
- County of Fairfax, Virginia 
To protect and enrich the quality of life for the people, neighborhoods and diverse communities of Fairfax 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 I-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, 

Catherine A. Chianese 
Clerk to the Board of Supervisors 

Office of the Clerk to the Board of Superviso rs 
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 
htlp:llwwwfairfaxcounty.govlbosclerk 
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Cc: Chairman Sharon Bulova 
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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, FCP A 
Charlene Fuhrman-Schulz, Development Officer, DHCD/Design Development Division 
Planning Commission 
Denise James, Office of Capital FacilitieslFairfax 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-OOI-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 therewith, and 
thereafter did submit to this Board its recommendation, and 

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

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

Be, and hereby is further restricted by the amended conditions proffered and accepted pursuant to 
Virginia Code Ann., 15.2-2303(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 

September21, .20J.2 

Pursuant to Section 15.2.:2303 (A),c;ode of Virginia (l950; as amended) and Sect. 18-204 of the 
Zoning Ordinance ofFalrfax C()U~ty (1978;asamended)~ ·the. pr()perty , owner arid applicant {or 
themselves and theirsuccessorsandior .assigni (coUec'tively ' ref~rred .: i() . a~hhe "Applicant"fin 
this Re2:oning~pplicatidri ("RZ") and r.roffe~ Coriditioh: Ari1eh&b~n:tippli¢~tioilt~PtA") pioffer 
tli~t the cleveiopment of the parcelsuhd,ef corisid~ratioa : aAd . shbW~ :on th~: Fairf&xCounty T ~ 

' •. Maps ~s TiD( M~p 29~4«5)LP~rcefA~ : (ihe '~Pr6pertY')~baii:bbin accqrdM¢{\v.iihth~ 
. followIng cortditions if,and' ~rily, 'jf; Rezoning ' applicafibIU,a: 2610~PR~:02 I: atid·l11ecbTi1panion " 
applicatiop. pci\.92-P-oo 1-08(collectively,th~ "Applic~tioD/'Y ' are' grahtedby the .• Board of 
Supervisors. In the eyent that the application is denied, these Proffet~ shalipeirnmediately riull 
anq void and pi' no furtlier force or effect on the Property. . . ... ... " ... . . .. . .... . . . 

... 

GENERAL 

.. .. 

.. 

.. 

.. 

.. . . .. . . . . . . . .... . . . . . 
.. . .. .. . : ..... . ....... : 

. . . . .. . .. . . .. . 

L . COl}oeptual Development Plan. Th~ Property ' shall be developed insubstantial ' 
confOrmanc~with the proffered elements of the Conceptualbev~lopm~nt PlandateC! AugustA, 
2010; an~ revised through August 13, 2012, prepared by William II. G~rJbh & A~so<:i'ate~ ?nd 
cmisisting of34 sheets (the "CDP"). In addition to the sp~cific J:>rbff.er~ cOhtainedherein: the '. 
profferedelern¢~ts' ofthe CDP shall be limited to the grid of streets, g~nei~iIocatibn ' of access 
poiritsto buil4!ligs, g'eneral location of the buildings, mix of uses; :nliniinumand maximUm . 
building heights; the amoun~ and general locaijoDdf' UJ:ban>parkhilld, :and: general quality and 
character of the . streetscape (the "Proffered Elem~nts~'). Oth.er dements .. of th~CI)P mai be 
adjl.isted oiinodified with approval of futLJre Fimil . jje~elopITientPl:ans'c:iFbP")in accordance 

. • ... with ' the · prdvisions set ·'forth 'in Section 16~402 6f~he :F~irfaXC.~u~ty . Zo'i1ing , drdinJ~nce " (th~ 
• "Oidiilance"), and these Proffers: '.' ..... . .. .... . . . .... . .. .. 

2. ··· MinOr Modifications. Minormodific~iions tQ the 'Proff~reci Elements ofthe(~DP may pe . 
peimittedpUi~aianf to far:4 of Sectio~ 16-403 Of the Ordinaticewp~r\ ' n~ce.ssi~Med by sound 
engineering orwhei1 necessary as part of final site design, and when' suchrnodl-fications are 
deterrrllnedto b~ ipsubstantiai conformance with the Prqffered Elel11~ntsand these Proffers, as 
determin~dby the Zopihg Adminis.trator. ..... . ...... ... . .. 

. . .... .. .. .... . . ... ... . 

3. . Future Applications. ' Any portion of the Property may pe this'ubjedof aConceptUaJ . 
Development Plall~ ' Conc~ptuaJ DeveJopm.ept PI~nAri1epdment, FinafQevdopment pi~.,Final 
Development PliinAinepdrrient, Proffered,ConditionAmendment, RezQning,Special Exception, ' . 

. Spe¢iaIPe~it, ·Varrance ·6r othet zoning . action · withoutthejoinderand/~r co6se~tofthe 6wner-s . 
" of the other l~ndareas,providedthat sucli~pplication corhpJi~!?withSe2tioti 18~204p~r~gr~ph5 

. of the ZonIng Ordinahce. :PieviQusly ~ppr'oveci pro~fered :'conditionso( chiveloPlJlent cohdhion~ 
applicable to a particular poriionofthe Ptopertywhlch are not' the' subject of i uchail application 
shall remain in full force and effect. · .. . 

1 



PROPOSED DEVELOPMENT 

4. Existing: Development. The Property is approximately 26.2 I acres in size and is 
developed with the existing Capital One corporate headquarters building, which contains 
approximately 479,500squaie feet (excluding basement space) (the "Capital One 
Headquarters"), the 24,500 ' square"foot conference ' facility (the "Conference Facility"), a 
structured parking . facility cont~ining approximately 1,529 spaces (the "Existing PClrking 
Garage;'), temporary athletic fields ~i1d sporicQurts (the '.'Temporary Athletic Facilities;'), and 35 
stirfac~ . parking sp~iCes .· (tP~ "Existing. Surface Parking") (collectivelY, .. the . "Existing 
Development"). the Existing Developmeht is shown oIlSheet4(jfth~ CDP and may r emain in 
operation indefinitely: In the event that orilY ,a portion of the Property isredevel()ped subject to . 
an approved FDP and site plan, the portion or portions of the Property not s4bjeci.to the FDP, 
inchidingthe EXIsting Development, may continue in operation as shown on Sheet 4 of the CDP.: 
The · Applicant may also make minor modifications to the Existing pevd9prnent a,s depicted on 
Sheet 4 of the CDP, such as to permit t hanges to the Temporary Athletic Facilities and to 
accommodate the future Jones Branch Connector improvements, subjeCt to the approval of the 
Zoning Administrator. Any use whis:h i$ peimit~ed in the PTC district and shown on an 
approved FDP may also be permitted as' an interim use subject to the Use Limitations in Section . 
6-505 of the Ordinance. .... . .' . . . . . . .. . .. .: . .' :. ';. : ~, ": ': .: . 

. ',. -". - . 

. A. . Interior Improvements. Fortho~e buildings 01' structures existingoh the Pr~perty 
as of the approval date of this Application, the Applicant may secure. building 
permits for· and ma~e interior improvements to such buildings without triggering 
the requirement to reconstruct such buildings in conformance with the CDP or 
any approved FDP..· ..' .. 

. '.' . '. . . .' ',::-

B. Casualty. The Applicant m~y res.tore any building o~ stiuc~ure existing a~ of the 
approval date of this Application that later is destroyed or dariiaged by casualty, 
subject to Article 15 of the Zoning Ordinance. .... 

. . " . . 

C. Parking. The Existing Parking Garage way remain inoperationanci will continue 
to serve the E:xisting De" elopment until arid unless an FDPand site plan are 
approved showing its r~moval. 

. . 

5. Density Credit. In addition to the 26.21-acre . ProPt;:riy, the Applicant is utilizing 
previously reserved density credit for larid dedications totaling approximately 3.01 acres, as 
illustrated by the building ta~ulations on Sheet 3 of the CDP; . 

. .: . : ~ :. '.' . . :.' .'. . . : :: . . . 

6. Proposed Development. The developinenton the.Pr()perty will suppleinent and partially 
replace the Existing Development, as more particiJI;;uly described in the proposed phasing plan 
described below (collectively, the "Proposed Development") . . The Proposed Development, 
which iricludesthe Existing Development, shall not exceed 4,969,523 square feet of total Cross 
Flcior Area ("GF N'), which shall include a minimum of 800 dwelliJ1g units~nd up t() 3,182, ] 53 
square feet of GF A of office space. 

2 



7. Phasing Plan. The Proposed Development will occur iIi phases as further described 
below (the "Phasing Plan"). The buildings, plazas, lIses 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 CDr. · Each phase shall 
inClude the ultimate streetscape diineIlsionsaIld design as depicted on the CDP in order to 
establish the important · pedestrian elements identified iIi the Comprehensive Plan. With the . 

· submission of ea~hFDP, the : Phasing Plariwill be updated to provide additional details; • 
induding providing existing structures and facilities; the anticipate4 order of future development, 
the completion of the . stre~t grid; establishill,~nt of streets capes and . pedestrian elements, 
construction of parks, and updated interi~ conditions. . . .. 

: A. .. Capital One Headquarters Expansion Phase (Block A); . 
,"0", 

Phase Summary GFA Range Min.lMax. Height Prop. GFA Max. Parking 
Building 1 - Office 300,000 - 519,000 SF 150-281 feet 518,836 1,335 
Buildin~ 1 - Retail u to 8,500 SF --- 8,345 40 
Bui lding 2 - Hotel 50,000 - 81,500 SF 75-111 feet 81,388 135 

· Building 2 - Retail up to 10,500 SF --- 8,249 28 
Total for Phase up to 619,500 SF --. 616,818 1,538 

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

Phase Summary GFARange Min./Max. Heiuht Prop. GFA Max. Parkin ... 
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 - 367,50.0 SF 150 - 293 feet . 335,498 614 
Hotel/Conference 
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 I 37 
Total for Phase up to 1,099,150 SF --- 1,031,869 1 2,214 

.. 
. . . 

C. Residential Commons Phase (Block C). 

Phase Summary GFARange Min./Max. Height Prop. GFA Max. Parking 
Building 6 - Residential ·· 300,000 - 518,000 SF 150 - 221 feet 492,069 498 
Bui lding 6 - Retail up to 26,300 SF ~-~ 1 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 l --- 4,976 0 
Building 8 - Residential 200~000 - 386,900 SF I 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 GFARange Min.lMax. 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 uE to 28,100 SF 28,092 

.. 
142 ---

I Totatfof Phase up to 640,200 SF --- 609,729 1,139 

E. Financial Office Phase (Block E). 

Phase Summary GFARange Min.lMax. Height Prop. GFA Max. Parking 
Building II - 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 I ~OO - 395 feet 732,100 1,344 
Total for Phase up to 1,122,500 SF I --- 1,052,568 1,651 

8. Final Development Plans. FDPs for individual building sites or phases shall establish the 
minimum and maximum GF A for each building that is constructed within the limits of the 
Phasing Plan set forth in Proffer 7 above. In addition, the following . inf()rmation shall be 
provided on each FDP, for review and approval of the Planning Commission: 

A. Tabulations. A tabulation indicating the development .statusof all property 
subject to the Proposed Development s4all be provided with each FDP and site 
plan submitted ' for the Property. The tabulation Sh,all inchid<;: a listing of all 
existing and proposed buildings and facilities; along with the GF A and uses 
approved on the CDP, FDP and site plaJ;lasmaybe applicabie. The tabulation 
shall be updated with each subsequentFDP and ' site plan submitted for the 
Property. 

. . . . . . 

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

. ..' .. 
. . 

C. Public Facility . . Until · the Public Facility as set ' forth {Ii Proffer 13 has been 
constructed, each PDP shall contain proposed phasing inf6mlatiori for the Public 
Facility. . . . .. . 

D. Architecture. The specific architectunil design infor:matiqn as described in 
Proffer 15. In addition, architectural design elevations shaH be presented for the 
buildings proposed to be constructed with each FDP for the purpose of iilustrating 
the general character of building massing, scale, fac;:ade · articulation, general 
building envelope and fenestration treatment, materiality and material quaJity 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 
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(such as specific material or color selections, fenestnltion detCiils, etc.) are subject 
to change in final architectural and site plans. 

. .. 

K Build-to Lines. Proposed Build..:to Lines,inciuding any proposed modifications to 
the Build~to Lines and/or the expandedstreetscapeareasasidentified in PrOffer 
16. 

F. . CoriceptualVtility . Plans; . The Conceptual · Utility Plans J.nor.especificallY , 
' described ih Proffer 18; inc~uding any anticipated conflict points . between utility 
easem~nts alldpropo~edstre~t trecs1nclhow these conf1ictsat~ : pioposed to be. 
resolved priortosite plarl approyaL . .... . . .. . . . 

... . ...' . . 

. ' G ~ .... ·,· ~lghtin:g, Specific str~etscape1ight~perPr9ffer2q; .' ' , ." . ' 
· .... :". . ; :',' . :.,'.: : :: .. . ,,', . 

" H. Noise Attemiation. A Noise Study and ariy proposed noise attel1uation)J1easures, 
a"s.described i"n Proffer '23.:' .. -: .. ;.: .. ' '.:': :.:'... . .... . . 
.' ... ",' -.,'. .: ," ::: . '. . .' . . 
: ..' --'. .;'... . . . ... 
. - ... .. . . . ,. . .. " . . .. .. ...... 

HX. . " . Surface ParailelParkirig ' Sp~ces. · The final riuirlber and ldcation . of . on-street 
.,. parallel parking spaces to be constr~Ctedwithihth~ , applicabl~: J?DP area, In 

'accordance with; Proffer 26. ,'. ' 
. .' :" ': ... ' . . -: .::: . ..... . ; '. . .. ::.: ::; .' :: ': :',. ;. . :.:: 

. 1: .' Landscape PlaiL A revisedt.alldsc~pe Plari>asd~~ciibed itiProff~r 28: 
... ,.. ........ ... . ... .... ... .... . . 

. '. K. '. st~eetscape. : Thede~~ils ' and ariy adjusttnenistothe stteetscapes as described in 
. Proffer 29;' illthidirig information regardihgsight distance liiie~atall interseCtions 
and. entrances included within the FDP. ...... . 

· ... . . . ." ... . . . .. .. .. 
.. ... ... . : . .:: ':. ,'.', . . . . .. 

Llnterim ConditionsaridStandaids.The Applicant , shaUp[ovid~ detailed 
information on the proposed interim cohditions · aJ)dstandards as described in 

. Proffer 30. • .. .. 

· .. 

M. Stmmwater Mana~errient. A detailed stOl.:mwater management plan, as described 
in Proffer 31. 

.' . N. Rlght-Of-Way Dedications~ . Any refinements . . t6 the Tight~of-way dedications 
described in Proffers 35and 36. .. ..... .. . 

' 0 . . ' · ~ecurity. A revised sec~rity ~lan(lSdeSc;ibedinProffer 36(E) . . As part of the 
. security plans; the Applicant shall also provide' a diagramwith. detailed; locations 
orany bollards and security gates, includIng precedt;:nlill1ages forcach feature . . 

' .. P~ . BicyCle Parking; Specific locations for; and.the number ()f,bicycle facilities to be 
'. provided as described in Proffer 43 . ' ' . .'. , •. ", .' 

. .. . . .... :.' .' 

. .: . . ': :. ~ '.:; .. :. .'.'. '.. . : .': : . . . . . :. . . . .... 

Q; .' Publici\( Acce~sible P~ksand RecreationaIFa~ilities.the specific details on 
parks and recreational facilities included within i:he area of the FDP, as described .. 
in Proffers 47, 48 and 50. Fbrthe Metro Station phase, the Residential Commons 
Phase, and the Hotel/Civic Plaza Phase, the Applicant shall also submit detailed 
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plans with proposed amemtIes and programmatic · elements for the parks and 
recreatiorial facilities .associitted with those respective phases. 

R. Sustainable Energy Practices. The sustainable energy practices described In 

Proffer 52. 

S. Sight . Distance Lines. Sight distance lines shall be shown for all affected 
dri veway entrances and signs, as necessary. 

T. Bus Shelters; Details . on any · proposed bus shelter locations and designs per 
Proffer 45 . . 

. .. 

u. 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 cqaracteristics of 
the intersections. · ..... .. 

V. Capital One Drive Parking and Loading. With the submission of an FDP for the 
Residential Commons Phase, the Applicant shall submit a detailed functional 
analysis for the parking arid ioadingentrances associated with Building 7. 

. . ... 
.. . . .. 

W. bld ·MeadowRoadMedian. With the . submission ofanFpp for either the 
Financial Office Phase or the Metro Station PhaSe, the Applicant shall propose to 
construct a median on Old Meaciow Road betwe~n the intersections of Dolley 
Madison Boulevard and Old Springhoust: Road, subject to approval by VDOT 
and the Fire Marshal. 

X. 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 dwell~ng units set forth in 
Proffer 58. 

9. Owners' Associations. 

A Umbrella Owners' Association. Prior to the issuance of the firstRUP 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 establjsh an Umbrella Owners ' 
Association (the "UOA"), whose members will consist Of a representative of each 
owner ofland and/or buildings within the Property, The UOA shan ·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, storm water management 
facilities not mairitained as part of individual buildings, and any private utility 
systems. 
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B. Homeowners' and · Condomlniurrt OWrierS' Associations . . For each residentIal 
building in which units are held for sale; the App Ii carit . shall cause either a 
homeowners' aSSOCIatiOn . and/or a condoininIum ·· owners':· associatioil 
("HOAlCOA"), as. applicable; to be fOnned for that buiidirig. Each of these 
associations shall aiso be members oftheUOA. . .. . 
.. :. . . "."... ,. :.:. .. . .. :..:::.' 

.. . . 

c. Disclosures. UOA <ind BOA/eOA documents (inCluding budgets provid~d in any 
offering or . sale materials) shall . specify the . proffer~ . riJ.ainteililI1~e and replacement . 

. conditions and obligationssetf6jihin these Proffeis~ Purchasers shall be advised 
in writing of these P!offer conditions and obligatipJ?-s prior to executing a contract 

... of sale~ · .. . ... .. . .. 
: ,.' ... '::' ',', .... '. .. 

. . .... ' .. ,' "., . ' ... :":':::' '.' . .. ... . : . ',. 

D. UOA TDMObli)iations. AllreSid~nts~ tetiartts;ownerS; elpplqy~isand 6mplciyee~ " 
living, working, operating a busipess or owningpropertywitI1frithe Property shall 
be advised of their confinuingobligation to theTDMPlandesctiBed in Proffer 4L 
All uoA and HOAl¢bA m¢riibb;s shall be infoHned of aliy furiding obligations 
for the TDM prograrn :priorto ~xectiting a contract of salearid ·all suc~ obligations 
shall be included iuUOA and BOA/eOA documents. ·· .. 

. .:. .: ":.: '.' .. : .. ' :. . '::" .:.:' , .... '. . . . .. : .. :. . : ....... : ...... : ::.: - ..... : ::. . 
.. : ': .. .... ::' ..... '.:' ' : : ..... ':.' . ' . .::.::: 

E. DOA Expansiori .. Nothirig irilliisPrbffer shall be c6nstrti~dto prohibit expansion 
oftii¢ UOA to inC1\lde rteighbotiIig pi6p~i1ies;atthesole : el~ctioil of the UOA. : . 

. .... ": ..... :.: ::':... .' .. ::' .. ' ' .. : ' . :: ...... '. ...... . .. . .. . ... .. .. . . .. . . ..... . .. . 

lD. Mix of Uses. The Propertyshal1cori.~ist . of a mi)(of reiietential,office, retail, public 
facility, service and hotel uses , is described iii theCDP and these Ptpffers, subject to the 
limitation that the m~imum squar<:: footage :of all cO'nstiucted uses on the Property shall not 
exceed 4,969,)23 square feet o(GFA.The. Proposed Devetopmentm~y contain any use 
pennitted by~right inthe PTe PistriCtqf the Zoning Ordinarice;subjectto complIance with any · 
Zoning Ordinance or proffered use limitatlbnsas~~monstratedon. an approved FDP or FDPA. 
Additional special exceptiori . and/or . spicial peimit uses may be · pei"rrlitted without a Proffer 
Condition • Amendment, provided· they are in . substantial conformance. with the Proffered 
Elements and these Proffers. 

... . . . 
'. '. : ... :: : ... :' : ... :::::.,: : .. : ........ -: : .. ::: ::'. ." .: .' .... : 

. . .. ...... . . . .. . . .. . ... ... . .. . 

11. ·.Retail Activated Space. Subject to FOP approval, within the are~sshown on the CDP 
that aTe permitted for retail and personal s~n'id~use~~ there will be a rriinim~m of 100,000 square 
feet of GFA dedicated to uses that createactivated)ll1d animated first-floor storefronts ("Retail 
Activated Space'). Of the l:equired RetailActiy(lted ~ Space ; atieast50,000 ~quare feet of GFA 
wjll be' establish~d with Retail Activated Spaceptiortoorwith the finaINon-RUP for the sixth 
new building constructed ()n the Property. For the purp~ses bfthePropo~ed Development; Retail 
Activated Space shall inClude btit notbe limited to retaiiand personaiservice establishments, 
rest~urarits,banksandfi~ancial services, professi6~al services;kgal servic~s, medical and dental 
ofnbes,educatiortalwid tutoring fatiliti(:;s , public ~hd tivic use$ (iridudi~gthe 'Public Facility as 
outlined in Proffer 13) and l{bllthc1~bs.Use~)liot sp~cific~llye~timerated ill or~nvision~d by 
this Proffer may beestablishedprbvlded the Zoning Adinil1ikt~ator dete~ines the use is in 
substantial conforn1ilhcewith this Proffer 11 . ... .. . . . 

12. . Metrorail Tax District Buyout fOr Cei1ainResidential .Uses. At least sixty (60) days prior 
to recording residential condominIum documents for any portion of the . Properly located within 
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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.Publi~ F~Cility. The Applicant shall design and construct a 30~OOd sq~(lfe-foot space 
within a futUre building to b.e . used by Fairfax. County for comrillinity and/or recreational 

. programs (the "Public Facility"). The Applicant has identified to Fairfax County and r~served 

. space in Building 3 for the Public Facility~ The Public Facility shall be constructed concurrently 
with Building 3 (unless ~()dified by the FairfaxCourtty Planning Commission, in accordance 
with Proffer 13(1) below) and shall be accessible through a separate entrance with ADA 
accessibility. 

A. Design and Scop~. 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 roo)11s, an eXercise room, a game room, an arts/crafts 
room, a computer room, a multipurpose me(;!ting room or rooms, a kitchen, 
resiroorris, locker and storage space,and other related amenities. The ApplicaIlt 
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 ateach design phase as providedh~rein. 

. . 

. '. '.: 

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

. "' .. . . 

B. Total Construction Cost As further d~scribed herein, the total construction cost ; 
to the Appl~cant of the Public Facility shaU not exceed the sum of $5,420,000.00, . 
as adjusted on 'an artnual basis by the Marshall & Swift Building Cost Inctex, with 
any adjustment beginning two . (2) . years from the date of approval of the 
Applicationto the date that the notice to proc;eed to the construction contractor 
(the <'Total Construction'Cost"). . . 

. . 

The Total Construction ' Cost 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 notuniqmdo the Public Facllity but attributable .. to the 
design of the building itself, as described in subsection (B)(ii), below ("County ' 
Soft Costs"). 
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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)(iii) below). 

