oullined in the Comprehensive Plan are predicated in part on the achievement of specific levels
of development throughout Tysons. Prior to undertaking trip measurements, the TPM shall
compile a list of existing and approved developments in Tysons in order to determine the
applicable trip reduction as generally set forth in Table 11.
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5.0 | TOD District-Wide TDM Program Recommendations (Tysons-Mclean)

In the long term, many of the Section 2 TDM program recommendations should be migrated into
a TOD district-wide TDM program (Tysons-Mclean). As population increases in the Capital One
TOD development as well as throughout the Tysons-MclLean District, the economies of scale for
many of the TDM programs will increase if they are implemented on a broader scale. Examples
of program:s likely to benefit from wider-scale implementation include parking management,
carsharing management, and information resources like Web sites, program branding, and local
access guides.

Guidance is offered below for the development of a district-wide program in the Tysons-Mclean
areq, subject to adoption by Capital One and other property owners. This guidance is an
assimilation of interviews and research conducted with the North Bethesda Transportation
Management District (TMD) and the Lloyd District and Transportation Management Association
(TMA) in Portland, Oregon. Key elements for TOD district-wide Tysons-Mclean TDM program .
implementation are included below. While recommendations are made that a district-wide TDM
program be implemented, Capital One cannot guarantee the participation of other developers
and property owners and therefore cannot guarantee the creation of a district-wide TDM

program.
Program Management

A formal organization formed by the property owners, developers, and residents of the TOD
district is recommended for a TOD district-wide TDM program for several reasons:

e A Board or Advisory Committee composed of TOD district representatives who have a
stake in the success of the TDM program, such as property owners and developers, will
govern this organization. These representatives will ensure TDM funds are spent in cost
effective ways to benefit their development in ferms of vehicle trip reduction as well as
increasing the marketability of the TOD.

o A diversity of funding methods can be pursued by the organization. Depending on how
the organization is structured in the long term, staff will be eligible to apply for grants,
contract with other organizations, and collect membership dues, fees for service, or other
types of revenue efficiently.

e Low overhead and administration in comparison to forming a city or county sponsored
special assessment district.

In the long-term the TDM program could consider registering as a formal non-profit organization.
The advantages of incorporating as a non-profit will be the ability to pursue grants that a private
corporation would otherwise be ineligible to receive.
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Funding

An ongoing, permanent funding source(s) is key for the long-term health of the TDM program.
Suggested funding opportunities used in other TOD districts include:

Fees from parking revenues, particularly on-street meters. If parking fees are going to be
charged in the long term for surface lot or structured parking, a part of this fee should
also be considered for support of the TDM program.

Commercial space dssessments on an annual per square foot basis, periodically
adjusted to account for inflation,

Residential assessments on an annual per dwelling unit basis, periodically adjusted to
account for inflation,

Federal grants and state-wide grants or tax credit programs can help support TDM
programs. For example, in the Lloyd District example, the State of Oregon allowed
businesses in the district fo contribute tax credits earned through the Business Energy Tax
Credit program to the Lloyd District TMA. The TMA then sold these credits on behalf of the
district and invested the revenue in a negotiated list of priority infrastructure.

Transit agency grants and performance-based rewards. Since the TOD district will be
actively promoting and marketing WMATA and Fairfax County transit services, the
organization could work with these agencies 1o provide increased levels of service or
discounted fare prices. Typically, these programs are based on a negotiated level of
performance, such as a new bus route implemented for every 2,000 new fransit passes
sold in a district.

Vehicle Trip Reduction Goals and Monitforing

It makes logical sense that if a TDM program is implemented district-wide then the goals and
monitoring of that program should be on a district-wide basis and not primarily on individual
property owners. District-wide goals will encourage collaboration between developments and
increase economies of scale in monitoring and reporting to FCDOT. Example performance
measures at a district-wide level could include:

Standard measures. These measures are typically proffered by individual applicants and
subsequently monitored by Fairfax County Department of Transportation (FCDOT):
o Vehicle frips reduced
o Percentage of residents and/or employees using transit, ridesharing, bicycling,
walking, or teleworking '
o Percentage of residents and/or employees driving alone to/from TOD
Other measures. The following example measures will provide more information about
the overall performance of the TDM program and why certain strategies are successful or
not as successful. These types of measures will create the most insight info how to
improve the effectiveness of the TDM program.
o Number of WMATA transit pass products sold per month through employer pre-
tax benefit programs.
o Pedak period bicycle counts. This count could either be the number of bicycles
using TOD bicycle storage or manual counts performed on TOD bike lanes.
o Average number of HOV parking spaces used on a typical workday.
o Number of new recruits annually into the TDM program due to' markeiing efforts.
Examples could be:
= Number of participants in Try Transit campaigns
= New registrants in online carpooling programs
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Number of retained participants who are continuing to use fransportation
alternatives due to ongoing programs such as the property-wide web site, real-
time transit information, carsharing, and parking management strategies.
Number of events held each year in the TOD that prcmote the TDM program and

transportation alternatives.
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Proffer 46: Metrorail Station At-Grade Connection
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