1. For County Hard Costs, the Applicant shalliridude orily the costs of a 
complete interior build-out for the Public Facility, iricludingceilings, 
lighting,plumbing, separate heating and cooling (HVAc), painted interior 
walls, electrical outlets, elevators, restrooms, and · all finishes, to InClude 
gYmnasium fi?or,aI).Y required bkachers;i¥ld, . bas~etball h oops. The 
Applicant sba11 not provide· loQse · fixtures, ftlmishings, or equipment 
~xc~ptfor those spetifieclin thisP~offe~. ; ~o portibti· ofthecbre building ' 

II. 

. or ~jte ~h~ll be inclltdedasCbltniy Hard CostS; unless specificaJly stated in 
these Proffers. Thebudge(subillrssI6ns 'ieqult¢d in subsection (C) shall 
provide a detailedsul1llnlU'Y oftl-i¢~nteri()~ buiid~but of the Public Facility. 
" : : ... :.: . '. : ::.:<' :,. ',. '.: ' . ,:,,_:. ::: ::: :::,:.' " .' 
. Courity Soft Costs shall consist of (a) the f(!e for the. design consultarits for 
the PubllcFacility(intei:lor . build~ol.it)as further defined below (b) 

.. building pennit anrlillspection fees; ffiid( c) cost estimating fees. 
. . :": ":.' . . :," :;:::':- ...... : ", ":: .' . : 

. . . '.: "' :.. .:" . 

For ( :;ounty Soft. Cgsts,the Appli~aJltshall include in the Total 
Construction .Costthepi6: i:aiashare oftti.eexpense attributable . to the. 

·. PublicFacility, as measured-by the :(raction6f the actual square footage bf . 
. thepubl~c Facility as finallY: qesiglled (including ancillary space us~d 
soielyfOI . the Pubiic Facility; .' suthasspace for separate emergency 
genenltors, . stormwater . IIlartageinentvalllts~ or ventilation ' systems), 
divide{by theadual square feet of the eIlttre l:milding as indicated on the 
finalperrriitted building plans/ ... . . . .. 

. .' : : :': '. : .' :;:.; . :' -' .. ' :. '. .:.:-': :. ".: :.: .: . ~~.::.: > ..... . '" : ': 
Notwithstaridirigal1ythiIlghetein tothecbntrary, no more than $500,000 
(as adjusted 6'rtan aIlrttial basis by: the Marshall & Swift BuildihgCost 
Index begiilliinf(twoyearsfrorri<the date ofa:pproval of the Application to 
the date thataNori~RUP is issu~d.for the public Facility) of County Soft 
Costs ...,- . jric1uding. :<:osts . peiia:i.nihgto architect(s); MEP, civil, and 

. structural engineers; othercoiIsuliants; ai}d construction administration 
s~rvlces '-'- shalicQunt tbwai-dth~TotaLCo!lstruction Cost; such excess 
design cQsts shailremald a{Applicant's eXpense, This limitation shall not 

. apply to changes to . the~pproved desigIial1d/or scope of the . Public 
. FaCility after the35%Desigll Deve!ojmieri(sfagethatare requested by the 

County. " . . . .... .. . 

...... ' . .... ...... . .. '. ..... ... . 

Ill. Total Construction Cost 6fthe Public FaCllity shall not include any costs 
.other than County Hard Costs 'and County Soft Costs; the Applicant shall 
bear~l1cither costs 6f de.signing and construciingthe building ("Applicant 
Costs"), including, without limitation: . d earing and grading; earthwork; 
SWM/BMP; costs to extend utilities to the building (new and relocated); 

I 
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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 priva~e developmeJ1t, (ii) to relate to site 
preparation, and/or (iii) .tobe a cost that Applicant 'would have incurred in 
designing and cOnstructing the building. . 

C. Parking. 

1. Dedi~ated Pili-king Spaces; The Applic(lIlt ~iU .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 Parking Sp~ces shall be at no cost to the Co~ty and no 
costs related thereto shall be included in the Total Construction Costs·. 
Ad·ditional ci~dicated p~rking spaces may be made available to the County 
at the Applicant's discretiOn,at the then-market price. Tht<Coimty may 
el~qwhether to . include any~dditional parking spaces purchased in the 
Total , Construction Cost or to instead reimbur~e the Applicant for the cost 
of the additional spaces. · .. 

iL . Unreserved Parkin!! Spaces. The Applicant shall fuither maintain ~t least 
fifty-five (55) parking spac~s as unreserved spaces available to users of 
the Pllblic 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 parking decks or 
along ·streets asso~iatedwith the Proposed Development, but should be 
proximl;lteto, 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 sl1all charge the same parking fee for us(':rs of the 
~ublic Facility . as for other users of these unreserved spaceS. Such 
unreserved spacesshaU not , contribute in any way t6 the Total 
Construction Cost. . 

D.Desi!!.n arid Review Process. The Applicant ·shall coordinate preparation of the 
clesign 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 Co~nty, withBDB as the pointofcontact 
with responsibiiity for coordinating with other County agencies. Prior to such 
preparation of design and budget, the Applicant shall hold a pre-design 
conference with . BOB · (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 COP, FOP, Schematic Design and Design Development 
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dOCUrilents, and no less than three (3) weeks to review 80% and 100% 
Construction Documents), and .to reasonably agree, as described in subsection 
(13)(ii) above and in accordance with this. Proffer 13, as to the allocation of costs 
into County Hard Costs, Applicant Costs, arid County Soft Costs categories. The 
Applicantshairsubmit design andbudge{c1octiments 'to BDB for COunty r~view 
and approvaJ consistent with the Guidelines aridt~eprovisions of thi~ Proffer at 
the followirigpbints: Cqncepttial Development Plan; Final Development Plari, 
Schematic . Design ' (15%); DesignDeyd6pmenF(35%), 80%ConstructiOri 
Documents, and 100% Constrltction,bbcuM,ehtSl: Thej\pplicaht sbaUaddr¢ss and 
incorporate aU Countyr~view.comrhents a(each gesigil phase; an.dshall provide a 

. statement ofprobablec~pstru~tl8d20st prepared :inaccoi-dance with this Proffer 
. j 3ahdby ailiiitua11yagieed~updn : iPcl~p~n~e:~t~ ptofess~qhal · construction . cost 

.. ·:es'tlmator :a:feacl1 ·design;phase.TheAppiidirltshaU;respolid · {b;all County plan ' 
· '· ievi~wc()mn1entslnWriting,andshall incorporate su~h cOhunentsipthe next 
designpha:s~p'1~i1subriiissio~.F:0110Wing Fairfax County approvalofthe 100% . 

·. ConstruGttonDQ9umerits,no· fuither design changes shall be rnildetothe Public 
FaciiitYoith~Dedidat~dP~rk:irig' Spaces except as may betequjred 16 adjust the 

. scope of the Public Facilityasprovicled in subsection (E)(i)bdow;or asa change .··· 
order: atCounwexpense; . .. . . . . . .. . .. . . 

... ... ........ . .. ... ...... .... ... . ". ... ... . ..... ... . . ... '" .. . ..... .. ...... . . .. . .. . .. . . "... . .. . ... . . . . 

.. E . ConstruCti6rtBids: 0l1cetbe ·1 dO%Coristruction DocuITieriiSandblidget forthe 
Public Facilityhaye been .appr()vedby.BDS; the AppLlcantshal(then ()btain a . 

. rrtinimu.m. of tIJjee . (3)con!?ir~ctiOnbids for the approved design of the Pllblic .. 
fa·cilitytoensJrerecdpf()fa competitive bid that is within the Total Coristruction · 
Cost iimiU)f$S,4:20,OOO; as adjusted. . ... .. . . . . .. . ... 

. . .. .. -. . .. . . .... " . .. . . -.. . ... .. " . .... .. ... .' . 

. App I i cant' SC?l1sirU\tiori co.n~i~Gtshall : 
.. . ... .. ,':' . .". ',: .': ", . :. 
. .. . ... .. . . . . . . 

. • •. Cart~bllilder's · risk insutance and, if the County elects to provide 
ad41tion~1fu.:n.dlng InirsuaI1tt() ~ubsedion (E)(ii) ' beiOYl~ ieqllire the 

....... contiadort6cap-ycomIIlercial property insurance ina cOn}rii~i'cially . 
. . ·reasonable aInountaridto name the "Board bf Supervisors of Fairfax .• ' 

•• ·. CoUnfy,Virgiriia"a{lbSS pa§ee fbrany losses pertaining to the publi~ . 
Facility; .. 

• • R~quir¢: the : cont[(ict()rto pro\ii~~paYll1ent and . perfortnance bonds, .... 
· eachfor.theen~lre contrac£Suinai1d.nainiligthe "]3oard of Superviso·is .. 
. .. of Faiffax County, \!irginia;'as an obligee on such bond; . 

. . : : .. : : ~ :: : :. : . : . ': ;.' . : . : . . : : .. ~ -:. . ':' i' '. . ..... . ' '. . . 

• Pe~it the Cotinty, in its proprietatycapacity,with the~bility to 
inspe¢t · the · .Public Facility and Ikdicated . Par.king · ~pa:ces . during 
constrl.lction uponreasoi1able notIce; . . . ... 

... . ". ., ' ..... . .. .. .. 
" "','. ': ", , " .. ..... ::,.' '. ' .": .. '. " 

.. . Int llidei w~rianties f~On1 the cbht~ador as ~;et fdith insectionsA.6, 1, 
9~3 3, and l:3,2 of the Fairfax County form GerieralConditions; such 
sections attached hereto as Exhibit A, as may be amended by mutual 

Il 



agreement between the Applicant and the Office of the County 
Attorney; and 

• Include, section 9.8 (in~ludingall subse~tions) 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, inCItidingCoiJntyinspectionrights on substantial completion 
of th~rl1blk Facility;orie-yeai post~completion guarantee, and 
guarant~~ bond. > • ' , 

. .:. : . : .' :: .'. '::.: ,., .,'.: ',: .. : . ': ::' .: ' . :':: .. :' :'-

' Following receipt of the> co~strticti6n • bids,th~ Applicartt shall meet with the 
Countytpreview thetonstniction bids and thereafter pibvidethe , County the 

, 0pportunitytb, verify ' tl1~ construction bids through an 'inQependent ' source ~ If the 
.'. estirpated T()tal ConstruCtion Cost exceeds $5,420,000 (as adjusted) at any design 
phas~;orifthe. Applicant cannot obtain a construction bid for the approved design 
, ieSl,llting In a Total Construction Cost within the Appn~ant's $5,420,000:00 limit 
" (as adj l1sted),th<m the AppIlcant shall consent to pne o~the following remedies, at 
" theCounty'ss()le election; 

. .. . . .. . . . -

L Adjust , the , scope of the proj~ct so that it can be bid within the 
$5,4~0,OOO.00 limit {(is adjusted), which adjustmentin scope shall not 
requirea PCA; ,,' 

. . . : . . . . . . . 

11. , Acceptadclitional funding from the COUhty as n~eded to fully fund the 
TotaIConstnlcti.()n Cost for the PublicFadIlty,in which case: 

. :.' .... . .:: " :" : . ,:' .', : .. :: . 

a~ The estimated aITIount of such additional funding tbbe contributed 
, by the County shaH be detennineduponreceipt and analysis of 
construction bid and ninety pe.rcept (90% )of s.uch , amount shall be 

" disbursedtofue Applicant priorfo the A.pplicant's commencement 
of tonstrudicinonthe Public Facility, with the remaining ten 
percent (i0%) disbursed upon receipt of the Non-RUP(s) for the 

, Publit;: Facility and Dedicated Parking Spates; and 
. :. ,. " ,",' 

b. Upon completion of construction; the Applicant and the County 
shall review tlle actual costs of const.ruction df the building and 
i:ea~oI1ably detennine whether there are . savings under the 
construction contract (or other budget line items) that reduce the 
need ' for additional County ' fundiIlg (i.e. , unused ' cbnsti-uction 
contraCt contingency). " , ' 
", ." . : ': :.- .. ," . 

Ill. , Require the Applicant to construct the 30,000 square foot Public Facility 
space , as a cold dark ' 'shelI(ie; without HVAC" lighting, or tenant 
improvements of any sort, but including utility connections), in which 
case: 
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. IV .. 

a. The Applicant .shaJI, also · construct the . thirty-five (35) Dedicated 
., Parking Spaces for use by the }lulJliy Faciljty; . . . 

. . ... . . . . . . . . . . . . . . .. . ... .... . 

b.The Applicant .shall • provide ~emporary generator hookups as 
described In Proffer i3(k);~d .. ,. . .... 

. . . . . .. .. . .. . ... .. 
:' .: .. ::. '.' .':" ", . . ... 

c. Prior ~o the·issuallee ofthe first Non~Rup. for thebuilCiing in which 
• the . PtlbllcFacility :sh~lilscCiIl$:tructe~, ::, tiie :. Applicant shall 
contrihtite' to th~Coui1tY. ilie sum of $5A2.0;ooo; as, adjusted (less 

... all , applicable . C.qUPty .S.qft.:c;osts) • for : the . C0U11ty ~ s use In 

• constpictirig the iJite.riorpftb.e pllbliC,racilitY. : .... 
. .. ~ .'. . . " . .. . . . . 

JIl)ieu ~fatiy furtherd~sign ~d/or~onsthitti6n re(ruir~ment for the PubliC . 
··.: Faeility, the Applicant shall contribute ·· to the County the sum of 
': $JCOOO,OOO,OO, as adjusted on an annual basis by: the Mar~haJl & ' Swift 

. ·· .Building C.ostlndex, from a date beginning two yeats from ~pproval of 
. the: Application.Jo the date of the County'~ elec::tion,less allpennissible 
... do~uJ.i1ent(!d costs. incurred by the Applicant up to such time. in fUrtherance 

: o Lthe, de~ignand . construction of the Public Facility: Inihee:vent this 
,.. optionisselecied,th~ Applicant shall contribute the total amount duein a 
' ••. . lurnps~: pri6~tQ " th,e issuance of a 1f~n~gUR)~()t .BtiHdibg 3;0; other 
. , office puilqihga~ selected by the C<;ninty in~c~ordancewith Proffer 13(1). 

,: In tl~e :bvemth~ ·Co~tydcig:~ ·~ot select from the thre~ te~ydieS within ]80 days 
Qff6tinaJhotlfrcatloirthat the bid exceeds the limits of the Totai Construction 
Cos(th~· ApplidhtiilayJn.il~terally ~elect to "I)I()cee4. \\iiththe option defined in 

. p'roffer13(E)(iii.j: .. . ... . . . .. .. .. . . 
. .. .. .... . ." .. . .. . . .. .. . . . - .. . .. . .. ..: .. ': ..: ',' ....., . .. . . ... . . . . . .. 

F ' coiiil~iiericyj:;~Jnd: :H On~~ · th~· Applicant hasanadcept~bie · co'nstructiori bid' i~ 
• pl<iceas· ptovld~d h~i~in; ' tIle. Applicant shall be :responsibl~f.or, inacidition to the 

. . . Tot~1 ~:on:~truct~6ri : ¢~st, .. a project-level constru.ctiO"~ · ~~ri~r~g·e.ncy 'qf ,$"5,00,000.00 
to · cover,tothe>exten(of the contingency, change<orders: ielated only to design 

... docurri~nt ·· ~mbigtiities,~rrors, omissions or · unfoi~se~n ·tonstruction· ·co~ditioris 
that rel~t~ SQl¢ly toth~ . Public Facility aqd coul.d Qot have been rea~onably 

.. f()r:~seel1 . thrd:tigh. tl1e :dye diligence of the·· t6~ttac:tor ors~bcontractors 
("CQntingency : Eiigible · Expenses"). SUc:h:aInbiguJtle~,etrors, omissions~ ffild 
llnfore,s.e~Il c66ditiol:isrelati.d to the buildIng site · ~riq/orthe remainder of the 
building ~ for exampTe,bac!soils, enviroJUI1~~tal issues,etc. ~ shallr~main at. the 
Applicill;t'scost and.shciILhbtresult in an incteaseinth~ TotalConstruction Cost 
Of reductiori 'iri : the · abov~~refei:enced cqnti l1gencyfund. Irino event ' shall this 
co~shucti()O coritingeIlcY.fu~d bealloc~t~d tqauglllent th~ : appr:o~ed . design 

, and/or budget6f thc;PllblicFa,cility . . Qther tl1an(l) the . aIl1Q\lP~S, ifany, owed by 
the Copnty pUl'suant tos1,1bsectlon (E)(ii) iibove,0) CourttyCOhtingency Eligible 

.ExpeQses jn exce$s 6f$'50b,(jOO,ilsaCijti~t~d,ifany~ and(3)ille costs of any 
cha~georders the Co~nty ~ay · reasol1ably. reque·st, theC()urttY : shall have no 
responsibility for C9Sts of designing or constructing the Public Facility. 
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G. Permitting and Coristruction. 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 
shalf diligently proceed to obtain site plan and bUilding pennit 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 pennit 
subrhissi6ns~ Following approval of the necessary permits for the Public Facility, 
the Applicant shaH diligently proceed to construct the Public Facility as approved: 

.. . . .. . . .. 
. . . . . : 

H. Conveyance. F()llowillg issuance of the Non-RUP for the Public Facility, the 
Applicallt shaH convey the Public FaCility vi~ ,long-term lease, including the 
Dedi.cated Parking Spaces; in a. manner accep,(able to fairfax , County. 

' Nohvithstandihg' anything to the contiarycontained within this Proffer 13 (H), the 
parti~sIiiay mutUally agree t9:plter a.ny of the terms6f the conveyance of the 
Public Facility as described herein without the need for a P¢A. ' 

, , 

i; Lease Term. The Applicant shall (a) offer such lease with a tenn of fifty 
(50) years, with automatic renewal optiQllsfortwo (2) successive fifteen 

, (15) year terlns thereafter; (b) the rellt for such leasehold shall be nOlllinal 
(i :e ~ , $10.00 annually); (c) the. terms of the ' lease shall otherwise be 
acceptable to the County in its reasomibl,e discre'tion, provided 0) ,the 

" , CountYshaU have no obligation to contribute to ~AM paymepts9ther 
than regarding the Dedicated Parking Spaces and o;her 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 andlor 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 Applicantshall provide the 
County with a subordinationaridhon.:disturbance · agreement from its 
lender(s) if applicable) ina fOrrIl reasonably a,cceptable to the County; and , 
(e) the County may terminate the lease IIp(Jnone .{n year's advance 
written notice. 

11. Use RestriCtions. The Applicant may elect toinciude asa lease tenD a 
restriction which would, for a period , Of · forty (40) years ' from lease 
executi.0n, prohibit the u~e of the Public Facility , as a commercial (i.e., 
non-County user) office, retail use; fire station, pennanent shelter, mental 
health, or residential facility. 

. . . .' 

I. Location. While the Applicl;lnt and the County have tentatively identified 
Building 3 ' as the preferred locatlon for the Public , Facility, the Applicant shall 
constrllct 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 UpOfl direction from the Plruining CommIssion, directs the 
Applicant to postponeconstrudion of the Public Facility untila subsequent office 
,building. ' " 
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1. Coordination with the Electoral Board. In the ~ventthe Public Facility is ever 
designated as a polling locatio"ubythe FaIrfax COunty · Electoral Board or the 

. Virginia State Board of: Electkms; the Applicant shall work with the General 
Registrar to provide a : reasonable number of temporary parking spaces for 
el~ction:-related activities. 

. . . .. 

K. Erriergency Generator.. The Applicant shall incorporate into . the design of the 
facility all •. necessary : design ~lements toaccoil:tinodate a telliporary ·erriergency 
generatorth'at allciWs allthe. essential bllildihg funQti<ms for : at~n1poraty public 
sIieitet; : indtidirigHVAC~ : io.bpetate. for thePubliCfhGility .. ' . .The design . shall 

. includealdc(it(pn for)heen1erge.ncy 'gener~tQr; .Jiook~uppoHto connect the 
ern.ergeI1c)r ; g~Ji~ratof t'~t the L b~Jlding systems; aIld :Jhejtifrastillcture aDd 

': 'equip~en~ req~.~ie·d to ··~t11o'\.v:··~-tr~rtsfer :: 6t ~lie ~:;eiec~ri.c.~:·::p~qw~i~·::sQ.u!ce ; (roIl) ' the " 
\. ·piiIhaiY tiuildiiig·power supply to the ep1e~gency 'general(rrFurtHer,iri.Iieu of a 

t~rn.porar)r 'em~,rgency generator, the Coup,ty'·mayspecify a p~rindrieritemergency 
· generator : dUring the design phase lip to ·aiid·' tm-bilgh its reVIew of Design 
deveIopm~nt (i~, 35%) documents; an.yt~sultingj#lpactto th~bu!ldiI1g design by 

· ateIrtporafy ot-permanent generatorsp~tifita£iobshi:lll beirtdlided in .the Tota,1 
· Co:nstnic~icin · Cos( Any such gelleratotwiil cbrriplywith~il UOAiequir~ments 
for the placement and use of · tempdiary power ·· g;eneraii6ri·: fa~iiities. . Any 

· temporary generator shall a:is·o c()InplY. Wit1J.theFaiffax ColirttyNolse Ordirtance. · ... ;:::. .:' ": <:.- :.. ,':'" : ':.:: .": ':; :.: .... :: .. :'::::::. '::.';; ' . 
... L. RedevelOPment. The Applicant ni~y. . eie~f~t aJji time . to r.ecleVel6pthe b~i1ding 

. contiiiillrig > the· Public Facility, provicledtha({i) : suchr¢~i'~velopirient permits 
reconstruction ·qf the Public Facility within the same building and in accordance 
with the pro~isions 6fthis Proffer 13, Oi) if. such redevelopment wo~.dci require the 
Public· f~cilitY to ' dose, the : Appllcal1t 'niust pi6{,jde the C6ti~tY (thtbugh the 
Director6fNeighborhodd aJ.idCommtinitY.: Servic~s~ with a GOPYto the cotinty 
Attori).ey) 'With ·at least twelve <.{l2) mdrttlis ; pfiQ'fyVritten ·rioti2~~ ~nd (iii) the 
Applicant; at itsc~st.~ : shalllodlt~ suitabie 'liltemativesp~2efor a terrtpOl'~tyPublic 

. Facilltyo.: :As an·alteii}ative, the Applican{ ancithe Co~nty l11,ay .tnutuallyagree to 

. permanently relocah( ihe Pubii~FaciIity to anotherbvilCling within the Proposed 
D~velopment; and \Vithout then,yedfor~: PCk : .. . .... . . 

M.Vacatibri b'lCou~tY. Shou.Id the Coimty~hbose~t any time to vacate the Public 
... F<iciJity ' and su~h spa~e r~verts . to the . Appiic~ht's· control; t~e space may · be 

utilized as Retail Activated Space as detineQ in Proffer 1 i . 

. URBAN I)ESIGN QUiriELlNES 

14. Capital One Design Guideiines; In order to provide for th~ implementation of Tysons 
Comer Urban · DesignGllidelines and the concepts which further the desigri commitments 
provided thToughoutthese.Proffers and in the CDP, the applIcant has submitted The Capital One 
Design Guidelines dated April 2012; which are included by refetence 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 Comer 
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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 CDPIFDP and/or Proffers, the CDP/FDP and any 
related proffers shall govern. 

BUILDING ARCHITECTURE 

15. Architecture. 
, ' , 

A. Materials andDesign> Suiidingsshallbe designed with high quality architecture 
ahd buildIng materialS. •• The. exterior building materials used in ' the development 
of the new residential; office and hotel buildings shall consist of gl~ss, steel, brick 
masonry, architecturalpre-tast, stonemasonry, arc'hitectural COll(~rete 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 qua.lity:, ,No Exterior 
Insulation and Finish Systems (EIFS) shall be utilized on any of the 'Ilew 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 streetscape~ as depicted on the CDP. 
Modifications may be made to the building, architedure shown in an approved 
FDP subject to review and approval by the, Zonmg Administrator to establish 
consistency with the CDP and FDP. A minimuni ~ften. 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 plaJl submission for each building, the 
Applicant shall study whether bird-friendly design straiegies 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 ~r ~o'nfus~ birds though the 
useqf appropriate glazing treatments or architectural elements, including using 
color, texture, opacity, patterns, louvers, screens, or ultraviolet materials that are 
visible to birds. In addition, the Applicant shall study whether interior lighting 
should be reduced and direct lighting which is visible from the exterior should be 
eliminated to reduce a building's attractiveness to birds flying at night. The 
Applicant shall describe the results of its studies of bird-friendly design strategies, 
and to what extent any of the strategies will be implemented, in a narrative at the 
time of building permit issuance. To the extent strategies are identified but not 
implemented, the narrative shall describe the reason(s) for the exclusion of such 
strategies. 

16. Build-to Lines. Build-to Lines have been ~stablished as depicted on Sheet 5 of the CDP 
to create an urban, pedestrian-oriented enVironment where buildings are ' located close to the 
street and pedestrian areas are located between buildings and streets . In general, building 
facades are intended to be configured in such a way as to provide a continuous street wall along 
this line, but modifications to either side of the Build-to Lines shall be permitted, provided such 
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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 tr~e 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 shaUprovide . appropriate building zones for such uses in keeping with the 
Comprehensi ve Plan recommendations. . . 

. .. -. ,:. --: .. " . . 
· . . ;",:.:" . 

17. Building:lieights; Th~ inininiuni:and ma}ciipumheights of the prbposedbuildings shall . 
be iri substantial:conformaht~\0ththe biJildingheights indiCated in Proffer 7, · Thi~ hdght limit 
does nbt indude penthOlises, · el~Ya~ors · oLmechanical equipinen{ rooms, puisuarit to Sectibn2': . 
. 506: of;1he· ioning~ OrdinancL .· Penthouse sti1i~turesshl;lU :be architecturally: integrateci.. WIth the · 
building and shall not exceed 25 feet in heightfot ·!Julldirigs that are 200 feet inheight or less, or 
35 feet for builcfings that exceed 200 feef inlieight.The Appiicant :shall screen mechanical 
eqi.tipment 10catecLon the rooftops of the proposed · buildings froinground h!vel view, using · 
opaqu~ p<irapetWalls: and other sc!eepibg ""alls,rriatetials or dt!vices; . .. 

. . , . . .. . : . . . . . : : . . .. . ' .., : ~ : : . : '. .. _. . - . . . .' . : . . . . : . . .. . ." :. :. . . 

18: ..... Utility· Locati6ns. The locations of~~dergrb1md utiiities ·inCliiding; : btit~ot lihlited to; .. : 
water; sanjtary~ewer and storm sewer utility Uh~S shall be:instailed within thestie~t netWod~ to . 

. the maximum extent feasible as detertninedbyDPWESor ·shall be placed in locations th~tdondt 
. conflict with the Hindscaped open sp~ce aIeasandstreets¢~'pe eleinerl~s~hoWnon th~. CDP. : .. 

. A. ..... Conceptual Utility Master · Plan. A : ~onc~ptual : ~tiiity . Illaster . pl~n ·. (the 
. "Conceptual Utility Ml;li;ter Plan")ovei'laiddrt a landscape plan.is provided·on 
Sheet 32 of the CDP and includes general:iocatlons for all storIDwater cisterns and 
vaults, electricaivauJts,stOrn1 sewer lines~sai1itary . sewer lines, and conceptu~l 
locations for otherutil~ti.es. Adjustments to the type and loca.tioil of utilijies shall 
beperfnitted at the time ofFDP approvali6 avoid conflicts\\;lth street: trees; . 

· utilities and other site erlgin~ering ~:Onsider~tions . . ' . . . . . 

B.CO!lc~ptual UtilitvPlaiis. :. ConteptuaCuWitfpians (each a :"ConceptuaIUtiJity · 
. Plan") overlaid on <t landscap~ plan will be pf6videdvvith each FDP submission 
· and will refine theg~m~ra1locations for: all: utilities inchided in the Coneeptual 

. • Utility Master Plan,\vhich shall be locatedin ·a mariner that minlniizesconflids 
. with trees. .. . . : ....• . 

C. Conflicts .. I(there i.s no other option, utilitie.s may be placed ~ifuin · open sinice or 
.. streets cape areas provided.thatthe long-tem health of trees and other: plaritings is 
. ensured by the provisiono( sufficienCsollvolume as shown Qn theCDP; aildas 
· determined by the: Urban Fm:estryManagement DivisioncifDPWES ("UFMD'} . 

. ."..... . ... . -.. :. - .... . . 

. D. . . Access .Points . . Maintenallce access points tOstormwatef rri~riagement facilities 
and electric va\ilt$ beneath the street$cape. shall .be located ol)tside the pedestrian 

· walkway zone to the .extent fea$ibJe,aiid shall be shoWn on the Conceptual Utility 
Plans submitted with each FDP. For 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 ()fproposed buildings. Any such facilities sh~ll comply with applicable requirements of 
the Zoning Ordinance. and be screened and/or set bilck suffiCiently ftom 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 thearchitectllre of the 
buildings~ utilizing . compatible . colors, or employing teleconlmunicatiolls screening material · and 
flush-mounted <intennas . . T elecornmuIlications equipment may also · be architecturally iritegrat~d 
into the facades; of buildings:where necessary to en:sure on~streetand/or open space coverage. 

, '" . 

···· LIGHTING 
.. ,.. ... . ,. .. - .. . . .. ... . .. .. 

20. Lighting: All on-site, outdoor and Parking garage lighting levels shall Ill:eet or. be less 
than that pemlitted under the Outdoor Lighting> Standards of Section 14-900 of the Zoning 
Ordinance and shall include lighting fixtures c.onsistent with ~heguidance contained in the 
Tysons Comer Urban Design Guidelines: All parking lot and building mounted secUrity lighting 
shall utilize full cut-off fixtures.Wall~washer type lighting shall use fixtures with shielding such 
thai the lamp surface is · not directly visible.. One. of the optiorts for streetscapelights · from the 
Tysons .Corner Urban Design · Guidelines, or suitable alternatives as approved on an applicable 
FDP, shall be selected and shall remain consistent througholltthe Proposed Development. Inthe 
event the specific selected streetscape lights are distontiilUed from production at any time in the 
future, . the Applicant may selectanaltemate optIon from the Tysons Comer Urbim Design 
Guidelines. . ..... ...•.. •. .... ;;. . . . 

. . . : . . . . . . . .. . . . , . . . . .. -. '" .... .. . . .... .. .. . . . . 

21. Parking Structure LightIng. The Applicrult shall utilize fuil cut-off, low-intensity or 
recessed lighting directionally shielded to mitigate the impactoD adjacent residences for any 
lighting along the perimeter of an above-ground parking sttucturenot comitructedof solid walls. 
Suchllghting shall comply with therequirements of Article 14 of theZonirtg Ordinance: . 

. . . . . . . . . . . . . . . . . . .. :' 

22. Construction Lighting. DWing coris~ruction ofBllildings 5, 7 and 8 (which are buildings 
located closest to the existing Gates of McLe<l:n) and 1, 10, .II ·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/oqnotion sensors during theconstructiort of.~hese buildingS so that its 
temporary construction lighting might be turned off or reduced. in intensity during non-working 
periods. In implemeIlting 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 asrnay be required by Fairfax County, the U.S. Occupational 
Safety and Health Administration ("OSHA"),and · Virginia Occupational Safety and Health 
("VOSH'} 
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NOISE ATTENUATION 

23. Noise Attenuation. The Applicant shall reduce interior noise to a level .of no more than 
50 dBA for office and 45 CiBA fot residential, hotel, child care and otner noise sensitive uses as 
defined by the Comprehensive Plan. In addition; the Applicant shall reduce exteri()r {i.Oise to a 
level of no m()re than 65dBA. .. At the time of submission of each FDP,the Applicaht shall 
submit a noise study addressing the buildingsandoutc!botretteationateasshoWn on. the FDP 
(each a "No.iseStudy") to DPZand PPWES for review ~rid approval. < Each N()iseStildy shall 

. indicate ·the traffic and ti:ansif.n~lated n.olse ariricipated frOm the Capital Beltway and p olley 
Madison' BoulevaM; :to iriCluqe the ttansit-ielatednoi~e · d~tdo~he TYsons East stati()n . . Each .. 

. No.iseStudy , shall1~clude pf(:ijected,nolseJ(!veI~i#theresideiiti£illlnits, hoter roorn$, aQ~ outdoor 
. recieation.areassl16wn on the subtTIltted FDParid<WiUbe:has·edob. final sitetopography :and . 
· cotiditiomsh6wrion th~sitepl£in'; as6pph~e~l:~ ~6 ,: ~xis~ing;· tcipogiaphy ~tid~oll~itiJhL tht! 
• following information shall be ihdudediri~achNQis·e StticlYi ihe!aJfectedbuildirt'gs; the affected 

.. outdoor recreation areas, the affected residentiaLi:iliitsandh()telrboms, andthe:rtoiSe attenuation 
.• m~asures1:o ensure that the affected Ihdoota.Qd · otitdoorareasrrH~et t:heappli~able stand~rd~ for 

N()ise Sensitive Uses in the Policy. Plan III place for the Tysohs Comer. Urban Center. : Noise : 
·" attenuation measures to be us~d shall be incltidedln each FpPsubmission. . . . . 

. : :,',' ':.' ':." ... ' ", ... . . :: ..... :. .... . ',. ': . " . ... .. .. .... . . . . 

. A copy of each applicable apprQy~d Noise>Study shap)eirkludedw!th the ~ubrriiss.ion of the 
· btiildirigplans for the coristfuCtiQri6fe~CiibuildihgQirthe l?i6peity: The buildirigplaris. shaIl 
id~ntify , the affected occupied spaces and tlie ·iJoise ahenuati9ririieasur~s; iriduding materials; to 

· be provided to ensure that each affectecf occupiedspacl;! meets the . standards outlined below. 
Supporting information that documents that the p:.;oposed nbis~ . attenu~tion measures will be 
.sufficient to attain the interior noisestandards shitll also be prb\'id¢d ~· The Applicant shali not 
obiitiribuilding penIlih uriMstl~ht{meas DPZ kmd'DPWES h~lVeappro~~dthe 'applicable /Noise 
Study ahd the noiseatterimitiohme~sure.s fdr eacliaffeded()cctIpied.'·space . . :.... .. . . .... 

.. ... ... ., ... ,. '. .. .. . .. . ... . ..... . .. 
. ','" ',:: . '.: .. ',':. :;:. ,',::: :"': .. :", ': :'.:'" ::. ': .:'. ,: .. ' ':' .,' 

. . . . .. .. . . . . . 

24.. • .• Noise Attenuati6n Standards: · Ea.chNolseStudY shall be cbnductedusing the approved 
... standh.r'ds for noise attenuation that are. in place. foi tli,e Tysons Corner Urban·Ce)1ter at thetirrie 
'of e~ch . applicable FDP:. .. '. . . . . '.: .. :' .: . " . .. . ..... 

. ... . 

. l 
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PARKING 

25. Parking. Parking on the Property shall be. provided in accordance with the parking 
. requirements for the · PTe District set forth in Section 6-509 and Article 11 of the Ordinance. 
The! exa<;t numb~r and · location of spaces provided .in each phase shall be refined with the 
appi'oval of each FDP and shall be determined at the time of site phinapprovalbasedon the 
specific uses iiI t:<ich phase. The Applicant may apply to reduce orshare parking among the uses · 
·and buildings within the Proposed Development as part of the approyalof each FOP or as part of . 
a separate parl<jng redu<:tion approve9 iJy the Board. of Supervisors, subject to the minimums . 
contained in th~ Qrdinance. If changes to th~ mix Of uses atthe timeof site plan approval result 
in. parking gre<.lter than that anticipat~d on the cOP, addi~ionai parking sp~cesmay beproyided 
to the extent they can 1;>e ac9olIl.rnodated without ihcreasibgthe height or· ITiass o(thep~king 
st1!lctures shown on the CDP <lndrefined as partoftheFDP. Updatedparkingtabuliltions for the 
Property shall be prov.iq~d with each FDP and si~e plan for the Property. Parking shall generally 
be located in close proximitY to the resp~Ctive uses, Aths sole option, the ApplIcant may eleCt 
to charge for parking within !Some 0[(111 of the parking decks, . and on the portions 6(the street 
network that are privately owned. · .. ...... .. 

. - . . .. . . . : . . . . . . . . . . - . ' -. . ... . . 

The Applicant shall provide cOIltrolledaccess to p~k:inggarages and shaH ensure that the control 
. .. .. - ... . 

equipment is capable of counting vehicles entering arid exiting aU garages. Th~ sale Of l~ase 
rates of individual parking spaces sh.all l?e "unbundled"fr6m. the sille or lease rates of individual 
residential dwellingtmiis,meaningth,at a dwelling unit' s purchase price or lease rate shall be 
exclusive of parking ~psts : 

. '. . ..: . . . . . 

26. Surface Parallel Parking Spaces . .. The Applic~t shall provide parallel smJact parking 
spaces along the streets in the Prpposed Development, ~s generally shown on the CDP. The final 
number and location of spacesshallbedetermihed uponFDP apprc>val for each ph·ase of 
development. the Applicant reserVes the right to · restrict use of the parallel spaces provided 
along its private streets by posting appropriate signage or suchqther means. as the Applicant 
determines appmpriatf for parallel surf(lce spa!;:esthatare not required to satisfy the parking 
requirements for use as temporary or short term parking, car-sharing par~ing and/or similar uses. 
The Applicant shall maintain iri good repah·; and remove snow from, any surface parallel parking 
spaces on private streets. 

27. 

SIGNAGE 

Signage. 

A. Advertising/CorrimercIal · Signage. .. the Applicant shall provide signage as 
pemlitted by Article 12 of the ZOrling 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 
plate until and unless it is supplanted by a new CSP. 

. . . . ., . . . 

B. Wayfinding Signage. The Applicant shall provide wayfinding signage through ari 
applicable CSP.Wayfinding signage arid elements shall be coordinated with the 
Tysons Partnership · (or successor organization) to facilitate a consistent 
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wayfindin.g 3Ild sigI1age system thrbughO'ut Tysons;:ind/Ol' the subdistrict. 
Wayfihding shall provide direction to locations of prominent attractions; parks, 
cultural arts qestinations, and other ptiblic facilities/amenities; and may 

. incorporateappi-opriate technology to assist users innavig(iting the area. The 

. placemeil(of tnifficcohtrolsignageon · public streets shc:lllbe . coordihated.with 
VDOT. 

C . ()ff-siteSignage, As. partofa.hy.fufure CSP,theApplicant reserves the right to 
seeIpipprovalfotoff~sitesigrtage, lna.ccordghcewithpar~ ~ · otSect 12~210 ()fthe Ordinance. · . .. ...... .. . .. .... ...... ... .. .... .. . . .. . 

. . . . - . - .. . . ... . ... . . 

LANDS'CArING ANDSTREETSCA.PES . 

. .. .. .. . .... ... . . . . . . . . . . . . .. .. . .. . . . . . 

29. Stieetsdtpes. ' Str¢etscapes shajibe Hin#alied tilr()ugh6~t the PrOpertyH as conceptually 
ill~strated onSheets 12 >ai1d 12Aof the ,CDP.Streetscape delUents shalf ii1clude a 1 ari.dsc aped 
a1henitypanellocatediinII1~diatelybdlind the face ot ¢:urb, a:cleaip~dest(ian sidewa.lk adjacent 
to the lahdscape4amenity .panet.arld .~ . bll:ilqi.ng ; ione. b~tW~~nth~ :pedest~ian .sid~walk and' the 
.face of the building that isdesiglied toallowacceS$ t6 thebuildirigmid/oi'agditionallandscaping 
adjacent to residential ' us~i~' $tQrefr6nt.biowsirig; <oiltdQor ·qisplay~ 6utdo6k. di~irig, and similar 
use$ <l<lJa.ceht to :retail an~$erviceuses. Stre~tscape element~niay be ·~djusteq ~nhe time of fDP 
approva( provi&d ' the . quality . and· dimensi()ns · of the . stredscapear~. in . substantial conformance . 
with thanihowri on.the<::DP. ... ...... .... .. .... . ........ .. .. . . 

. ...... . . . . . .. . ... . .. ,. .,. . . . ... ... 
.. . ."::" . ::", . ',. ..: .. ' ". ,." , :. ," . .:" . ";:'. . , " , 

.. StreetTr~es. treeplantingsites aresetfol~hoJthe C:[)P,subject to revision as 
. '. rila.y be a.pproved oritheFi:Wor atsi~epIanieviewby:UFMb: Where . minimum 

plantil1gwidths of8 feetc<ll)notbeprovia~d~ structura~cellte,chnology, or other 
measures >acteptable to . UFMD,shalil:le use<:i .. t()sati ~fy the following 
speCificatlonsfarilllplantjngsites: ' 

.. . , 
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1. A minimum of 4 feet open surface width and 16 squa.re feet open surface 
area for Category · m imd Category IV trees, with the tn~e located in the 
center of the open area; . . . .. 

. . ..... , .. 

ll. A minimum rooting area of8 feet \Vide (may be achieved with techniques 
to provide un-compacted solI below pavement), with no barrier to root 
growth.within fourR:et of the base ()fthe tree; . 

. ... . . . .. .... .. .. .. . ... ... . . . ... . 

lll. . Soil voluine for Category III andCafegory IV trees (asdefinediri Table 
12.19 of the PFM) shall be 700 cubic feet per tree fo~ singlehees, but m~y 
be reduced to a minimum of 400 cubic feet where paving above root zones 

... is necessary to acc()mmodate pedestrian trqffic or where utility locations 
.. pr~clude greater soil volume. Minimum soil volumes of 700 cubic feet 
will be achieved in areas oflower pedestrian volume and where pavement 
is not required over tree rooting zones. For two trees planted in a 

. IV. 

v. 

. contiguo~s .plantingarea~ a total soil volume of at least 600 cubic feet per 
tree shall be provid~d. For three or more trees planted in a contiguous 
an::a, th~ soil · voturne shall equal at least 500 cubic feet per tree. A 
contigllous area shall be any area that provides root access and soil 
conditions JavoJ;able. for root growth throughout the entire area. Greater 
soil voltll11es.will be provided in areas oflower pedestrian. volume; •.... 

. : ": ",.." ... : : . .,' . 

Soil sp~cificqtions il1 planting sites shall be provided in the pla~ting n()tes 
to be in.cluded in all site plan submissions;- . 

'. . ': ", -' :' : :. . 

All shade trees shall b~ a minimum of 3 to· 3.5 inches in caliper at the time 
of planti~g; allfIowering trees shall be .<1. minimum cif 2 inch caliper at the 
time of planting; ·ili1d all new eyergreentrees shall be a minimum of eight 
(8) feet in height at the time of planting; 

.. ... . . 

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

. . '. . . .'. ,:-.... : . ... . . 

Vll. It is expected that street trees. will have to be planted within ~xisting utility 
~asell1ents;and the Applicil1t shall replace any street trees that are 
reinov~dto facilitate repairs of utilities in tl1ese easenients . 

. .. " . '. 
. . . 

B. Non-Invasive Plant Materials, Invasive sp~cil::s, as defined by the Fairfax County 
PFM, shall not be used on the Property. . .. ..... . 

C. Sight Distance Considerations, Sight distances and anticipated road design 
speeds shall be depicted on the Landscap~ Plan submitted with each applicable 
FDP to demonstrate that the locations of all proposed street trees ar~ viable_ If 
determined at the time ()f site pl~ review that ·street tr~e locations conflict with 
sight distance requirements, the Applicant shall · investigate . whether limited 
pruning or minor adjustments to ·the locations of street trees will alleviate sight 
dist~nce concerns. In the event VDOT d()es not approve the tree locations even 
after the changes anticipated above, the Applicant shall be permitted to relocate 
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,':·:· E.: 

.:: .. . ..' . .' :. . . 

.. i. :: . All plal1titigsinpJ\1diilg 4'ees; shrl1.bs,. p~rennials, lIpd ' ru;muals; 
... 

II. . . . ' Afl associatecl .jrrigation elements; ' 
..... .,... ... ... . .. .. . . ... . .. . ... . .. . . .. ... . ... . ... .. . . . . . .. . . 

lll: ".AII hird ~urface's ; inchidipg blitn.ot iliJiited to P?ving ~nd retain,ing \/Valls; 
'. ".: . . . ;. : . : ' .' : .... . : ~ : . . . .. . . : . . :. ' .. : . ". ., : .' .:.... . :' 

:> lv. " , :Ali s~ieetscape furnishings iritiudirig benches arid ',?ike rac~s; :' 
. . . 

. . v. '. Allligh~ing fixtures; ' 
. .... . . .. . . . . . . . . .. . . .. . . 

vr. Ali special drainage features, such asLow Impact Development faci lities; 

VU. Snow l;emoval; 
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F. 

VIII. Trash recycling and litter removal; 

IX. Leaf removal; 

X. Any sign posts, traffic signal poles, pedestrian signal poles, mast arms, 
signal heads and control boxes that are not VDOT standard devices; and 

.Xl. All urban park amenities inthe developrrientinduding horticultural care, 
maintenance of all water features,irrigation, lighting~ fumishings, paving, 
and art, with the e.xcep~ion ofany urban park amenities that are transferred 
to FCPA. . ... . . . .. .. . . _. . 

. . , . : . , - . . . . . .- . 

. As.detennin,edat thetill1~ 6f ·FDP apptoval,\yhere theji~aistreetscape design 
canilot befullyimplemehted during certain phases 9fdevel6pment, the Applicant 
shall provide Interim streetscape improvementsasdescrlbeq in Proffer 30: . 

. . . 

Ownership. HPortioris of the Pedestrian Realm will pe dedicated in · fee simple to 
theCounJy of Fairfax (or equivalent government bodyoragency), ·as shown on 
Sheets 12, 12A and12B Qfthe CDl\ subject to the following conditiorts: · . 

1. 

ii ~ 

Ill. 

IV ; 

. . .. . . ... . . .. . . .... . ... . . . . ... . . . . 

The County and/or VDOT will permit all stormwater and other facilities to 
.. be constructed and maintam.edas shown orithe CDP, subject to the .- . .. . . .." .. ".... . .. 

App!icallt accepting maintenance responsibilities for said facilities; 
· . · . · .. , ." . . . 

The County and/or VDOT will permit the Applicant to continue using 
security bollards that are constructed within streets cape areas and shown 

.. on ~approved FDP; 

TheApplicanfshaIl co:ntinue to maintaili the P~destrian R,ealm facilities as 
described In this Pioffer29;~md . . . . . .. . 

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

: . . . '. . . . . ',. . 

DedicatIon Of any portions of tlie Pedestrian Realm intended to be 
publicly-owned shall occur concurreritlywith dedication of the adjacent 
roadway, as specified in Proffer 36. 

G. Public Access. For areas withi~ the Pedestrian' Realm that are privately owned, 
the Applicant shall dedicate public access easements, in a fonn approved by the 
Office of the County Attomey. In areas where a portion of the Pede$trian Realm 
is within the public right-oI-way, a public access easement shall be placed across 
the privately-owned area iden.tifieq as thebuildln·g zone. In areas where the 
'Pedestri.anRealmis 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: . 

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

30. Interim Conditions and Standards. Due to the size ofthe Proposed Development aJ)d the 
time anticipated forcompletion,pliased redeveloP111erit may resuldn. various interim conditions 
on the Property. At thetinie ofeach :FDP approval, the Appi~cantshall identify the specific 
proposed interim coriditions. bathWithin and : outside the' FDf area. and shall ensure such 
conditions provide reas6nabIe : pe~esPian cOIlIl~cti()ns, vehicular ' circulation, teITlPorary 
landscaping ani:! street$:d'ipes,public park' tieatments~ and screening/treatmeI1J of exposed or 
]Jarti~Iiycoll1plete above~gTaQ~ 'parki~lgsttqCt~r~s;:'" . . ... . .. '. ..... . . 

. ," .. . : . :'.: ": : .. : <'. "; ." .' .' .. ; .. " . 

A~ If im interiIri cond.ition or ph~se jricludespartiald~m:Ol~ti~h of ,an , eXIstmg 
. structure, ' the. FOPIol-tliat pliase. shail iriciu'4eall . or,a 'poition 'of thee~istirig 
. structure,as : a:ppli<;able,t~{~hsur~ revIsions to ·p'~rkingUin.d :qn-site drculationfor . 

,'. : the ex.~sdri.gstriidure~weadeq)iat~ ; ·:·· .. . ..... . . . ....... .. .. .... . 

.. : .. : .... :: ... : .. :- ", ::" ,"": :.',.: .. :,.' .' . "," 

'. B; ••.•. Ifint~rimimpr6veilieIlt~ :hot 16cat~d .wjth.iri th~FI>P~rea' are c;o11teinplaJed ' with 
. any FDp'; 'suchFPP shftllspecifY)lOW<iQ~; wh,el1 .~uch.iII1proy~~ents shall be .' . 

• '. cbnstructed. Suchil1te'iimjhiprovem~ntsindude~ bu{are notliiTilt'ed, . to; i11terim ' 
'.' athletjcfieIdsarid · fi~tdh.o~se~·~ tdui~porhltiori iinpi6vehletits~eiit~ances • to the· 
Ty'sQr1S East Metro Statio~Il, !eJpc(lt~d.: ~ethi-ity gat~s; '~d/6~gUaIdh6tis~s~ ... 

. :::-.: 

... ·c. . . Interimconditi()n~ sliallcoiri~iywith the fol1owi~g gener£lstandaId~; provided .' 
•.. ·. thatthe m1pro:Ve.rrtents: are iccepi~ble to FaiifaxCounty, vpor, . <¢d all other 

... utii.itycompart1eS'as maX be applicable: .. . ......... . . . .. . 

J. 

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

. Construc:tion of interim sidewalks. a~ini~.illrt of a five (5) f~et in width 
" andinstallatiQriofiriterim street lights alohg the interim' sidewalks, as : 

neededtoensui:e a 's8Je, c~nve~ent pedestri~ path :to the Metro St(ltion; .... 
. ' " '. - ..... : .: :.' .. : .. ::'. . .. : ....... :. .,'.:. :.: 

.'. ii) ' . lristaliaiimi of;street trees, with .afuihirriUITl iii~ of 2 ' i~~licaliper; 
' .. approximately every SO feet, to):he ext~nt (~aSj'blebas'ed 'on existing 

conditiori~ and titility eiserrienis.lriteriin stteetnee' plantirig shall not be 
reqUIred to meet. the 111iillmuIll plariting width/area ~tan~ard for peima~erK 

'. 111. .. · . 

... . .. 

..... :: : .. ,,:-: ':' '::-.: ',," :: :", ':"y.' ,":' ..... ',' ". ,': .. : .. ~:.:' 
Provisiori .of interim designs 'for pubildyaccessiqle open spaces. sh~ll 
include in~erimlandscaping,pe~estr1anpathways, seating, sig;n~ge and , 
recreatlonaHacilities' asdetermlnedatFDP;:' ... 

... . . . ... .. . . ,. '. . ",. . 

IV _ Pro~i~io~oJ p~ripheral ' and int~rior parking lot landscaping in accordance 
with AHicle 13-203 of the Zoning Oidinal1cefOrinterimsiirface parking ' 
lcits,.uhless ·waivedor modified'at th.etime ofFDP or. site plan apprOval; 

v. Application of a screening system (which may be removable) where above 
gnide garage structures that will be interior when later phases are complete 
are exposed at phase lines. This screening system shaH 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 arid seeding ·· of areas on the Property where eXlstmg 
imp~ovements are .removed .to.· atcoi):ill1odate. aponion Of tht;: Proposed, 
Development, and are not scheduled to comlrience construction withil1 12 . 
months;an.d · 

........ 

vii. Whe!eappropriate, provision of attractive temporary construction fencing, 
which may include public . art, · slgnageor\Vayfinding dements. Signage 
shall be in keeping witli. Article i2 Of the Zoning Ordinance · or 

. alteI11atively in accoidancewith an approved Comprehensive SIgn Plan . 
. ' ':.' . :.) :;. .... :': :':" . : ..... . .... . . . 

D. The Applicant rese~es the right to ~cco~modate the necessary, interim grading · 
andconstructionreqtii~ed outside the limits of any approve4 .FDP iri order to 
accOunt for. temporary contractor · trailers, temporary construGtion . parking, 
temp6rary staging areas, tnaterial supplies, stockpiling and cut to fiu e~rthwork. 
Similar site adjustments . to the limits of grading may also b.e necessary diie to the 

. constrJlction of the: Jones Branch Connector (by others). ·· The A.pplicant will 
restore Impacted areas upon completion of construction · to en.sure conformance 
with tIi.e CDP and approved FDPs, 

. . 
"' .. .. .. . 

STORMWATER MANAGE~NT 
:' .:"', " .... .:' .. ' . '. '.' . 

31. · Stormwat~r Managemelit. . Storm~ater m~agement measures for the Propelty shall be 
designed with the goal of protecting the downstream receiving. waters in the Tysons Corner area . 
fromfui-ther degradation while Pfovidingsufficient controls to proportionately · improve the 
condition · of said Tecei~ing waters. · The AppliCantshalIpfovide for ·storrllwater detention 
("swrvP') and Best ManagerrientPractices ("BMP") ina system made up of several measures 
including green roofs, underground detention . vaults~cisteins artdlow impact development 
("LlD") facilities (collectively, the "SWM Facilities"). ThespecificSWMFacilities shall be 
determined at the tilne of each FDP apprcivaland subsequent'site plan approval, and as may be 
approved hyDPWES, Each FDP shall include the location andpreliminarYde~ignof the SWM 
Facilities, • including access points to underground vaults, It is understood . that interim or 
temporary SWM and BMP measures may be required during ~my interim phase of the Proposed 
Development. 

.. .... . 

A SWM program forthe Property was previously appr6ved~ith Site Plan # 6835-SP-04 (th~ 
"Approved Site Plan"), prior to · the construction of the Existing DeVelopment. The pre­
development condition . for .. the . appro"":ed SWM programtonsisted of approximately nine 

. buildings and associated surface parking lots and roadways. 
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The SWM Facilities shall be designed to provide a reduCtion in peak flow and volume from the 
peak rel~ase rates. Stormwater m<j.nagement plans for the Property shall at a minimum be 
designed to achieve the current stoririwat¢r mana:gel11entdesign credits for LEEO. Additionally, 
the first inch: of rainfall for· the Property shali be c~ptufedatidTeused to the extent practicable, 
per the calculations ort· Sheet 20 or" theeD!» .Iris ariticipated that compliarice with the one-:inch 
requirement · will be deterill~rted by the reterition creclits for tliestbrrrtwater control measures 
shown on Sheet 20 of the CDP, subject to DPWESapproval. . . 

. . ', :'. .:: .:': . ';', :.-' ... ',. . . 

Plans spall make useofceitcrin LI.:D techniques. ~ha.(Vvillaid in runoffv()iume r~duction and 
promote reuse thr~ughouttlie site. . ·Asaparl : of the.' UDt~¢pnique.spr9posed,: tl~eA ppli cant · shall 
provide green rOof (inte#$jy'e :~iidJorextensiye jon appr6)(iII1.~telY foity (49) percerit ()f all rooftop 
areas. Green I'oOfs shall be installed irikeepihg·:WithPFN:( spe¢ificati6n's ~ : Thean~as of rooftop .:. . ... :. ..... .. .. .. ... ... .. .... .. ... ... .... .. .. . ... .. . . . .. . .. \ .... ... . . . .. 

covered by greeurOQfs:will ~bntriputy ' a:45%~60%rUnoff vQlume -:reductioh:: fQr~st6rini; equal to 
or less' ih1ulorie inch::: of rainfall; ··asc~qeI1UY \ ptoposecl : by::' thf :'vitginia bep~rim~~tof 
COl1servatloll aI1dRecre~tlon~ ·: Other LIOtethhiques Ihay iiidtid~,:· hutshall · not beiimit~dt6, 

. installati()l1 of ttE;e : odxfiitets,i~filt}atib~; : perVld.us::. h(lfqscape:s. : ;;uiciioi . streeiscapesand 
stOrril\vateiretisefo!Ia~ds2~~e iiTigation aPd·:fn~Gh~nicaI!phiinhingappikations; : .. .. . 

. :.:: - -. -: ::;: -";, :::~.: .. :.:: .:- .,.'.:' :',: ~.: : ::-: ... >::-:: .... : .:. : .. -: . ' ':':: . 

At · theiime . of.eaC:h :·FpP sUQmissl()ri~ the .Appliearif ·shall provide · calcldations· sh()wing the 
proposed vOlmuereductlorisarid sha1fworkcooperaJivelY V\'it11, DPWES andDp.z:to ensurethcit . 

.• the first inch ofrainf~ll is retained or reused to the maxtrmim extditpraCtiCabIe. . . 
. .. ... . .. .. . .... . . .. . 

tRANSPORTATION 
~ : .. :. :' :. . .' : . :. . . : .' . :' : ~':: ': : : . : : . . . . .' .' . . . : . : . ': ': . : . .': 

32. . TYso~s Ttailsporfatic)n; Fund . . At the time of issuance of the fiist:rzUPor Noil-RUP for 
each new building on theJ?rbperty,a contributibn ·shallOemadetotheTysops. Road fund in the 
amou~tof$9A4persquaIe(oQt ()f net rtewiloil~tesidentialdF A or $1 ,000jJer ~esidel1tiallinit 
for whichthe RUP: or: Nol1~RUP is requestf!c[Forthe nori:.resldentia} GFA :associated with the 
CapitillOne Headquarters ExpanSIon Ph,ase,the ainbunto(the :.contribution 'shall . be $4:07 per 

. square footo[ GF A. C~editssh.all be allowed . against such contributIons for the costs . of 
.. qualifyirigoff;.site iritf!Tsectionimprovements provided !mrsucmttothese Proffers. This 

contribution shaIinota.pply t(}any public;use faCilitiescoristructedon the Property, inCluding the 
P4blic Facility described in PrOffer 13. · These paymeritsmay be made eatIidthan required 
pursuantto-tliisPr6ffer. . . •. ... .. . . . . . . 

. : : .:: : : . . :: . ~ .' :: . . ::. . . : . ' . '. .: .. 

33. Board-lriitiatedSegriceDistrict for Table 7 i~pt6v~merits .: The Applic,mt."will support 
the creation of a Ty~dns-wide seryice district by the Boar9, on jt$OWl1 initiative, for the sole 
purpose of providing fiUldsto Fairfax COUnty for th,e private sector'~ shClreofthe costs of the 
Table 7 transportatjon · improv~ments to serve the.Tysons<;omer.· Urban Cent~r: ... 

34. AddItional 1able .. 7: Contrihution. In additiop to .the Tysons Road Fund contribution 
.. above, t~e Applicant shall cQntribut~ to theTysons.:.wid·eR,oad Iinprovements Fund the sum of 

$5 :63 per square foot for all new non-residential OF A in each new building, · and $1 ~OOO for each 
.. residential unit sonstructed on the PropertY: The contribution associat·ed with each building shall 

be paid in it lump suin,bas~d ontheilctual GFA of non-iesidential spaceand/or the actual 
number of residential units . in the building, with payment to Qccur 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 describ~d iriProffer 13. 

Seventy-five percent (75%) of the value ofptoperty associateq with the Jones Branch Dedication 
described in Proffer 3S, shall be first · deducted from any tontributi6ns due t6 the Tysons-wide 
Road Improvements · Fund. For the purposes of Hlis Proffer; tlH! value Of or the Jones Branch 
Dedicationshall be established at $98.00 per ~quare foot of actual land dedicated. 

3S. The Jones Brarich COilllector. Project. The Appiicant has designed the Prop()sed 
Development to accommodate FCDOTand VPOT plansfor the future Jones BrimchConnector 
bridge project, which will connectScott$ Crossing Road ° arid Jones Branch Drive (the "Jones 
Branch Con:ne~tor'l Within 60claysc>f a formal bicf~wafdby FcboTo~ VDOTto. construct • 

° the Jones Branch Co~ector proj~ct,the Applicant shalld~dicate in fee siInple at no costtci ° 

Fairfax ° County or the Commonwealth of Virginia a portion of the Property shown on Sheet 3 of 
the CDP, up to a maximum of 1.6S acres, for the construction offhe Jones Branch Connector . . . ..' . :-\ . .". .... ". 

(ilie "Jones Branch Dedication")~ The actual land area to be dedicated, which shall in no case 
exceedthel~6S~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 

0 

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 lohes 
Branch COIDlector, at no costto the County. O. o· 0 

A. Gates of McLean Access Road. Sheet lSC of the CDP identifies a secondary 
access road for Gates of McLean residents iliat connects With the proposed grid of 
streets on the Property between the existing conference center and Building] (the 
"Secondary Access Road"). 0 The Applicant shall construct the portion of the 
Secondary Access Road that is 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 :cIanfy the reI evant notes contained on 
She~ts S :and 7 of the c:DP, as well as NoteS on Sheets 29 and 30 of the FPP, if 
theoff~site porti()n of the Secondary Access Road has been permitted but not 
constructed, the Applicarit shall constr(Jct :it at the same tilne as its Hotel/Civic 
Plaza Phase, with the Secondary Access Road ope~ to traffic; prior to the isshan~e 
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 inits 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 Piaza Phase (andnotwithstanding and to 
clarify the relevant notes contained on Sheets 5 and 7 of the CDP ,as well as Note 
5 on Sh~ets 29and30 of the PDPX the Applicant shall .. consiruct a temporary 

° connection to the Secondary Access Roadori its Property, as sh.own on Sheet 14 
of the CDP. Constniction of this temporary connection is subject to approval by 

° FCDOT ahd VDOT,and construction by the Jmles 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 · 

28 



". .: . ' .. : '. ;.. :" .. 
. . : ... :.-,. 

36. . •. Interii~l Grid of Streets and Road Improvements. Th~ AppljcC;l11t shall construct the 
intemal grid of streets for the Properry in pha~es, as outlined in, the PhCiSirig PI;,m. The internal 
gr1~r of streets $h~ll cons'ist of, th¢, st~eets identified on t}ie{;pp as Capital ()neDrive, Old 
Meadow R,oa.d, and Old Spripgh6tl$~ Road. '. th~ Intemalgi-id shaLlalso :.includethe on-site 
porlionofth~ Gafes of McLean Access Road. . ... ... . '. .' .... . .. ' ..... . 

: :" :: .:. :. "'': : .. '. .: 

A. .... Public Streets and Streetscapes.:, The Applisant , sh.all(lc;:dicate :~lght-of-waY for 
'. , q~d · Me~d,()~ Rc)'a9~ " p?:~ionsofc:apit~lqil~: Dri\i< all,dportioris , of .old 

Sp!ingholi~e, . Roai;l (the ~'Public Stieet$")~ tb~p~int . iI1chisiveof the lands.cape , 
.. amehity panel alid side}¥alk as showriqn Sheets 14 31ic!'iS:, of,theCpP.The ·. 
, .. Public Streets shall be d~signed and coiistruct~lto b.e gerterally : consist~ri:t with 

· the ' docu~ent Gntitle'd "T~~spor:tationPe$jgriS.t~dards for Tysons Co~er;" as . 
· approy~d byth<1 J?o~rd of S~pervisors. ortSept~~nber 1~,: 291i (~nd inchiding any . 
sUlJs~queIlt ru,l1eIidmin~s) or to ·suc!.lstruldard as xuaY ,be':lpprpyed onthe:FDP. 
· Th.e. Applieari($ha.llwork diJigentfy withYDOT and theCOlinty <luring the FDP ' 
· aIi'Ci sifeplariapprov~l processes to ensUre that the improvem~rits proposed to the 
PUlJ1.ic 'Streets ) iridthe 3ieaofthe landscape amenJty . pane)/sidewalk can be 
accepted into 'fl1e VD.OTsysterii foiniaintenance: . As may be necessary with 
respect tc) ail of the Public Stteets, the Appiicant Sl1all dc:dicate andc6riveyto the 
Board in fee simple' pght-of.w~y, · a~applicable; indudirig the area . of the 
landsc.ap~~un~nity PaIi~I1siqewaik; at>the tim~ ' of 'siteplifuapp[,qYlil, with the 
following' ~xceptioIls: .... . .. .. . . .' . ... .. . . 

. . . . . ...... : . .... :. .' '. .. .. .. .. 

I. If, at the time6f site' pla.n~}Jproval, ·it' is determin,ed that: parkiriggarages, 
storrhwater . management ,facilities, uti~ityvaults()rother similar facilities 
proposed ,. to' be . ·locat:ecI . b(!neath:' or., • withiri ··. the. landscape amenity 
p~mel/sid~\V~ikpreverit :. YDQ,(ancllor the ' County from: accepting . the 
hmdscape ffinenity' panel/siclewafk .asPart of the . public. right-of·way, only 
right-of.,way Ineasuri~geighteen(18}.iIiches Jromthep~oposed face of curb 
line sh(111 be dedicated to the>Couniy iii fee simple and a public. sidewalk and 
utility e~seinentiria . fb~m.a~c~ptiibl(to theCounty)\tt()mey, .oyerthe are~ of 
.the amenity p~lllel/sid~walkshall bG grcinted to the . County. . This easement 
shall allow for the installatIon of sigrl<lge 11ecessary [oi· saf~ty andopenition of 
the street as well as parkirigtegulation equipment by VDOT and/or the 
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11. 

County. In addition, the Applicant shall provide easements within any 
privately-owned amenity panel/sidewalk area for bus shelters identified on the 
CDr 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 . n1amigementfacilities, . utility vaults or other similar facilities 
proposed to : be located beneath .. or within the landscape amenity 
panel/sidewalk win be acceptable to VDOT and/or the County, only right~of-

.. way measurin.g eighteen (18) inches from the proposed face of curb lineshall 
be dedicated to the County in fee simple and right:-:of.way for potential future 

.. dedicatloIi6f the landscape amenity panel and sidewalk areas shall be 
reserved. A temporary publIc access easement in a fortn acceptable to the 
County Attorney shall be recordedoveithe reserved landscape amenity 
panel/sidewitlk areas until such timea.s such areas are dedicated in,fee 'simpli:< 

. Conveyance of the amenitypanel!sidewalk areas to the: Board shall ()ccui 
'following construction or the street aildstreetscape improvements and final 
... street acceptance inspection by the County i:md/or VDOTsilbjed to the 

stipulations in these Proffers. 
. . 

. . 

nI: . . Should: it be determined f<:>IloWing final st~eet acceptanteinspe~tion that tlie 
hmdscape amenitypanelahd sidewalk areas are not acceptable to VDOT · 

. and/or the County t() beirichidedIB theright-of-way,thereserVation . of 

. potential future dedication of the landscape am~ilitypanel and sidewalk areas 
shall be released and a public si~~walk ClIld utility easement, in a form 
acceptable to :the County Attorney; shaH he grarited in * place. This 
easeinent shaH allow for theinstalhltiori· of sign age necessary for safety and 
operation of the street as\ weH as parking regutation equipmerit by VDOT 
and/or the County . . In addition, theAppiica~t shall pr~~ide easements. within 
any privately-owned aIl1enity panei/sidewillk area fot bus shelters identified 
on the CPP or any ~ubsequentFDP , as determined at the time of site plan. 

B. . PublicStfeet Standards. All Public Streets proposed lu~rein shall be subject to 
VDOT approval and be in genenilconforrhance with the standards included iIi 
Attachment C (Transportation Design Standards for Tysons Comer Urban Center) 

. of the Memorandum of Agreement approved by the Board Of Supervisors on 
September13,2011?as may be ;:lmended (the "MOA"). . 

C. Private · Streets . and : $.J-Le_~~s~12.~.?. .. Portions of Capital One Drive and Old 
Springhouse Road; and the associated streetscap<::s for each street (the "Private 
Streets"), as shown on Sheets 14 and 15 of the CDP; shall reri1.ain privately owned 
arid maintained, and shall be designed and constructed to be gener~lly consistent 
\\lith· the CDP. The Applicant shallrrii'llntail1in g(jod repair and replace, as 
needed, the paving and other dements associated with the Private Streets. The 
Private Streets shall be constructed artd mairitairied to thestartdards contained in 
the PFM and shall be designed to be a~' c()nsisterit as possible with the Public 
Streets, subject toFDP approval and PFMrequirements. . .... 
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D. Timing of Dedications; The Public Streets shall be dedicated consistent with the 
phasing s.chedule on Sheets 14 and 15 of the CDP. Each Public Street shall be 
accepted into ~he Stat~ sy~tem prior to bond release for the applicable phase. 
Until and unless each Pl.lblic Street is accepted into a public maintenance system, 

. it shall be. considered a: Private Street ariel the AppllCflllt shall dedicate and record 
a tempbrru-j ptibli·c :~ccess · easetrieht ina fOrInacceptable to the Office of the 
County Atto'fneyoverall :affectedstree1 and sidewaikareas until such time as the . 

· dght':of~wayis accepteclintopu~licrriaint¢ri~nceas outlirted: in tills ;Proffei 36. 
The. AppUcant shaii : not · be iequlredto cIedlcate tempobiiy ·· pUbllc access 
easements for any Prlyate Stieetsthatare·.Y'lthin s.ecureareas, as designated on an . 
iippi;oved : FJjP:: ·Noihl~g ·;IIi ·this . Proffer. ~hall ·· prevent: the ApplicaDtfroin .: 
constructing 6r . d_edl~:atiIig .cmypoitiori of the-:· public Streets in advance of the · 

: require4 tirhesh6wii ;:orithe . CDP,pto~idedtheP~blic Str~et is shown ori ~ri ·· 
. approy~d FDP and subject t9 ac¢eptarice b.y VpOT brari. equivalept.govemrrl(~nt 
a·gen~y·.:· '. . ~:. :".:' : : '. .' : .. ', .. :':. :.~> ':: .. :.: ':::.: :",:. ".' ... 

. . :. ," . . .' : .. 
. -.. :.' . . . ..:'.,. '.' .. 

.... E. :· Security. The Appiicaht:m<lyb~ permittedt6 rnaititain or rdocatethe sewrity · 
. . gii~t4110tise;> and gates tIjat ar~loc~ted on tile .PrlvafeStreetswithiIlihe Property 
....• as: part o(the EXlSting. peveI9PriJ.enf . subj~~tto an : approved FDP c1early 
< deiineatirigthe loc~tibp.s of: the:se . facil1iies: . The Applicant .lllay · also install 

.: secui-itYj \Vailsand b()mitd~~subjec~ ·to fDP approval. · MinOr: modifications. shall 
beperffiitt~d t6th~$esecurity faCilities :p:eTi6dicallytopeimi( theAppllcant to 
re.spondtorie~ or different s~t4i·ity: · t1ye~ts:; :subject tb approylli b:y" the Zoning 

<Administrator. . : . 

F. Definltiort of "ConstrocC' Fotthepurposes of'this. proffer, ·the. terril. ''(::opstruct'' 
'shallm.ean thatth.e c()ffiiriitted rOiicI imptQyeme~tls bpenfor use by the public for 

. tnnrel ; : ~hethei-otriot theimpiov~menfha$ been: accepted for publicipainteIiarice . 

. G : .•.... StreetNames~ . :rheAppli<;:ant resyi~es tl1e figl1t1o prdvide different names for the 

H. 

streetsJhan shown on the CDP. . ....... .. .. 
· '. . . . . . . - . · . . . ... . ... ... .. . .... 

: .- ... . :::.. .... ' .. 

.. . JoihtMaii1tehan6e· ·a:ndReci]Jro~aIE~seiri~nt Agreements. Prior tb or concurrent 
•. with the establishment of th~ UOA, the Applicant shall prepare and record 

reciprocaJ easements,joint maintenance agreements, or : othercovenanl$ to 
prbvide;fQr the ongoing maihterl-artce: of the priv·ate portions· Of th~ internal grid of 
streets~ :: . . . 

. . .. ... .. . . 

37. Traffic Signal. The Applicant shali instaII.,atraffic: signal at tI1e interseCtion of Capital 
One Drive and'Old Meadow Roadpi-iorto · the · fi~~fROP of Non-ROP for the final building of the 
Hotel/Civic Phizit Phase. TIle Applicant shall provide VD0T. with. the.requi·sitetrllffic: signal 
plans for review and .approvaL All right~ot~wayassociated with signal equipment (poles, 
equipment, boxeS, etG :)iocat~d on theP(opertythat is :not already dediCated shan be subject to 
traffic signal easementspetinitting inairitenancebY VD(jT and the Cbttnty, as applicable. If the 
CountY; upon i:equestor the Applic~mtbi on itsoWri initiative, · determines that the signal 
installation as proffered will be detrimeritiil to traffi·c operations, th~ 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 Applicantshall submit plans for a raised median 
on the northbound lanes of Dolley Madison Boulevard between the travel lam~s and the dual left 
tum. lanes for the purpose of restricting left turn movements for vehicles exiting the Capital 
Beltway onto northbound Dolley MadisoriBoulevard. 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 t~e relevant phase: The Zoning Administrator may elect to delay or waIve this 
improvement in the event VDOT withholds timely approval for this · improvement despite . 
diligence on the part of the Applicant, or if there areconstructic)l1 dehiys despite theApplicant's 
best efforts. . .. ... . . 

39. Old Meadow Road Improvements. 

A. Safety Improvements. Priofuto FDP approval for any devdopment phase that 
includes Building 1.0 and/or Building 11, theApp1icant shai) · subinitto FCDOT 
for review and approval a plan proposing sClfety ihlprovem,ents for the portion of 
Old . Meadow Road between· Old Springhouse Road and DoiIey Madison 
Bcmlevard: The safety improvem~rits silall include arriedian anqchannelization 
()fthe loading entrances thai front Old Meadow Road. If approved by FCDOT, 
witli 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 160n SheetlSA of the CDP, the Applicant will 
reaJignand. reconstruct Old Meadow Roadasshownon Sl1eef15A. Intheev~nt · 
the applicable waiver(s) an:! not apprbved to COllstrilct the improvements as 
shown, the Applicant shall privately, maintain Old Meadow Road un.til Old 
Springhouse Road is completed. · ... . .. . .. . ... 

If this section of Old Meadow Road is constructed temporarily as a. private street, 
the. portion 9f the roadway located outside the secure area created by the Capital 
One security ·gate~ will be subject to a public access easement. The roadway will 
be designed : aIldconstructed in c()nipliance .with · the Transportation Design 
Standards for Tysons Comer Urban Center; and the Applicant shall perform ally 
required upgrades to this section of roadway at the time of dedication. to VDOT to 
ensure it cOlllplies with such standards. 

... . . . 

40. Congestion ManaQement Plans. 

A. The Applicant shall prepare · and implement .a construction · cqi1gestion •. 
management plan during constliJct~on of each phase, as appropriate, through its 
development/construction manager and the Transportation Coordinator (as 
defiiledin Proffer 41 ),so a~ to provide safe and efficient pedestrian and· vehicle . 

32 



circulati~n at all times on the Property and on the public roadways adjoining the 
Property (each a "Congestion Management Plan"). 
." ... . 

B. Each Congestion Management Plan shall identify anticipated construction 
entrances;; construCtion staging areas, construction vehicle routes 'and procedures 
for 'coordination \ivith ' FCDOTand/ or ·' VDOTcbriceming ,construction hl(ite~ial 
delive~es, lane closures; anel/orother constniction reIated;activiti¢sto miilimize 
; dist~rbarise on the;surrounding road network, ' 

.: .. ' :,:: ;:.: -- " : .. ': ':.:' 

; C. Each Cotlgd;tioIl 'M~nagerrtent Plan ~haIFals6requ.ire the Applicant to ~oordinate 
its constru.ction aCtivities thfotighoufconst:ruction with >(asapplicable) VDOT, 
FCDot, .tbe DuUesRail Project Eriti tiesanci' theen~ities constr~~ting theH OT 
,lapesproject, ;. and:c to . moni tOf, , the off-site , tnmsifand . rOcidwayjrriprovements 
(inCltidihg,but not ;limited, to" th.e Duires Rail;>the Capital BdtWay ~nd HOT 

, tanesprojects) arid adjust the Applicant'sCbngestiori Man::tgement, rians 
accordingly: ' ' 

D. Such Conge~tioi1 ManageIllentPlans shallbe prepared bya qualified .professi()nal 
artd submitted for review and comment to theProyidence DistrictSlipervisQr, the 
provicience District Planning Commissioner, FCDOT 'artdPPWES upon 
suhrrriss{on of the initial 'site plan for each phase. , In additi'ori, the'fransportation 
Coordinator shall coordinate any adjustnlents to thy TDM Plan (as .ddined In 
Proffer 41) a~ n~cessafYto address each Congestion Ma.l1agement Plan., 
... . .. .. ... . '. .. .. ..' .. ,.. .. 

. .. .' . , 

TRANSPORTATION DEMAND MANAGEMENT 

41. Transportation Demand Management, The Applicant shall fund, iinplement, and 
administer a TDM prog;ra.rn as described in this Proffera,nd ,as further outlined in the "Capital 
One TJjM Plan" prepared by UrbanTrans Corisultants, Inc. elated June 13, 20ii, wh.:ich is 
atta~hed hereto arid m£j.qe a part ofthe$e Proffers as ExhibitC (the "TDM Implementation 
Plan"). Modificatiqns, revisions and supplements to the TDM Implementation Plan, including 
th'e TranspoI1ation Denlan,d M cU1agement Work Plan ("TDMWP") may be approved by FcboT 
and can be made without the need for a PCA. ' , ... . . . 

, , . .. . 
. . .. 

" ... 

The Applicant or any successor, 'including the UOA, s.hall , remain obligated llnder this"Proffer 
• until.stlchtime~s two ~onsecutive poststabilizatio~i~lp generation arialyses feve~l , that' the 
applicable trip feciudion objectives ::tre ~eingrnet{the, "Applicant C()ntr()l Period"): For 
pU:rposes · of this Proffer,stabilizationshall ' bedd~ned to occur upouthe later of one year 

' follo~iIig iss~ance , of ~h~last initia.ll~_UP . for , acl\veI1iilg unit to .be cohstrud~din ' the Proposed 
Devdopmentpione ' year f()llowingissua~ce of the last N6n~RUPfor floof irre<irepresenting 
80%0[ full occupancy of the final n6ri~iesidehtial puildingto be constiticte'ciiri the Proposed 
Development (,'Stabili:z;atior(). 

, , . ... ... . .. . . . ... . . ... 

If, subsequent to the approval of the; Proposed Development, a Tysons~wldeTDM entity is 
estilbiished fOIthe purpose ofadministering tDM programs irithe Tysons ComciUrban' Center, 
then the Applicant, with appwyalfmm; FCDOT, and with()ut requiring apC.A; may join or 
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otherwise become associated with such entity and transfer all functions of this TDM prog~am 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 
duririg 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 sh~iI apply to the n~mber of d.welling units and 
new office space proposed and reflected on any FDPs sub~itted for the Property. 
The Applic~mt or the UOA, as applicable, shall ~e~t the vehicle trip reduction 
-targets noted "below. The trip reduction. target~ become applicable upon the 
. deveiopmentreacllihg the " ~'lnitial Development/ 1 which is defirtedas the year 

-- - following issuance of the first ·RUP · or Non-RUP fOf ' the first new building 
constructed on the Property. VehicIt; trip reduction targets are set as follows: 

Year 
2010 - 2020 
84 J;l1illion SF of OF A (2030) 
96 million SF of GFA (2040) 
113 million SF ofGFA (2050) 

" " 

-- -

ato 1/8 Mile · 
from Station " 
45% " " 

55% 
60% -
65% 

'.. ::. 

1/8 to Y4 Mile 
from Station -
35% 
45% 
50% 
55% 

If through all all:endment to the Co~prehensive plan, the Board of Supervisors 
should subseqllently adopt -a goal " for trip reductions that is lower than that 
committed toin this Pioffer, "then the provisions of this Proffer shall be adjusted 
accordingly. In this event; no PCA will be required. - -

. . . ." ::" '. . . .'. . . 

A TDM penalty ftilld, as described in Sec.tion 3 :6" of the Implementation Plan, wiH 
be posted by the Applicant to ehsurecorttinued.~ffo:rts of the TDM Program to 
meet the proffered goals (the "PenaltyFund"). _" The TDM Penalty Fund is either a _­
letter of" creditor cash escrow established · through an account into which the 
Appiicant will deposit penalty payments asnlay be required to be paId pursuant to 
the 'rDM Proffer for non-attainment oftriprequction goals. " 

" "" 

If, uporiStabilizatiori orthe Proposed Developme~t, t1:J.e percentage trip reduction 
goals are not being met, remeciies and penalties w~lr be enforced. During the " 
period prior to -Stabilization, if the percentage trip reduction goals are not being 
met; remedies oilly will be -applied. - Following ih~ " Applicant Control Period 
(ACP), if the percentage trip reduction "goals are not being m~t, then only 
remedies will beappiied against the Applicant or"the UOA,as applicable. 

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

C. The Applicant or the UOA, as applicable, will sum;mariz~ the result~ of the TDM 
, Program annually on February 15\h for FCDor as outlined in Section ' 5.1 of the 
Implementation Plan. Should the Applicant or UOA fail to provide a TDM 
Program summary Oli. or before February 15th of each year the county may charge 
the Applicant orUOA a fine of $~OO per day untiI.the day upon which the TDM 
PrOgram Summary is submitted 'toF~DbT. 
.... , ... " -: ":-' . . ,'. " .': 
.. ... ." 

',: D.Ifthe 'appliCabletr.ip red~ction goal ' i ~ no (Jtiet in any year f(jl1¢\ymg InitiaJ 
Development fQrany})uildirig6ii the property ;,ilid.l the:Applicant shaH coordinate 

': ., ' with , FCDor : to' itddIess ~ndiinplementstichrem.ediitl · measure~ as may be 
: developed in accqrqance with the Implementation Plan and annual TDM Work 
, PI~n. In addition, fund's fat remedial TDM measures will be drawn from the TDM 

,. ' Remedy Fund, at the fdllowingrate: for each building exceeding trip reduction 
goals; " '" , '" ", " 

Exceeded Trip GoalS Remedy 
l%to 3% 1% of Remedy FUnd,: 
3.1% to 6% 2% of Remedy Fund ' 
6.1% to 10% 4% of Remedy Fund 
Over 10% 8% of Remedy Fund .' 

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

'. .. .. . . . ... . . , , .. :: .. ..' . . " .. 

E. Ifanybuilding within thedevel6pmen~ achieves-its trip reduction goals for three , 

., 

Sq uare Feet ' 
ofGFAin ., 

Tysons 
.. 

Up to 
65,000,000 

Up to 

; c6nsecutiv~years, Remedy Flindsthat were earm.arked for that building and still 
remaining after any , previou,sly , assessed penalties shall be returned to the 
Applicant in accordance with the table below: All remaining Remedy F.'linds shall 

, b~ released to the A.ppli¢ant at the end of theA.pplicant Conirol Period: 

: 

: 

o to 118 Mile 

Goal Achieved 

45% 45% 

45% I 50% 

.. ' -, , . 

Distancefrom Metro St~tio n 

118 to V4Mile ' 

Goal Achieved 

35% 35% 

35% 40% 

35 

1/4 to :112 Mil,e 

1 
Goal ,' 

30% 

3D'%, 

Achieved 

3 0% 

35% 

I 
'/ 

.~-- -.-. 

' ,Beyond 112 Mile 

Goal Achieved< 

25% 25% 

25% 30% 

C um. 0/0 

Remedy 
F und 

Returned 

30% 

50% 



65,000,000 

65,000,000 50% 55% 40% 45% 35% 40% 30% 35% ·· 65% 
'_., ' 

84,000,000 55% 60% 45% 50% 40% 45% 35% 40% 80% 
-

90,000,000 58% 63% 48% 53% 43% 48% 38% 43% 90% 
.I 
; 

96,000,000 60% 65% 50% 55% 45% •• 50% 40% j 45% 100% 

] 05,000,000 63% 65% 53% 55% 45% .. 50% 43% 45% 100% ... 
113,000,000+ . 65%· 65% 55% 55% 45% r · 50% 45% 45% 100% 

F. .If after the second remedial evaluation cycle 4Qring the Applicant Control Period 
and upon Stabilization of the Proposed Development, the Applicant has not met 
the applicable TOM trip reduction goal for the Property, the Applicant shall be 
assessed a penalty acc()rding to the following scale: 

G. 

H. 

1. 

Exceeded Trip Goals Penalty 
1% to 3% 5% of Penalty Fund 
3.1%t06% ! 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 ilito the Penalty Fund as outlineci in Item 1. 

.. . .. . 

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 m:w square foot of 
commercial GF A and thirty cents ($0.30) per net new square foot of residentjal 
GF A toward the Remedy Fund: A separate letter of credit shall be provided for 
each new building upon issuance of the firstRUP or Non-RUP for each building, 
and shall providef'unds equal to the actual amount oLGFA included . in the 
building. The funds guaranteed with each letter of credit shall be contInuously 
available for the Remedy Fimd until re!easediri accordance with the terms of this 
Proffer. The Applicant shall not contribute funds for the proposed Public Faciiity. 

TheApplicantshall provide a letter of cr~dit froma~ accredited financial 
irlstitutibn for the sum of ten. cents ei;O.l 0) per net new $quare foot cif commercial 
GF A and five cents ($0,05) per net new squarefoot of residential OF A toward the 
Penalty Fund . . A separatelettet of credit shaJI b<;: .provided for each new building 
upon issuance of the first RUE or Non-RUP for each building, and shall provide 
funds equal to the actual amount 'of GF A ' included in the building. The funds 
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J. 

. . 

guaranteed wIth · each letter of credjt shall · be¢oritinuo:tisly . available for the 
Penalty f\ihd Uhtil reIeasecfin actbtdan.ce with ·the terms of this Rroffe/ 

.: .... .'. . .' . .. -.: - .. :.:. 
. . . -. 

The Applicant shallcontrilnitethe siImoftenc~nts($Q.10)persquare foot for 
comrrier~iai: spa~tandfivec(;:ri.ts· :C$6:(5) per ·squarefooffor residential ' space 
toward the nviASt~rCup . Fuild, basedbn the '~Prop()sed:<J.s.fby Land .Use" 
shown on Sheet:3oftheCDP: Ihe Applicimtsh~ilnot6ontribufe: funds for the 
p~oposecl PllbnC -faciiity: The Applicant sha.llcciritripute:thefiin.i:ls 'at the time of 
the first '#te plan apptoy~l for th.e buiiding;so~ ph~s:#s ' ~h,o*n beIQv/ . 

. ' .. ~~EitalOne~~~~qUarter~Expa~sio~ Ph~se (~ldg.l and 2) I $190,000 

..... ··· Third New Building' :. · 1 $96,100 
.. Fourth New Building i $96,100 

Notwithstqnding the abov(!, the Appliccmt shall maI.c~ all TMA Start-up Fund 
corttrlbl1tions art orbefqrethe, Ibt~· anniYersarY:of tli£issuance of the first RUP or 

. • N()h~R0p f6t the Pr6p~s~dt)evelopm~tif': ... .. ..' '. .... ...... . 

.. . . . .. ... .. . . . .. ...... . . .. . . .. .. . . . .... .. . . 

42. . Intelligent:Transportation SVstems; . T6Qptirn~ze~ s~f~ ~n:d.efficienttraVe l: in Tysons, the .. 
App!icantshall iljcQ~p~~ate: ~l m.aint.aina ~yst~rri· th~Cprpvidespertinen,ttihffiGand . transit ·'. 
infomuiti'oii that ~ilows ' lJsersto Irtakl mfCinfiedfraveldeClsiohS, This Infbnnatiori shail be . 

•.• ~~~~1~1~~1~i~~~;~~~¥s;iat)~~;!~iJ1:t~i~\Th!~f~~~lr~E~:~~~\~F~! ··.···· 
. followIng:.,·· . . .. . ... " .... . ... . . ... . ... ... .... .. .... . ... . .. . . ... 

'. : . . .: .:. . . . ' . : ~ ,- '.. . . - : : -. ',: : : '. 

A. . T~affic conditio~s, To.ad haz~rds; construction 'York zon~s, and r~~d . det()ur~ . • 
. . . .... . . . . .. .. - . .... .. 

B. An·ival times imd'delays on Metrorail; ry~cin~Cir~ul~tor, and area bus routes . . 
. .. . :".:'. ':':.<':, .. .: . . " . .: , . " .: ::: .. ' .' : .. ,':' ; .:' 

. c. ReaI-tirhe .. p~rki~g,~p~diti?h~ . ~Jldgllid~J1c~ t6cuIJ¥nt · (jn~sitepa.r1<jngyata~Ci~s . . 
. : .. ," . ..... ; ." .. . 

D .• : Bus' stops pie~wir~dfor reai~time arri~i:lllde:paI1wd .irif()rmati~n ~ .<. 
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The . Applicant shall work with FCDOT and/or the Tysons Partnership to identify sources and 
facilitate electronic transmittal of data: Furthermore, the Applicant shaJIjJarticipate in efforts to 
implement any future dynamic traffic management program for the Tysons area . 

.. :. :: .. . . .. "." ... 

PEDESTRIAN ANti BICYCLE IMPROVEMENTS 

43 . Bicycle Facilities. 
. .' : .' . . ..' ... .. 

A. Storage FaCilities. The Applica~tshall provide alui rllaintail1 bicycle ra<,:ks, 
bicycfe .• lockeis, and bicyclestorage>areas throughout · the Property, wIth the 

. locations and ntHnber of faciliti¢s to be deterrriine~tat tlte tifi1eofFDP approval 
fo?~ach phase~ The ApplicaIlt' shall coordinate th(!.final .nUlnperand locatiqn of 
fadiities with FCDOT· at the time of site plan submission· for each building, and 
may provide any necessary refinements to the number and/or location of the 
faciliti-es as appr~ved by FCnOT and without the need for an FDPA. The total 
numper of storage sp(ices provided shall be consisteht :with the Fairfax County 
Policy arid G~iqelines for. BicyCle Parking, and shall b~ shown on each FDP. The 
Applicant shall cCHlstrqcta multi-modal bicycle hub, which mtlycontain such 
am<::nitiesas a bicYcle .statiOli.and facilities . for bicycle sharing. Detaiis on the 
m~fti-inodalbicycl~ hub .will bepro'(ided witl1.tp.eFDpfor th~Metro Station 
Phase, and the hub will be: fuily constructed arid opera:tiona.l pri()rto the issuance 
of the fitsfRUP or Non-RUP for the final building within, tha.t ph~s~. ·· . 

. . . 

B. Dedicated Bicycle Lanes. The Applicant shall provide dedicated bicycle lanes in 
the locations depicted oli the CDP. Plio! to FDP apprciv~llf6r the relevant phases, . 
the Appiicant shall ~ork with FCDOTdeteiinine whethciany modifications are 
required tbthebicyCIe lanes shown on Old MeadowRbad; : parti~ularlyon the 
. intersection approaches. · . Subject t6 FCDOT approval, the Applicant may agree to 
modify these dedicated bicycle lanes without the need f~r aPC,{ · . . 

.' . . . " . '. . 

44. Pedestrian Crosswalks and Signals . . If <1pproved by FCDOT a:nd · VDOT, the ·Applicant 
will install pedestrian countdo\\-'n signals at intersections within the internal giidef streets 
df::scribed in Proffer 36 . . The Applicant will also iiistallcrossvialksacrossRoute 123 at the 
intersection with Old Meadow-Road, on both sides of the intersection, provided VbOT approves . 
~cidirig the crossw~lksat th~se locations,and provided any such improvement only requires ·· 
alter~tions to the iiJtersectio·n stfiping, .and does not requiie anyaiteradons or improvements to .. 
the intersection ·geometiyor the trafficsignak Such crosswalks ·shall be installed prior to the 
issuance of the first RUP or Noh-ROP for the first building folloWing the Capital One 
Headquarters Expansion PI~ase. 

PUBLIC TRANSPORTATION 
. .' .. -

. '.- . 

45. . BusShdters. If ~equestedby Fairfax County, the}\pplicaht ·shali cOnstruct a bus shelter 
in the s~teets2ape alorig Old SpririghclUse Road prior to issuance of the first RUP. fof. the 
Residential COITunons Phase. The design · of such btissh~lter . shC\ll · be coordina.ted 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 arr-ivai 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 PedestI'ian Connedion. prior to th~ iss~~nGe ofth¢fir:-st 'Non-RUP for 
the hotel: associated with the Capital' One Headquarters Expansion ' Phase, an at­
grade pedes~riai1 connecti(m(the . ~'At~Gra<leCorillettioIl;')shcilt becoristructed as 
generally:' shown on : E)(hibitD bf the >proffers. : The': design ::[or: tlIe At~Grade 
Connection shall ; be:: fUrtller ;: i.efin~din :the "site plan . for the : Capital One 
Headquarters ·ExPansioIl ·Phase: . i'heA~-Gnlde C6iulection:c9nsists of additional 
: entry 'd09rsontherearside .of thety~pI1s: : East Mdr()tail StatiOn; ' any ' required 

, utility exterisi(m :arid/.or~ reJ6catiOl:i ... witliirithe.; station; ~:~lIlaSSOdated concrete pad 
: (the: "Tysons Eas( Sta~~()n . ImprovelTIents") amI a pedestrian side1Nalkon the 

', Property betw.een:< th{( propert)i line : and :· the. : ¢xis~ingp~lYerrient fot Old 
, SpriIlgh6use 'R,ba<;lCth~ "Capital OneProperty.!inprbveITi:ents"). :: . ,. 

. ..: :. .. -.. . . ...... . 

.. i, 
.... . 

<Tysons: Eas{Station Improvements. If p~rmltted : hYWMATA and/or the 
·. County, the. Applicant shall design the Tysons EasfSfatidn:Ifu.provemerits 

in substantiafconfo.rinajlce with Exhibit D using : a' ~ompetliive bidding 
process lrivolving . atlea:sttlrre~20rtu~ctors;, W~v1ATA 'andi6r tlieCounty 

' .. (as. applica~ie): '~h~lr approveJ~eui#mate desigri : fortlle .Tysons · East 
Station Impro\;6Lrie.nts:: priortb'coristruction bytlle :AppliCarit. • If the 

, AppliGaniis:notpehnitted to design and con:structthe Tysons: East Station 
Iinproven1~i1ts,: the Applictllt shall petition WMATAan'd/or theCoimty tb 
de.signarid . consttQct' th~ Tysons Ea~t Station Improvements iii substantial 
conf6tinanGe withE~hibit D~ ... . ,., '. 

. . .. .. .. . .. . . . .. . 

lLCOSt : Liniitatlons. : •. If. the Applic~t/s< c6rnpetitive bidding process or 
\VMATA's • estimates Cas applicab!e):rE:sllltsln a c6st for design and 
construction , of the Tysons :: East Station: Iriip~ove.m~ilisthiit exceeds 
$300;000, the. A.pplic~mtshalFnotifyl)PZ.iilwritingarid), · lf requested, 

• discu:ss ·potential·changesi#:the:··scbpe or :desigiidetails ,to: r~dii(;ethe . costs 
"aiJ.dlorcieteimipewhethei Fairfax COUl)ty is,.wfilitlg toconti-iblite thefuilds · 
liecess'aryto cotriplde the;ipiproyeIIiellt, 'jfhQ:agreemeht cciii be 'reached 

.' withWMArA and: Fhirfax 'Courttywithinsix :m6riths :frOihthe time. DPZ 

.. is 'n6tified;t1i~ApplicaI)f may elect at any time after that date to contribute 
. to FaiiJaxC.ountythe. su.m. of $3. (JO,OOQin Ileudft6rtstrucdrrg the .Tysons 

, " EaSt Statioii' Irnproyernenis; Jp9ri\Vritten~ssutances : that theconti'ibution 
., will be ~ usecl :Ohly: fddhe TysohSE:ast Station Improverrtentsdescribed in 
. thisProffer. . .. '. ..... , . . ,. . 

'/." : '.' :.:,' :. :',' .': ' 

ilL Ca!JitalOne Pfopertv impi'(iv¢ments~ : . The .. Applicaritsl1all constrllct the 
Capital One Property Improvements simultaneously withtI1e Tysons East 
Station Improve:lJ1(ints~ and the Capi~aI OneProp~rtY: Iinprovements sh~ll 
be available fOf.llseprior to: the issuance of the first NOI)-RUP for the hotei 
associated with :the Capital One H~~dquarters Expa~sion Phase. " If the 
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B. 

C. 

D. 

Tysons East Station improvements are not constructed or jf such 
construction is delayed in accordance with the terms of this Proffer, the 
Applicant may also delay construction of the Capital One Property 
Improvements. 

Fees for Connections. The At-Grade Connection. is envisioned to provide public 
~enefits and will serve several neighhoririglaIid bays in 'additibn to toe Property. 
In the (!vent WMATA,Fairfax County, or the MetropblitanWasbington Airports 

. Authority ("MW AA'i)ch~mges its existing policy and ch~lfges th~ Applicant a fee 
for the piirpqse of providirig or mailltairtirig any connection to the Metro Statio~ , 
theApplic~t shall be released from aI.I responsibility for doristrlictihg the At­
Grade Connection,as describediri this Proffer 46,ancLshall instead proceed with 

.. the notification and contribution process described in: Proffer 46(A}above . 
..... : '. :. . ,- :-" . ': : .. ':. . ", . 

Disapproval byWMATA. The Applicant shall p~s1J.~ . the At~Gnlde Connection 
, in good faith. Nonetheless, ifWMATA disapproves the Applic~t'splans for the 

At-Grade Connection despite such good faith, the Applicant shaIl · be released 
from .a11 responsibility for constructing the At~Grade Cohriection, as described in 
this Proffer 46 . . 

.. .... . . .. . . .. . .. 

Unavoidable Delay. For tl;1e 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 WMA T A, 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 . . , . 

improveh1ent~ 

.. . ~ . 

PARKS AND RECREATIONAL FACILITIES 
.' . : . . . . . . . . 

47 .... P~blidy Accessible Parks and R~creationaIFacilities. Consist~nt with the Phasing Plans 
on Sheets 14 - 15 of the CDP, the Applicant shall provide parI< spaces and rec~eatioi1al facilities 
on the Property that will be open and accessible to the gene~alpublic. For areas that are not 
speciflciilly dedicated . to the Fairfax County Park Authority ("FCPA") for park purposes, the 
Applicant shallretalll thearea(s) in fee simple, record public access easement(s) ensuring that 
the p~ikspace is open to th~public for periods of times consistent withtraditiollal Fairfax · 
County parks s~bject · to uswila~d customary rules and regulations, and provide for perpetual 
privatemCllntepa,nce. The Applicant shall also enter into an agreement w:ith tePA to plan and 
coordinate acd~itiesail.d event~ within the publicly ac~essible park areas.Prio'r to recording any 
deed restrictions on the Property that would restrict the ;use of the publicly~ccessible park areas, 
the Applicant shall submit such deed restriction to the County Attorney for review and approval 
A wayfinding and signage system shall be developed in coordination witll FCP A, subject to 
approval as a Comprehensive Sig)l Plan ("CSP"), imd shall beinstall~d by the A.pplicant as 
approved to ensure the public can easily identify and access all publicly accessible park spates. 
Construction of thesepubIicly accessible parks and recreational facilities shall occur as setfbrth 
iIi this Pjoffer 4.7 . 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 provid~d at the tiIi1:e of FDP approval. Additional or substitute recreational 
facilities to those listed below l)1aybeapproyed with the FDPprovided such facilities result in an 
equivalent or enhanced ql.\ality of ret~'eationCl16pp6rtUi1itih ; , 

. .. '. .: ~ .' . . . . . ; . . . .. 
A. ' CapitaL One Headquarters H' Expansion < Pha~e. An urban pocket park of 

apJ)[oximateIy O.04acres,' will bec,onstructed between ' tb~ existing conference 
center and Buliding 1· prtor to the first RlJP or Non-RVPfor the final building 
associatedwitli th.is 'phas,e; as: gene.tilllyshdwr10rl :~heet ,28 of the CDP, ' 

. . ." ... ':: ..... : .. : . ':". .: ...... :. 

B. HoielICivlcPlaza:Ph~~~. ' Priorto the issuance of thefrrstRUPor Non-RUP'[or 
Btiiiding4; irClvicplCi2.a orapproilrriat~ly 0,50 ' acre~w~libeconstructed : for the 
spaceadja~cenitQHuilding~ ::: 3; : 4, andSiri , the ' Hotel/CivicPJaza, J>has~" as 
genera~I}<, shown:: Qn: Sheet 25,6frhe ,CDP: •• Additional> phasing -details wIll ,be " 
provided, on the FDP fOr thisphas(;!: ' " 

. ,.:: ::: ",. ':::. ':-.: :,,:" ":' ", ',.:. . 

, 1. Traffi6> LirnitatibhS: ' Th.eeivi?plaza shalYrerIiaindosed , ~o motorized ' 
vehiculaftraffic, except that emergen9y~nd piaintepance vehicles shall be 
per.mitted iiriiited:atcess:thjough :remoyabl(bariiers ()r some other ,n:ieans 
of access for ~m~rgeiicy and maintenlll1ce operations. ' 

C. ResidentialCoinrhons Phase. 
•• ,.. -0' 

J. Common Green:' PIior. ,to the, iSSUance, :of the fust RUP for the final 
bullding,' associatedwithtlJ.i~phase,a coITimongreenshall be inshtlled of 
approximatelYL55 acres, and will contain passive recreation areas for 
residents and guests. The common green shall also encompass an active 
recreation atea, with , a recreational field , and a playground, as generally 
shQwn on Sheet 26 of the CDP and as. fUrther described in Proffer 50 
below_ Additional phasing details will be provided on the FDP for this 
phase. 

II. Pocket Park Prior to the issuance of the first RUP for the final building 
as::;ociatedwith this Pl1ase, the Applicant shall, construct three pocket parks 
totaling approxiiriateiy ', 0:29 ' acresusirig :prirriarily ,softscape features, 
including 'shaqe: trees . . The :features andtr~atment of tl,1(~se pocket parks, is 
genera11y:shoWn 'onSheet28bf the CPp._ :Additiorialpha.sing detaiis will 

,be provided brl'theFDpfdFthis 'phase.: :, 
... . .: ,'-. : .: .,: . . : . 

D. Metro 'Statibn :Phase :Ui-ban rctrk '·· Pfior, to ·theissuance>ofth¢:firs{ RUP or Non­
RUP forthe ·finaFpulldlng a~sociated with.thlsphase'; the:Appiica:r{t shall instail a 
pru-~ofapproximateIYL50acres for lise as bothantitbanpark arid as a stream 
valley park: . thep~kshh1lc,6mblne waterf'e~tutes, a geritlyLslopinghardscape 
area and walkwaysfo:encourage visitors to explore thetJioienaturalareas around 
theScottsRuri Stream , \Talley;~rid shall' ~:e cqhstiocted. as generally shown em 
Sheets 27 and 27 A. of the CDI' _ Addition:al phasirig detaIls Will be provided on 
the FOP 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 recreatiorial facilities for the future residents of the Property. Pursuant to PaL2 
of Section 6-110 of the Zoning Ordinance, the Applicaritshallexpend amiriiiIHllllof $1,700.00 
per market-:-rate and w()rkforce residentiaJunit on such recreational facilities . . Prior. to final bond 
release for the final phaseoftheProposed Dev~loptnent~thebalanceorariyfundsnot expended 
on-site, as detennined ·by. DPWES, shall be t6ritribiIted to the FCPA for" the provision of 
recreational facilities serving Tys()ns Corner. ·· .. 

. .. . .. . . . .. . . . 

At the time of each FpP submission, the Applicant shall propose specific facilities and amenities 
that will be provided fOi" each residential building, or sharecl1:>etween two or more buildings for 
the use and enjoyment o[the residents of the bliildjng!buildings. Amel.1ities to be provided may 
include but shallnot be limited to: . . ... .. 

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

. ' .. :;' .. .... 

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

" . . -,.:. : ':. : : .' :". .' : .' .. 

C. Interior fitness center, a mi~imum of 1,()00 square feet in size, fUllllshed with . 
exercise equipment such as stationary bicycl~~, treadillills, weight machines, free · 
weights; and other equipment, but not necessarily staffed. · . . 

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

49. Fitness Facilities. The Applicant shall provide fitness facilities that inc1udea sport court 
or sport courts, by choosing one of the two alternatives below: . 

A. Health Club Alternative. · The ·· Applicant may inchide . a · health club or gyrii 
contaihirigupto 60,000 square feet of GFA. If provided~ the heklth ciub would 
include at least one full-size basketball court and . one fu1l7size tennis court, and 
shall be ~p~~ for use by residents of the Proposed DeVeloprhentand the general 
public through a paid membership or paid use arrangement This facility would 
be intended to ~erve 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 cOUlis or facilities as determined 
at the time of FDP approval, or as subsequently deternlined by the Zoning 
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Administrator) as part of the private recreational amenities for residents. Should 
this option be iinple1neiited, the · cosCto · build the sport courts may be counted 
toward :theinihimum r~creational expenditUres described in Proffer 48 . 

. . 

50. .on-site. Recreational"Field. Prior .to issu~ce ofthefirst RUP for the last building i.n the 
Residential Commorts PhaSe, the Applicrutt shaifptovidea synthetic turf recreatibnalfield (the 
"Recreational Field") as shown within the Common, Green on Shee~ 26 . of the COP. · Additional . 
phasihgdetrulswlli be '· pt6videciwlthth~ : FP.P.:- torthe: Re~ideritial : C6riimorts Phase. The 
RecreationaiFieldshaII be proyide.d~ubjectt6 ithe tollowlng C'ondhio~s : ... . . 

A: 

B. 

O. 

.. .. - .. . ... -.. ..... -,. ' . . . . '. . . . ' 

Lighti~g~ The Appl~~anfsBali pf.oyide lights for ~l1e : Re~re~tiOnal Field and shall 
ensure :the]lghts '·areavallableuntii at leastl O:OOPrnn.ightlY:Atits sole opti()ll, 

. the :.Applitant may empioy:eJe.Ctrpnic·devices designedib ·n :dtice or eliminate the 
·: lightsduring times when ·th.~~'field is not inUs~: . . ... . .. . . 

.. ,: - . . ... . .. . , .. - ...., .... -. - . 

Sch~duling. The Applicaht shall permit Fai~fax . C6urt~y tosch~dule uS~bf the 
ReGreational Field. The RecreationaJ Field will be ' a~ailable f6rscileduledl.ise by 
th¢. general public between the houts of 5:00 Prri :·~dIO:OO " prii:. from :Monday 
thrbugh Friday, and between the hphrs ·0.£8:.0.0 aril: . ~nd 12:00: rioon.·ori Saturdays . 
anci·Sundays (the "Public Scheduling:.RouIs."f Dllrfng all <Jther tirii~s ; scheduled . 
u~e:·ofth~ RecreatiqnaJ Field shiriIqnlY. be foi residehts:onnembers of the UOA. . 
N"o~hiIig ill this Prbffer :: sh~lfbt!<;onsttued ;, fq : limltPllblic ·. ~cc¢ss · . to the . 

.• RecreMionaI Field during time~ when it: :haSho! been· scheduled through the 
.. process described herein. . 

. ", ," -.', . 

Applicant's Sched~Iing. PriCk tq e!lch schedll,lihg seaSoP, the Applicant may 
.. withhold up to a :. Im;ximll,m of. 15·% ·Qfthe:·PuQIic ScheduIjrig: Hcnirs fot · use · by · 
. members of the UOA. : Stich resetvaflonshail be made in accordance with the 
F~rfax: County :Fi~ldsAd()~a.tlc)n p()1.icY. . . . . . .. . .. 

Ma:int6riance.The Applicantshall be responsible. fbA"riaint~nanceand typical life 
.cy:c1e. i-~p'~acementcqsts :foraII ' ¢leme~tsoftheR~creational : Field. ·Pllbl ic access 
to the Recreaticmal Field maybe liIUited . fora . reasonabk~ : ·dtirat.ion during 

. .. . .... mciintenance andllJr ~(!phlcemenf6ffaciiiti~s ; . .... 
. .. - . . .. . . 

. :. E. : Parking, : The Applicant sh~li= e~~ure ~hatall users<of the: Recreatioi1~i Field are 
. able tolitjliiR P~rking: fac;iIHiesoti· th~ :hop~rty; as. n~cessarY. ;- .. .. 

F: Field Markings~ Recte~tional Fi¢IQ Bsers~;hall be petmjtted.to utilize. tempo~ary 
. marking · and/or: striping equipme.i1t.in¢hldingbut no.t limitec\t6 temporary paint, 

. . goals, cones, ~ndf1~gs; . Addl1:ionald~iaiIS~iIIbe established iii. the written 
.. agte~rne,litiii Proffer5b(G}lJ<::low, .'·· ..... . 

G . Agreeinent. Priorto the tilli.e the R~c~~ati()~al Field is established, the Applicant 
and Fairfax Cour.ityshall.ente( into an.agreernent,consistent with this Proffer, to 
formalize the detailscif scheduling, malntenance, anclliability 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 Envir()nment and Development Review Branch of DPZ 
demonstrating ahainmeI1t of,ataminimum, "LEED Silver" certification (or equivalent) by the 
u.s. Green Building Council's Leadership in Energy and Environmental Design - New 
ConstriIction("LEED"} prior to bond release for each respective phase. ,Each ' residential 
building shall .attain, at a minimum, "LEED Certified", or equivalent. In addition: 

. . .. . . - . ,. . . 

A. The Applicant ' shall include a U.S. Green Building Council Leadership in Energy 
and Environmental DesignCLEED;?) accredited professional as a meIIlber of the ' 
design team for each office building. The ' LEED accredited professional shall 
work with the team t6 incorpora,te tEED design dern~~ts i~to the project so that 
eac:h non~resid~ntial building ' will be,' positioned to attain tEED Silver 
certification. , At the ~irr1e of site plan submission, the Applicant shall provide • 
documentation to the " Eqvironment an.d Developme,nt Review , Branch of the 
Department of Plannirig and Zoning ("DPZ") demonstrating compliance with the 
commitment to engage sucha professional. . ' 

. " '.... . .. . 

B. The Applicant shall include, as part of the site plan submission and building plan " 
submission for each building, a list prepared hythe LEED.accredited professional 
Of specifi~ credit~ th~t the Applitanf~tieipates attaining within the LEEDratirig 
syst~ll1 'determined ' to be applicable to the project. The ,LEED accredited 
professional' shall provid~ certification . statements at both the time of site plan 
revIew and the time of buildmg plan review indicating th~t the items on the list 
should meet at least the minimum number of credits necessary to position each 
?uilding to attain the proffered level of tEED certification. ' 
. ',:; ':-:: .'; '. :':," : .:'" . 

C. , Prior to issuance of the fi~stNon-RUP or RUP for each 'building, the Applicant 
shall provide to : the Environment and Developnient Review Branch of DPZ a 
letter from , the LEEDaccreditedprofessionalcertifying that a green building 
maintenance reference m?riual has been . prepared for use by future building 
occupants, that this manual has been written by a LEED accredited professional, 
that copies ,of this manual shall be provided to all future building occupants and 
that this manual; at a minimum: 

1. 

11. 

111. 

, ., 

Provides a narrative description of each ' green building COmp()rtent, 
,. including a description oftheerivironmental benefits of that componeni 
arid including iflformation regarding ' the importance ' of maintenance ,and 

,operation in retaining the attributes ofa green building. ' 
. . ',::. : : : . ~ :: : . . . . .. 

Provides,where • applicable, product ma.nufacttire~ls manuals , or other ' 
instructionsregardirigoperations and maintenance needs for each green 
building component; including operational ' practices that can enhance 
energy and water conservation. 

Provides, as applicable, eithero,r both of the following: 
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• i .-: .. : .. 

D. 

· iv .. 

a. Maintenance st<iffnotification process for improperly functioning 
equipment; or 

b. A lIst bf. local service providers that offer regularly scheduled 
service and maihtenan<:e cohtracts to assure proper performance of 
green: Imildlng~relafed eqllipment and the :·siructure, to include, 
wheie. applicable, 'the · BV A.C system, : w~ter : 'heating equipment, 

.. : waterconservatiori fe<;ttunhs~ seafal1ts~ and cau1ks; .. . 

.. Providesco~~cti~iorrnatiQn .~hat\j~ildin~ '. occup~nts ' ~an ' use to obtain 
further guidapce oneacli gr'eeri building component . . . 

:'. Pribi to issuance 6fihe firs{Noh-RUefoi~eath of.fid~. buil<iirig; or the final 
RUP for each re~identiatbulIqil)g ths: : A.ppl~CantshciJ.lpr6vide an electronic: 
copy of the maliual . in.PDF fannatto: the · EnviibnirienLand Development 
ReviewB'r~mch .qi'DPZ. · ... . . . .. ... . 

nGreen Boilding' Escrow~ : Prior)o~uiI41ngpenhit : approval,' the Applicant will 
execute a separate agreeinentaridpbst;for each building covered by thi~; Proffer; 

· a:: green buildingescrow,d n the: foim : ofa~ letierofcreditfroIU: illi accredited 
'. ' fiminc~al instituti6n;jnthe, a:moulit of$2 ~ OO/square ' foot 6fGFA :· (the"Greeri 
. BUildin·g Es·croWF)~ : The ': G.reen Buildmg EserQwwiUbe in<additiori to cind . 
· separate from other: b,O~d · i~qui~e~e~ts .an9Will . be released upori;derrlohstration 
'. of attainment of LEED}tertifi<:;a,tioIi,bytheU$GBC,uIider the applicable version 

'. of fue LEED ratingsyst¢m · o~ other :LEEDiating system deteimined, by the 
'. USGBC,to be ~lljplica6Ie . td each hulldi l1g, ·· Theprovislonto.llie Envi~oiuneIit and 
· Development ReYiew.Br~nch · ofbPzofdocuD1entati6rtfrom .the USQBCthat 
. each. buildmg .hasattflineg LEEiJ certification' wilL be sufficient to satisfy this 

commitment. . At thetimeLEED.certificatiQn IS derm)Dstrated to the Euvirollirlent 
and De\r~16pirient . Review Brmi.chofD PZ, ' the ' escrowed' funds . shall be released to 
the Applicant;' . . .. ... . .. . . 

. ' .. . ... . . 

Ift~eAppli~anl provi'qesw the Environment aildl)eveloP01en~ R,evieWBnmch of 
. D PZ;within three ' (3), yecirsofi$~uance ofthefmal RUi> or N on~ R UPf()r the . 
building, documentation demonstrating thatLEEI) certification fcir the bUilding 
ha.siiotbeenatt~irtedbut that the.buildirig has be~ri deterrriihe~f.b.Y .th·e ·USGBCto 
faliwithln thfee (3}'poirits .of attaInment of LEED certification,50o/~onheGreen 
Bu.ilding Escroo/: wqr bereIeas't;~4 to ' the Applicant; th¢ dtber 50%' wiil be released 
to th(!County ·cind Wi!.lbe ppstedto a fund withiri· the; County budget supporting 
iillpkmentcition ofCouhtY envitorfrnentcil initiatives. .... . .. . .. .. 

.' ... : .:. .....: ...:..... .' .. .:. 

If the' Applicani'failstoprovicle. : within. thr~e . (3): years of is spa nee of the final 
RUPor NOJ;i-RUPfo( th~b1jiiding, : do.Cuni~niati()J1 tothe: EIi.vironmentand 
Development . Review Bral1ch ()fDPZdeITIOnsb'atingatlainment of LEED 
certification . of demonstratingth(lt . the: building h<;ts fallen short of LEED 
certification by more than truee. (3) points, the enii(ety6f the escrow fortha! 
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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 enviro~ental 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 Applicanfs contractors or . 
subcontractors, the proffered time frame . may be ext~nded as determined 

. appropriate by the Zoning Administrator, and noreJease of escrowed funds shall 
be made to the Applicant or to the County during the extension. 

. . .. .. . . " . .. . . . ::," ', .. "..:... . . . 

E. Waiver of Escrow. As an alternative to providing a Green BUilding Escrow, as 
described in this Proffer, the Applicant may thoose at its sole discretion to pm'sue 
a certification higher than LEED Silver, in which case a LEED or eqllivalent.:. 
accredited professional will · provide certification statements at the time ; of 
building plan review confinning 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 sllbtnit documentation to the EnviroIunent 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 altemative; the Applicant is not required to provide 
a Green Building Escrow unless the Applicant fails to provide the above 
reference. d documentation that the building is anticipated to ' attain LEED Silver 

. . . 

certification. 

SUSTAINABLE AND SHARED ENERGY 
. . . : . . . . . . . . 

52. Sustainable Erien~y Practices,To promote effi<;:ient, renewable and sustainable energy 
practices, the Applicant s~all provide the following information with each FDP sUbmission: . 

A. Shared Energy. For any FDP that inc~udes mOre than: One building,an asseSsment 
of the potential,within the area subject totheFDP; of shared energy systems, 
including but not' li~itedto combined heat and power (CHP) . (co-generation), 
micro':'CHP, distribu.ted 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 singie~building FDP submissions and fcif 
Other. FOPs 'Nh~re sharedellergysystems :will not be purs~ed, ai)assesSlnent of 
the potential forin~orporatiori 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 Vehkle Chan11ng Infrastructure. An assessment of the feasibility and 
costs associated · with the provision of space and infrastructure required for the 
future provision of dectdc . vehicle charging stations that would become 
accessible to future users of parking facilities in the area subject to the respective 
FDP ... Basedbn the nisults of this assessment; the Applicant will consider the 

. pn)vislon of space artdinfrastructureto provide . ~reas for S6rt1e ' ~eJectric~vehide 
. ready" ·parkingspaces in the affeCtedparkiO!~ decks. "El~ctric-vehicleready" 
me'ans the provisIon of ~pace; coridui·t.b~ks~ conduitsand:access points allowing 

. ·· for easy instaJiiltion of vehicle charging statlonsinthe future, but does not.include 
the in.stallation oftrimsfonners; switches, wiring, . or charging stations. . . . ... . .. .. . .. .. . .. .. .. _. . .. . . . . . . . . 

53. . Public Schools Contribution. Per the Residential Development Crite.ria Implementation 
Motion adopted by the Board of Supervl~ors: onSeptehljJei9,:20Q2,and k~'isecl ltily; 2006, the 

.. Appl.i~ant shall contribute $9,378 pei. eXpected shtdenfgener~ted by e.~ch residential b~iiding 
.. <: (~'l.~ed· on the assumed rateofptJPU generatio11;appr9.y'e9 . bY~h~);'alifixCbunty School Board at 

the tIme of contribution) to . the FiiitfaX County Sch9~i.Boqrd!bb~ . utiij.ied fqr cap~~al 
..construction and capacity enhancem~iJ.i:s ·to schools inthe: Tyson~ Comer ateathatserve the 
.... '. development. The contributions shall be ma(leon. orbefore tlielssuan~e · of the first RUP for 

e~ch residential bqildihg on the .:property / andshall be based on the acnial iillinber 'of residenticli 
. ullits ineachb.uildip.g,Jnthe event fewer. residential units are built than estimateq at. the tin1eof 
pa:Yme~t, the overpayment am6u~t snaIl be: ~pplied to the public school~ Co~t.ribtition for:futtire 
phas,e~ofthe Pr~posed Developmeni~ . . ... . ... ... 

:. . '. .' ,:' . . . .. .' '. : .. .' .' ". '.> .: :, 

54. . NQJification ofCCHlstruction.. A:t ~he. time of site 'plan submi~sionfor each residenti~l 
building or.bliilqings, tlie · Applicimf Sl1all.11otirY ¢ e.facilities planriing divisio~ of the Fairfax 
County ·Public Seho.ols ("FCPS")' oftiie .approximate timing fof constru.ction of. the resldenti~ .. 

units, and the number ohes~d¢ntialun,its aiiticipate~ in eachb'ui~clini : ... .... . . 
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ENVIRONMENT 

55. Scotts--R1ill 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 expecteci future off-site flows wlfhina stable channel , and 
shall be reviewedinaccordancewlth Sec. 10.1 -561. The conceptual desigfl wiIi be depicted on 
the first fPP for the Metro Station Phase and the Appli<.:arit shall preparea detailed plan (the 
"Stream Restoration· Plan") to submit with the fiist site plan for the Metro Station Area. . The 
Stream Restoration Plan shall be reviewed by DPWES if necessary; a~dshallbe approved by the 
·U;S. ArniyCorps of Engirieers ("COE") and.the ·Virginia Departm~nt ofEnvironrii~ntal ; Quality . 
Written documentation of COE and DEQ approval bf tht:!Stream RestonHi6n Plan shall be 
provided to DPWES prior to <site pl<in . approval. Specific success criteria (the · "Success 
Criteria"), maintenance and monitoring criteria (the "Maintenance and Mo:nitoring Criteria"), 
and information regarding reports on these criteria (the "Mon.itoringRepOrts'}shallalsobe 
included in the Stream Restoiation Plan ~ . .. .. . .. .. 

: . . . . - '. . .. '. .' . . '. .' 

Subject to written approval by the Providence District Supervisor, the Applicant may satisfy the 
Stream Restoration requiremeni'in this Proffer 55 ~y electing to participate in a regional plan to 
restore a larger porti()n of Scotts Run that is promulgated. by iheprivate sector or the Counti 

56. Tree Preservation and Planting Fund Contribution. To promote enhancement of the 
Fairfax County Tree Canopy through growth of trees ori. private and public land, th~ Applicant 
will contribute at the time 6fthe first site plan approval $.002 (two tenths of a ceilt) per square 
f()otof the maximurrt proposed GF A as stated in Proffer 6 to the Fairfax County Tree 
PreservatI()n and PlantihgFund"TPPF'lThis donation to the TPPFwlllsupplytree saplirigs, 
volunteer support,andjnfoimatiori to Jaridcrwners 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 Ran 8 of Article 2 of the 
Ordinance, Affordable Dwelling Units ("ADUs") shall bepfovided pursuant to said regulations 
unless modified by the ADU Advisory Board. 

58 . . Workforce Dwelling Uriits.In additionto any ADUs that may ·be required ptirsuantto 
these Proffers, the Applicant sh~ll also provicle for-sale and/or rental housing units on . the 
Property in accordance with the Board of Supervisors' Tysons Comer Urban Center Workforce 
DwellingUnit Administni.tive Policy Guidelines dated June 22, 2010. Workforce Dwelling Units 
("WDUs") shall be provided such that the total number of ADUs, if any,pJus the total numb~rof 

• WDUs results in not less than twenty percent (20%) of the total residential Ul1its constructed as 
part of the Proposed Developiheilt. The 20% applies to the total number of dwelling units to be 
constructed oil the propel1y. I[ADUs aJ~e provided in the development, both the ADUs and the 
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ADU bonus units shall be deducted ftom the total number of dwelling units on which the WDU 
calculatiori is based. . ... . 

A. WDU Specifications. The WDUs generated by eathresiclential building on the 
Pi()pertishall be provided withil1s~id bllilding . . Ho:wever,theApplibmt rese~es 
the right to cons6iidatethe WbUslnto ol1e OfJ:llOre bllilcliiigs with the btiildout of 
the. Propeityand . theteby incr~ase the Ilumber ofWDUurnts · iIioneor.more 
buildings bejondtwenty percent (~b%):with .. ~ · coiTesponding . decrease in the 
numbetbfWDU uilitsinthe· otherbuil<;lings . • theWbUs:'shall l1ave:a: bedroom 
mix'similaito that pt()y~clecl in: them<Jketiat~ . u~its. : Arrilrtimtihl 6f tett perceilt 

. i (l 0%) of th.edweiliiigtii1lt~d(!~igQ~tedas ADUs andWDti~ shaUb{cl~~igned · alld 
· c:QnstrUcteclWith:UniyersalDesign featilles, ~ rik 'cleteoomed · by the App!icant. 
Additiol1aliy ~in the :evelit th.<it:p~rking spar;eJ are assigned t() il1clrvicluC3.Ilnark~t . 
rate dwdlirig ·llljits, · a.Ue~s(one(l)parkil1g space sl)allbedesignatedforuse by 

· eachA]jU~d/orWbUrn the ·deveJoPnl:¢l1t · ... .. .. .. .. . . .. . 

B. Agteefuents.Notwithstimdiilg th~ foregoin·g, s4oul<:ifheB.oard' spolicies rehited 
to:WPUsil1 Tysons Comei' .be amended,the. Applicant reser.ves·.the ·righ.t, at Its 

· solediscrdiO!I,tb opt in to th¢ neW poIicieS,in who Ie or. in paii,\vithouttherieed 
fot a PCA rujd; if the Applicant so opts into any such new PQliCies ~ th¢provisions 
of this Proffer which relate to the n~w polities of the BOClrdwhich Applicant has 
elected to . opt into shall no longer . be : effective . .. Furthehnore, the Applicant 
reserves the : rIght toenier: itlto ~sepa:r~t~bihding: writteh ·agf~em~rit whhthe 
appropriate •• Falrfa" ·couniY agency .as ·· to tl1e . tenrtsand >conditlon.sof th~ 
administration of theWDUs foliowing approval of this Application. Such an 
agreement · shall be on terms mutually acceptable to both the Applicant and the 
County and may· QCcur after the approv~l of this ApjJIicatiol1. Neither the Board 
nor~y other County agency shall be obligated to execute· such, an agreement. If 
such an agreement is executed by all ·applicable parties, then the 'linUs shall be 
aclllinistered solely iri accordance with such an agreement rind the provi'sions of 
~hisPr6ffer as itapplies to WDUsshall become mill and void. Such an agreement 
arid any mo~ifications shall be rect)rded in the .Fairfa)(. Courity land recotds. 

c. Non-fesidenttai Afforclable Housing Contilbution( TheApp]icant$haIIcohtiibute 
$3.00 for .each square foot · of non:-iesrdentialsp~ce( e)cclrldingretalland~pace 
reserved for public facilities :·a.ir 4es~.ribe(iIl. Proffel: 13) built on.the Property to 
the .FaitJax C6\intyBbardo(~tipei·vrsors · for tlieproyfsion · ofaffordaQ)ea:nd/or 
wotkforcehoiising toserye:}ysOi:is . . SqchcqntrilJutionshaIIh¢·l1Jadepri(ji:tothe 
issuance of~he firstNon~RUPfor ea¢h non~resjdeniial bi.i'iiding~aitc(shaiI.be . 
based on the acttlalgio~s floor area ofilon~resjd~ntialspClceconstructed · in each 
bllild~rig: . ... ....... . ... ... . . . .. .... .. .. 

··· 0. 
. . .:," .'::., ',: .. :; . . . ..: .:: :,. . ... '" : ,,:' :.:: .: .... : .-:' .:': ..... . - .:.... . 

WDU Arc·h1tectllre, F br any, residbitia(buildi~g wll~i¢ WDlJs are located, the: 
exterior aichi~ectlll~e . for the~uilding(s)· coritaillingWDl)sshajl p~ ·ofsi~ilar . 
archrte.ctur~l quality a~dcomplementary to the other r~side~ti<il bUIldings within . 

· the PropOsed DeveJOprlient; ·anqshall complywiththeCapitaiQne D~slgh · 
GuidelInes referenced iilProffer14. ... .. ....... ... ... . 

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 theb.ase morith . of January 2013 and change effeCtive each January 1 
therellfter,basedcmchapges iri the Consuhter Price Iilqex for all urban consumers [1982-
84;'100] (not seasonally adjUsted) ("CPI-U"), both aspenhitted byya. Code Ann .. Section 15.2-
2303.3. This Proffer 60 shaH nOHlpply to the TDM program described in Proffer 41 or the 
STAD Assessmentdescribedin Proffer 33..· . . 

61. Severability. Any of tile phases al1d/or buildings may be the subject of a Proffered 
Condition Amendment ("PCA"), Special Exceptioll ("SF'), Special PefIlli! ("SP"), Conceptual 
Development Plan ("CDP"), Conceptual Development Plan Amendment ("CDPA"), Final 
DevelopmentPlan (,'FDP")or Final Development Plan Amendmen~ ("FDPN') withalit joinder 
andlor consent of the owners of the other phases or buildings, provided that such peA, SE, SP or 
FDPA does not materiaJly . adversely affect the otiJ.er phases or buildings. Previously appro-ved 
zoning applic~tions applicabletoa particular land bay that is not the subject of such a PCA, SE, 
SP or FDPA shall otherwisen::mainin full force and effect. . . 

. . .. 
" .:'. .'.:.:': .. . 

.. .. . 

62. Successors and . Assigns. These Proffers will bind and iliilleto the. benefit of the 
Applicant and his successors. and assigns~ .• Each reference . to "Applicant" in tllls proffer 
statement shall include within its meaning and shall be binding upon Applicant's successor(s) in 
interest andlor developer(s) of the ~ite orany·pOliion of the site. . . 

.. .. . . . . . . . . . , . . . .: . '. . . . . ... . .. .. .. ... . . . . . . ..... . . ,.. ... .. . 

63 : Tysons Partnership. The AppliCantandslH;cessors shall become a meIl1ber in the Tysons 
Partnership, Qrits resi~ential · equivarent. · 

.. . . . .. 
... . -... . . .. . 

64. . Security. Upon request; the Applicantwillshare its security surveillance recordings with 
FairfaxCourity law ellfcirtemerit authorities: .. TIle Applicant wllf fonow co·mmon channel 
protocols for voice, WIreless, and data surVeill<m.ce ~ · The Applicaritreserves the right to withhold 
information: inthe iimit~d instaiJ.ces where its voluntary disclosure would jeopardizetrade secrets 
or violate other iegai protections (for instance, priva.~y laws, legal privIleges, etc:) .. 

. . .. ..... .... 
" . ... .... . . . . .. . . . . . . . . .. . .. . . . . . . ... .... . . 

65. •. CotinteWarts. These Proff~rsmay be exe~uted in one or Jl10re counterparts, each of 
which when. so exectited and deli"ered shall be deemed an origIrial; arid all otwhich taken 
together shall constitute but one and the sameihstrument. 

.. .:. " " " .:: .. ,' .. :. " " . .. ... . . . ... ... .. .. . -. . . . .. . . ... . . .. . .... .. . . .. . ... . ... . 

66. · Applicarit'sDjligerice~ Notwithstanding the foregoing, · uporidemonstration by the 
Applicant that, despite diligc:nt efforts or due to factors· beyond the Applicant's control, the 

. required transportaticin~ publicly accessil;>lepark ·areaS, athletic · field improvements, or other 
proffered improvements have beelld~layed (d~eto~ but not limltedtban Inability to secure 
necessary permission forutiiity relc:icgtions andlOi-Ybor approval foi-traffic Signals, necessary 
easements, site plan approva( etc.) beyond the time frames specified, the Zoning AdminiStrator 
may agree to a later date for completion of these improvement(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 pages 
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CAPITAL ONE BANK (USA), NATIONAL ASSOCIATION 
a national banking association 
Owner of Tax Map # 29-2 ((5)) A2 

By ')L~ ~ 
Name: rianielRYMortensen 
Title: Senior Vice President, Facilities Management/Real Estate 



EXHIBIT A 
... . .. 

Proffer 13: Fairfax County GeneralConditions (Public 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 
w~rranties and guaranties specified therein. Where no standard is specified 
for such workmanship or materials, they shall 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. 

531395 v3/RE 

. . 

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

!.. EXHIBIT « 
Cl 

A ':'l 
LLI 

~ 
G ..:. 
..J 
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9.3 APPLICATION FOR PAYMENT 

9.3.1 The Contr~ctor shall submit to the AlE four (4) originally executed, itemized 
Applications .for Paymenn a.ri'cf 6n~ (1 )c()pyto the Qwiier) on ' or· before the 
day of each monthdesigrlated in Article 6 at theOwner-Cpntractor " 
AgreemenLTheApplicationfOr Payment sh~1I be notarized, indi¢ate in 
compleh:{detairall labor and material . iricorpor~tedin the Work during the 
rilonth·priortosubmissibri, 'arid SLJPPQrted by :su'ch datasubstanti~Hirig the 
ContraCto:ris payrifent requ8stas theb~ner may req!Jire. The'Contractor shall 
al~ocertify that du~ahop~yable ar19uhtsariciblllshave b~enpaidby the 
C6ntrad6dbrWork 'fOrwhiCh previOus Certificates of Paymehfwere issued 
andpaym$ntsrete1ved frorT) th~dwher. , '. " ' ,", " , , 

9 .3.2Payment~ay ber11ad~for the valUe 6(matedals,which i:ire to be. 
ii1c&rpor~te.d intothE{ fillished vVork'/a~(f\;vhichar~deiivered, to arid suitably 
stored: aridproteCt~d on the Work site. The contradorshaH p'rovidereleases 
,or paid inVOIces from the Seller to estabilsh, tci 'the ' Owner's' satisf~dlon, that ' 
the Owner has title to said material. Stored materials shall be in addition to 

, theVyO~~ 2b~pIEHe,d and shall be subjett to 'th(3$am~ 'ret~inag¢pf6visions as 
thEf26rnpieted Wofk. Material once paiq for byjheOyvher become:~' the ' , 

" prope'rtybfthe OWner and may not be'rem'loved frori1~he W6'rksite without 
• t~e Owner'swritteri permi~sion. ' ". ' " ".' ,.., .. ,' 

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

9.3:2,1 Paymentsfo(off~site stored materials andequipmerit will bemadewith · 
appropriate docu'rn'entation provided by the ContraCtor, ' i~ biil orsale; . 
insurancecertifltate~; pictures. ,. .,. ' "" "'.. .. . 
.. ... 
.. ... . '. -::" . .:;. . . . 

9.3.3 The Contractor war'i·ants that title to all Wcjrk;materials and eqljipment ., , 
covered byan ApplIcation fQ.rpayment will pass to the Owner either by. . 
ihcorporation into the constr0dion or up()rither~ceipt ofpaYn,en(by the 
Contractor: whitfi'ever o¢cq'rs first,' fre,eand dear ofaliliens, clairns,security 
' interests6r encumbrances; hereinafter referr'edtoas "Iiens~';andthat flO 
Work, ni~ter'ial~o'r~quitml~~t covered byan Applicationf()r PaYfn$htwill ' 
hcivebeen acquired by'theCbiitra~tor or byalJy 'otner person peifor+ning . 

. Work' atthesite,orfl)thishing materials andeqUiprrH~nffotthePr6jeCt, ' subject 

. to an agreement under which an interest therein or anencurnbrance thereon 
is retainedby ttie sel!er or otherwiSe. imp()~~d 'by: theG.oiltr.:lcto,ro.r such other , 
per~oh . .. 

. " . :'.,'.; .," : .. : . ,'," ... , _.... 

9.3.4 The, Contr(3ctor's Application for Payment shall 'provide th~t the payment 
, teqLie~fatte$is'that a'U workforwtiicti therequesfismade hasoeen ". . 
completed in full accord ihg lathe drawings,spe¢ifications arid '9ther terms of 
theC6htra~t Dotuments., ~y' subrilittinghis Appllcation 'for Paynie'nt; the 
Contractor also:represents that he has no knowledge thaC3nY·' SubcoJitractor 
or suppliers have.hbtbeen fully arldtimely paid~nd thC)t, insofar aS,he knows, 
the only outstandirig itemsforpaymenfwith respect to·the Contract are<those 
tobe paidfroni t.he funds for which Application is being made. 
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9.8 

9.8.1 

9.8.2 

9.8.3 

9.8.4 

9.8.5 

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

SUBSTANTIAL'COMPLETION 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.Articie 8; the COritractor shall request in 
writing that th~NE ?ind .the Ownf2r perform a Substantial Completion 
inspection: Prior to such inspe~tion the Contractor shall complete t6 the 
Qwner;s satisfaCtion ali Prerequisites to S~bstantial Completion as required in 
the Contract Documents. ' . 

.. '. .. :::' . - ' .. ':' ........; . : 

TheOwnershail determirieWhetherthe project is substantially complete and , 
.. shall compile a punch list ofrtems to be completed or corrected . The failure to 
· include any items on such list does not alter th~ responsibility of the 
ContrCictor to complete all Work in accordance with the Contract Documents. 

When the Own~r on the basis of hisin?pe~tion determines that the.Work or a 
de~ignatedportion thereof is substantially complete,th~ 'NE will then prepare 

( a Certific.ate of Substantial Completion 'Nhi~h shall establish the Date of 
Substantial Completion Clnd shall state the. responsibilities of the Owner and 
the Contractor for security, maintenance, heat, utilities; damage to the Work 
and insurance. The Certificate of Substantial Completion shall be submitted to 

. the Owner and the Contractorfor their written acceptanceofthe .... . ... 
responsibilities assigned to them in such Certificate. •. . . 

. .. 

The Contractor shall have forty five (45) calendar days from the Date of 
SUbstantial Completion to complete all items on the punch list to the 
satisfactibn of'the Owner. The Owner shall have the option to correct or 

.' otherwise resolv~ any and all punch lis! items not completed by the 

. Contractor withIn forty five (45) calendar daysfrqm 'theDate of Substantial 
Completlonby utilizing its own forces or by hiring others. The cost of such 
. correction or resolution of remaining punch. list items by th~ OWner or others 
• shall be deduCted from the final payment to the C9ntractor. 

Gu<irantees and warranties required by the C()ntract Documents shall . 
· co~mence on the Date of Substantial or FYrial ' C~lllpletioh of the Work, or 
designated portion thereof, unless otherwise provided in the Certificate of 
Substantial or Final Completion, or the Contract Documents; Provided, 
howev~r, that if Contfactordoes not complete certain punch list items within 
this .time period, specifiedin 9.8.4, all warranties and guarantees for such 
incomplete Punch List items shall become effective upon issuance of final 
payment for the project. .. 

0-54 . 
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. .. 
. . .. :.: .' . . . . . . 

9.8.5.1 The Contra.Ctor shall guaran'teefor a term of qne (1), year frorn th~date of . 
SubstantiaLand/or Fin:~I . Gornpletion, asapprC>priate;. (unle~s otherWls~ 
provldedfor:'iillhe Ceitlfi:c;aie(s),Ofsubstal1tiai"Or Final Completion or the 

: Contract Documents): (1) tll~. q·uallty · ari(fstabilityof aU materials equipment 
and Work; (2) aU the Workaga.iri~td.efects .in miitefials; equipmentor .' .. 
workmansh.ip; .arid (3) f;iH:$nrlrikage;:: settl~m8ntoroth:er.fa0its :·ofany kind 

. Which are aftribut~ble todefectiY8rriaterial$ 6r'Workma,nship, The Contractor 
. sh~lI ·pr6videthe: pWri~rY\titna whttehextendedwarfarityf6ranyequipment~ . 
: ~yst(;m,~y§teni9.c)rrlPQr1~Dk9r :a.ny.oth:~r (;oqlpon~nt()fth¢='.Nork that has not 
been $howr1:t() perf6rn'\tdJher~aso'iiablesatisfacti6n'of theOwj,erand that .' 

.' has beeh tne :g4bjecfc>{ repeated :ser\Ace.·callsdu ·ri~gtheone(1yyear . 
guararitee·te,(nf Such 'extended :w~~iahty stlalll:is:fbr.gnlinimurh·ofone 

: hundred tWe'nty calendar days..(120)':. t.h~contr~Gtor $h~lrf:~medy ~this own '.:' 
· expe.rise, when so notified in writin~:{to &)50 QY ·the: Owner<'and:to the .... '.' '. ..' 

. .:satisfaction of the Owner, the \l\fprk or any part thereof thard().e~. nofconform 
... . to .~n.y of the warranties and g~uara:l1ties des.s~ib~cf i.nth~~9:~tract06cuments. 

· 9 ; 8.~. :3 ··· TheC·ontractor shall start repairs du:i-ing the g~~tahteep~rid'd, ~'ithin ten ' (1 0) 
working days after the receipt of notice from the OWne:r ahd:if the::C6ntracto( 
~ballfail to start such repairs withir the s9id teo' OO)W.qrkingday~; the: 9wn~r 

.. .. . may employ such other perspn or persons ~.s it r,n :~ydeem:' pr()per)omake .. ' 
.• su6h.repairs and pay the exp~nses there()fQ(jt cjfanyj:s.!Jrn r¢.ta,lned>9Y it; . . 
. provided nothing herein containeq shall limitthe liabi!ity of th¢· COrltr(3ctor or . 

. ... . . : his surety to the Owner for non'::perforrnanc~of the Contractor~s .qb.lig~t.ions. at 
. .' . . •... aoy time. Contractor shall start ~epairsirTlIllediat~lywh~n sLich repajr~ 'are ' 

.• required for the operation pf. t.b.e.)acility orfqrthe s~fe.%(jts 99cupants, . 

': 9:8.7 

I'helssuance of the C~rtificat~o(Subs~a;,tialqbrnpl~tioh>do~$rlQt ihdicate 
final acceptance of the project by the OVv'nei/ cmd the Contractor is n9t · . 

. ·· •. :re.Heveo oJ (3ny responsibility for the project except as speCifita.llYstated inthe 

...•. :. Certifk;ate.: of$yb$t~riti~1 Cprrlpli@on. :· . . ... .. . .. ......... . 

. udqn :S~b~tan:tial Co.r.r1PIe.tio~ofthe. Wbrk,or d~signatedpQrtionthereof, and . 
. upon application bY.ihf:} C6htraGto[an.d certifiGaiion by. the NE~' the'Owner . 

shall make payment;reflectirigadjUsthie.ntjntet~inage,if any,fck$uch Work 
orp()rtion th~reof, as provided, in the C()ntr:actD9Gumenis ~ < .... . . . 

. 9 .8.8:· . SholJld tile OlJ\lne.r determine that the Workot a design:i:3tedporti6nthereofis 
.. n.6t 911bstar;ltiallycomple,te, h~ shall proviqe. the Contractorawritteonqtige 

stating· why, the: proje.ctor design(3teq ' porti6ni$ nqt sub~ta ntially cqmplete: 
Th~Coh.tractor shall exp~qitiouslyc6mplet$tb.e W()lk :c:i l1d shall .re.-feques.tin 

. writing that the Owner pe'riorma substantial cQmpleti6hinspection: ··: 
. . .. ... ... ..... ... ' .. -,- . ... .... .... ".:' :'. 

0 -55 

531395 v3/RE . 



----------~--- -

ARTICLE13 
. .' .. : . . 

UNCOVERING AND CORRECTION OF WORK 

13.2 WARRANTY AND CORRECTION OF WORK 
. .. ; . ... 

13.2.1 . The Contractor guarantees and \Narrants to the Own~r all work as JOllows: 
. . . 

. 1 That all ~aterials and equipmentfurnished under this ContraCtwill be new 
and the best of its respective kin~ unless otherwise specified; 

.. .. . .. . . 

. 2 That all W9rkwil/ b~of c6mm~rCial grade quality and free ofomissions 
and faulty; poo(quali.ty, iri1p~rfecf9r detective materialofvvorkmanship; 

.3 That the Work shall be entirely watertight cmd leakproof in (3ccordance 
with all applicable industry customs and practices, and shallbe free of 
shrinkage and settlement which are attributable.to defective materials or 
workmanship; 

.4 That the Work, including but not limited to, mec;haniccd ·a.fld electrical 
machines, devices and equipmen(shallbe fit and fLilly 0sab.le for its 
intended and specified purpose and shall 9Perate satisfactorily with 
ordinary care; . . .... . .... 

'.' ',: " : ... :,'.. '.' 

.5 That consistent with require~ent~ of the Contract Documents the Work 
. shall be installedando~IEmted in such a manner as to facilitate . . 

unrestricted acc~s? fOf the operation and m.aintenance of fixed equipment; 
~nd . . .. 

. ,': ".:" :;-'. ' .. '.. .: 

.6 That the Work will be free of abnormal or unusual deter;oratiOriwhich 
occurs be.causeofpoor qLialitymaterials or workmanship. 

. .' . 
. .. .' . : . . . . . . 

13.2.2 All Work notc()nforming to guaranteesand .warrEmties specified in the 
Contract Documents, including products not properly approved and . 
authorized, may be considered defe9iive .. /frequiredby the Owner, the 
Contractor shall furnish satisfactory evidence as to the kind and quality of 
materials and equipment. . 

. .. .. . . -_.. . .. . - . . .... . ... .. . . 

13.2.3 The Contractor shall within ten (10) working da.ys afteUeceiptofwritten 
notlce from the Owner during the performarice of the Work, reconstruct, 
replace or correct: ail Work rejectedbyth~ AlE Or OWrJ€r a? defectil)e, as 

531395 v3/RE 

failing to conform tdthe Contract Documents, or asnot in accordance with the · 
guarantees and warranties speCified in the . Contract b ocunients whether 
obserVed . before or after SubstantialCompl~tion andwhether or not . 
fabrblted, installed or completed : The Contractor shall bear all costs of 
inspec:tionand/or testing required to verify such rejected work. The Contr·actor 
shall bear all costs of reconstruCting, replacing or correcting, reinspecting .. ' 
and/or retesting such rejected Work; including compensation for the AlE's · 
additional services made necessary thereby. 
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. . ... . :: ... . . . . . 
. . . . . . . . . . . . . .. . 

13.2.4 If, within one (1) year after the D~teof Substantial or Final Compl~tionof the 
Work: or designated portior) thereqt:orwithinone (1) year(lfter acceptance by 
the Owner of designated equipment Q(within such .Ionger period of time as 

.13.2.Q 

13.2.6 

: mcjy be prescribed by law.pr by the. terms of any applicable special warranty 
required by the Contract D:Qcl.Imenfs; any of the 'Work is found to be defective, 
notln accordance with the Contract D6,cuments', or notinaccordance with the 
guarantees and warranties specifiedirithe Contract Documents, the . 
Contractor shall correct if within ten (1 0) working days after receipfofa : 

: written notice fr9m theQ""'J1ertb 90 sbunless.the Owner has 'prevlously given 
the Contractor a writtenac.c~ptarlceofsuchcohditiori. This(lbligati6il shalj 

•. :survive termination of the C:(jnttact. The Owhershall give sU¢h notice ... ,.' 
promptly after disco",eiy of fhec9.ndition.ln the event that the correctioriof . 
the condition is deemed by theOwneddimpacUheoperatiOnofthE! facility, 

. the Contractor shali initiate the corredionimm~diately ~fter receipt of a 
written notice from the OWner. 

Subject to limitationa~ prescribed by law, if at any time deficiencies in the 
Work are discoveredwhich':a(e found to have resulted from.fraud or . 

. misrepresentation, or ~m lrite~t or attem'pt to<:fefr~ud: the O:W:rier by the 

.' Contractor, any Subcontractor or Supplier, the¢Ontfc:~ctor wjll be li:able for 
replacement or correction of sych \l\fork and any damages which Owner.has 
incurred related thereto .. regardles~of thetimeiirllit()f any guarantee or 
warranty. 

. .:. . . ..-: ...... ... -. '::: .... .: '. '.,.. . 

Any materials or otherportidns of the Work, installed, furnished or stored On 
.. site which are not of the' character or qtialltyrequired byth~ specifications, 

shall be immediately removed .andreplfH~edby t~epontractor, When notified 
to do so by the Owner. 

.. . ... . : . .:..: : 

13.2.7 . If the Contractor fails t~ ccjrrect defe~tive . .or nonconforming Wo~k as ' required: 
: by Articles 13.2:3 and 13.;2A, orifthe Contractor fails to r~m6ve defeGtiveor 
.noncpnforming Work frOm the site, as r~quiredbyArtlCle: 132 , 6, the Owner 
mayeleCtJo either c()r-re.ctsuch Work inacc()r.d.aflce with Artic.le3;50r •.. 
relll.Qve a'rl8 sto,[e ' ri1ateiials: ari~ equipm~nt~t theexpen$e oftli¢ Contractor. 
If the Contractor does not pay the cost. 6fsuch:rernoval and storage within ten 
(10) days thereafter, the Owner may·upo,., te'n~d~it!orial days written notice · .. 
sell such Work at auction or at private sal~ c\nd shall account for the net 
proceeds thereof, aft~r deducting all the costs that should have been borne . 

. .. by the Contractor, including conipeilsationfor the AlE'$ additional seryices 
made necessary th,erepy: lf, suctlprpceedsof sale do not cover all costs 
which the 'ContractOr should h~ve borrn~ , the difference $h~libe charged to 
the ' Contractor and an appropdate th~nge Oider: shall be iS$~ed. jfthe . 
payments then or tilereafterdue the Coritr':lctor are not sliffjdenfto Gover 
such amouhti the Contractor stJallpayth.e difference to the Ow.ner~ 

13.2.8 The Contractor shall bear the coslbfmaking good an work of the bwriE?r; 
separate contractors or others; destroyed 'Or:damaged by such correction or 
removal required under this Artide .. 
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EXHIBITB 

Proffer 14: Capital One Design Guidelines 





CAPITAL ONE - TYSONS CORNER EAST 

DESIGN GUIDELINES 

~ EXHIBIT 

~ D 
~~ 
:J « 





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 organizat ions under contract with or 
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 plan approved by Fairfax County. Further, not wi thstanding 
provisions of this document and specific guidelines, all design 
and construction shall comply with Conceptual Development 
Plans (COP) and Final Development Plans (FOP) 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 
respons ible 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. 
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Introduction 

A New Vision for Tysons 

Tysons Corner, farmland in the early 19.60s, 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 nspircs to nothing Icss thnn n drnmntic mnkcovcr. 
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. TOO calls for the highest density and greatest mix of 
uses to be located in the vicinity of transit stations, thus giving 
res idents and workers transportation choices - walking , bik­
ing , riding Metro - 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, 
It Ie Tysons plan envisions substantial increases in housing 
to brinQ 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. 
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The Capital One Master Plan Vision: Design Guidelines 

Capitol One's strategically located, 26.2-acre parcel abuts 
the easternmost Metro station along Route 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 unique location and size, the Capital One 
Master Plan has been conceived explicitly to fulfi ll 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 guidel ine issues include security 
and safety, storm water 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 build ings 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. Guidel ines 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 outset 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 (COROB) 
responsible for undertaking design review. Such review 
complements, but does not substitute for, regulatory reviews 
required and conducted by Fairfax County. In fact, all 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, COORB reviews and county reviews can 
be appropriately coordinated, with COORB reviews normally 
paralleling county reviews. 

VIGCr lYQ)N.S . ~~ 10 Gee WHt\T IflIG 
MIGHT ~F- ':~~~i~"®X~.~: ~., 

Car/oon via The Washington Post 

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 COORB 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 COORB 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 (COP/FOP) 
or approved proffers and the Capital One Design Guidelines 
or rulings/opinions of the COORB, the approved COP/FOP 
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 the 
fundamental principles of Transit Oriented Development (TOO). 
TOO is predicated on establishing land use patterns, uses, 
densities and transporation choices 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, TOO enables 
parking garage sizes and the number of parking spaces to be 
less than would be required without TOO. 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 TOO 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 to transit. 

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

• A full range of diverse uses - office, housing, retail shopping, 
restaurants , hotel , cultural and recreational facilit ies - with 
thousands of users essential for animating streetscapes 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 re inforce these key TOO 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 , res iding, shopping or visiting 
this si te will be within easy walking distance of the Metro sta­
tion . Unlike most other Fairfax County citizens, every worker 
or res ident at the Capital One urban campus will have a choice 
of trave l modes - walking , biking or riding transit, in addition to 
driving a car. 
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An example of how a typical low-denSity street comdor is transformed 
lilto a high-density, hig h activity transit odented comdor. Landscaplilg 
and street level amenities add pedestrian interest while the added bUlld­
lilg mass and transit system improve community density Images from 
Urban Land Institute. 
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(Above, top) A rendering of the p roposed Metro Park and "common 
green" at the southeast comer of the Capital One site. The large park 
swath responds to restoration of Scotts Run Creek and linear park 
system while exrendli7g into the bUilt environment wdh planted building 
terraces and Iree-Ilned streels. (Above, bollom) Roof gardens and green 
roofs help reduce heal island effects and stolmwater runoff as well as 
contnbutlng to property amenities. 

Sustainable Urban Design 

These guidelines seek to ensure that the Capital One urban 
campus is sustainably designed, not only in detail, but also at 
the urban scale . Transit Oriented Development is one of the 
primary strategies for ach ieving sustainable urban design, for 
creating a greener built environment. But add itional 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 allows water to seep through 
the paving into absorptive substrates; 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 to 
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 conditioning usage and elec­
trical energy consumption. These environmentally adverse 
effects can be mitigated by instal ling 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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CAPITAL ONE MASTER PLAN 
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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 demonstrate compliance with 
the Comprehensive Plan by: 

,.. 
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~ 
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Scotts Run 

CAPITAL ONE DESIGN GUIDELINES, PAGE C-2 

• adhering to a tiered intensity of development, 
• contributing to a network of open spaces and urban parks , 
• promoting environmental stewardship, 
• implementing an urban grid of streets that complements develop­

ment on adjacent properties, 
• reducing the number of single occupancy vehicle trips by limiting the 

amount of provided parking, 
• contributing to publ ic facilities, 
• applying the urban design guidelines specified in the Comprehen­

sive Plan, 
• contributing to achieving workforce and affordable housing policy goals. 
(Refer to Master Plan for specific zoning and FAR data.) 
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Image: ljrspn's Comer Comprehensive Plan map color coded to represent 
overall land uses. The CapdalOne Master Plan sde is called out as "Scotts 
Run Crossing Subdistrti::t" and is shown as a combination of "TranslY Station 
Mixed Use" and "Park/open Space ': 
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Above, top: METRO expansion map depicting the future "Silver" line, wllh an eventual 
terminus at Dulles International Airport, as t/ runs adjacent to the Capt/al One- TYsons 
East st/e. 

Above: The site plan of 2011 conditions at the Capt/al One-TYsons East site. Notably, the 
plan of the existing Capt/alOne headquarters bUilding is in gray, water on the site (the 
storm water management pond and Scolls Run Creek) is in blue, V'leWS of the site are 
shown as green arrows, and the sun path is in yellow. (Red areas indicate Capt/alOne 
property lost in the redesign of Scotts Crossing Road and the 1-495 flyover. The yellow 
field indicates METRO easement areas.) 

2011 Site Conditions 

Existing (2011) development on the site consists 
primarily of the current Capital One Headquar­
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. Capital 
One Drive traverses the site with an entrance off 
Scott's Crossing Road and a signalized intersec­
tion at Route 123. A small stormwater manage­
ment (SWM) pond sits off Scott's Crossing Road, 
and a small stretch 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 Scott's Run Park and a 
129,000 SF office development at the intersection 
of Scott's Crossing Road and Route 123. Located 
at 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 to the site; 
Extension of Scott's Crossing Road via an 
overpass across 1-495 to connect with Jones 
Branch Drive and HOT lane access ramps to 
1-495, including bicycle and pedestrian access 
across the Beltway; 

• Enhancement of the intersection of Scott's 
Crossing Road and Route 123; 

• Development of Scott's Run Park as a major 
component of an integrated network of park­
land, 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 seNing as an appropriate gateway neighborhood 
to Tysons Corner. Key elements include: 

Establishment of an Urban Street Grid Both with in 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 real igned 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 noad is also upgraded as a secondary local road 
paral lel 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 , seNice/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 Density. With the entire site lying with in a 
1;4-mile radius of the Metro station, the Master Plan envisions 
high density office use (3.8 mil lion 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 seNing the new resident and 
office populations. 

At the core of the Tysons East TOO 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 1-495 and the MetroRail; 
residential bu ildings 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. Aiong 
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 . 
SeNing as a gateway both to the larger Scott 's Run Park as 
well as to the Capital One urban campus, this park seNes 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 th is sequence will accommo­
date a variety of publ ic 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 anu 
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 peNious 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 controlled 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 
logical, 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 other on opposite sides of 
streets, and throughout the site as a whole. 
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EDGES AND LAND USE DISTRIBUTION 

Harsh edge condtlions (shown as red dash lines), due to the existing 
/-495 highway (northwest edge) and the future elevated METRO tracks 
(southeast edge), necessitated the placement of commercia/' civic, and 
hotel 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 development 
fur Ihe Capli''-a/ One sile, deteo7ii;7ed by block lOi construction elf/clancy 
The large amount of commercial space has been divided and bookends 
the timeline of the project (being the first and last parcels built), spread­
ing out the development of anyone bUilding type. 
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DESIGN REVIEW BOARD 

CAPITAL ONE DESIGN GUIDELINES, PAGE 0-1 



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 
(CO ORB) is being established to make both objective as­
sessments and subjective value judgments about individual 
projects. The CODRB will focus on aesthetic qual ity 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 appl icable provisions of the county's Zoning 
Ordinance, Bui lding Code, Publ ic 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] ; 

• 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; 

• 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] ; 

• 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 
shal l receive an honorarium of four hundred dollars ($400.00) , 
payable by Capital One per invoice. 
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Capdal One Design Review Procedures. 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 Appl icant. 

Design review meetings shall not be open to the public, but 
Capital One or the Appl icant may invite other concerned par­
ties to attend and observe discussions, space perm itting . 
Meetings will be interactive and informal and will 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
ORB members. A Capital 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 
Appl icant '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 pla[l~, ~eclions , 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 initial ly to the CO­
ORB 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 furn ishings 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 
voic ing commentary and suggestions for further design edits 
or enhancements. At the end of each meeting, the CODRB 
wil l 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 consti tute a voting quorum. 



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

Design GUIdeline Variances. During the design review pro­
cess, the COoRB 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 COoRB shall not 
constitute an amendment to these guidelines. Furthermore, 
note that in any instance of inconsistency between a county­
approved COP/FOP or proffers and the Capital One Design 
Guidelines or rulings/opinions of the COoRB, the approved 
COP/FOP and any related proffers will govern. 

Amending the CapJ/al 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 COoRB 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 COoRB, which may adopt the amend­
ment by affirmative vote of four COoRB members. The CO-

ORB may also review non-complying amendment proposals 
which, if viewed favorably by the COoRB, would then be sub­
ject to review and approval by the county. In either case , 
the COoRB shall endeavor to coord inate appropriately with 
county 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 
at the time. If and when a revised guidelines amendment is 
approved by the COoRB, Capital One shall issue a revised 
guidelines document to be sent to county officials and to any 
entities then using the guidel ines. 
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STREETSCAPE DESIGN 
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Streets cape Design - Internal 
Conditions 

General Streetscape Design Considerations 

In urban communities , the outdoor public realm 
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 ubiquitous 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 streets cape design guide­
lines is to create well crafted streets cape spaces 
that will be attractive, purposeful and intensely uti- . 
lized, both to facilitate movement within the Capital 
One urban campus and to enhance rlrivino 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 signa.gc. The second approach entails con­
trasting thematic treatments designed uniquely 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 
publ ic events - parades, arts 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 

• • • • OLD MEADOW ROAD EXPERIENCE 

•• • OLD SPRINGHOUSE ROAD EXPERIENCE 

-
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NO TE The above Images are Intended for Illustrative purposes only and do not repre­
sent any finalized design. 

Streetscape Experience - Detai ls 

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 . Subject 
to review and approval by the CODRB, streetscape 
elements shall be selected, located and installed in 
accordance with approved development plans and 
streets cape design concept drawings. Some ele­
ments may vary from streetscape to streetscape. 
However, roadway paving, curbs, sidewalk paving, 
street furnishings and street lighting shall be uni­
form throughout the Capital One campus. 

• Roadway surface: concrete 
• Curbs: granite 
• Curbside parking spaces demarcated by inset 

granite paving blocks 
• Roadway median: bioswales, native vegeta­

tion, ornamental deciduous trees 
• Sidewalks : pervious unit paving, uniform tex­

ture and color 
• Crosswalks: diHerentiated pervious unit pav­

ing, uniform texture and color 
• Street trees: 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 chai rs for outdoor dining; bicycle racks; 
bus stops; waste receptacles 

• Signage: see Signage Design Guidelines and 
Signage Location Plans 

• Street lighting : energy-efficient pole mounted 
luminai res consistent with the standard 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 
bui lding 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 should 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. 

• All trees and tree spaces should be maintained regularly 
including: removal of all stakes and guy wires one year 
after planting, removal of irrigation bags (Gator Bags) 
one year after planting, removal of weeds and debris in 
all tree sraces, 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 existino, 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 should 
be installed to discourage pedestrians from walkin~J 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 ft. 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 Lones. 

• 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. 

"'Swi<HO 
hoc 

/ .. 
Ol DG 
ZONE 

PININ G 

KE.Y 

. . 
...... 

STRUCTUR;\L PAVING 
CELLS AND SUBGR,OE 
5011. BELOW 
PAVING 

;.' MIN' " "O iH OF HH:'E SPACE OPi:N SOIL ';"'f.(EA 

~ .. rZOESfIiU\N F{GFUG[ SiH1P 
{!A E/,SUQEO FR01.'J ".CE. OF CURB) 

-~ ' O~TSEr FOR A THEE FROM A FIXED I . ··rr 
i(._- . / . OBSTfWCllON ( M~SU.RED FROM B':--C~ 9~ CUR8) 

-~~ .. 
s· t.!IN!MUM \~,' D'r H OF A IRE!:: PLAN TING ....,H EA 
jMEASURcO ~ROM 8 f\CK OF CuREl ) 

lOCAL STREE.T - STR!:.ETSCAPE M INfu MUM 

i ~~~~~~~ci~"ROM 'ACE 0" CURB . ;, - / . -
LM"OSCh,PS ' 
AMENITY 
PAN EL 

Above text and street section taken from the Tjlsons Comer Urban design 
Guidelines DRAFT (dated October 3, 2011) and is I/Iustrateive of the typical 
street tree section for the Capt/al One-7jtsons East Development. Please 
refer back to the 7jtsons Comer Urban deSign GUidelines DRAFT (dated 
October 3, 2011) for more information. 
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A - LONDON PLANE TREE 

-
-

D - THORNLESS HONEY LOCUS 

-

Location 

A Old Meadow Road 
Capital One Drive 

Street B 
C Median 
D Old Springhouse Road 
E Civic Plaza 
F 
G 

Common Green 
Metro Park 

B - AMERICAN ELM 

E -PINOAK 

Streetscape Design - Trees 

Common Name 

London Plane Tree 

American Elm 
American Hornbeam 
Thornless Honey Locus 
Pin Oak 
Mix of trees (Limit 5) 
Red Oak 

Scientific Name 

Platanus x acerifolia 

Ulmus americana 
Carpinus betu lus 'Fastigiata' 
Gleditsia triacanthos inermis 
Quercus palustris 
Mix of trees (Limit 5) 
Quercus rubra 

C - AMERICAN HORNBEAM 

G -RED OAK 
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Streetscape Design - Paving 

Paving in an urban environment must be abie to withstand 
harsh weather conditions as well as a high voiume of pedes­
trian traffic. It must also accommodate vehicular crossings 
at garage entrances, loading and unloading of materials for 
retail establishments, and the stresses 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 must be slip resistant and safe for pedestrian move­
ment. Light colored paving can aiso 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
trol joint patterns; however, the following pallet of materials 
should be used . This will create a sense of material unity 
between blocks whi le allowing for the character of each build­
ing to emerge. Red and Terra Cotta color paving is not to be 
used within the development ot the streetscape. Alterations 
to tilese 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 util izing porous pavers or by setting 
unit pavers on a pervious setting bed. 

• Where subgrade soi ls 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 
the 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 
vehic les. 

• ADA compliant ramps and pavement treatments shall 
be installed as required and as specified by current ADA 
standards. 
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Above: example Images of pavI/7g patterns, fields, and accents. 

Texllaken from Ihe TYsons Comer Urban design GUidelines DRAFT (dated 
October 3. 2011) and is Illuslmleive oflhe acceplable paving for the Capital 
One-TYsons East Development Please refer back to the TYsons Comer 
Urban design GUidelll7es DRAFT (dated October 3, 2011) for more Il7forma­
/10n. 
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Streets cape 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 
black aggregate (should meet Solar Reflective 
I ndex 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-sl ip 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 block 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. 
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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. 

CAPITAL ONE DRIVE EXPERIENCE 
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Above: Image of the entlance to the Carlyle Development in Alexan-
dna, VA, depicting a matenal change Ii? Ihe pavement at the crosswalk 
(giving linportance 10 the pedeslnan righI-at-way) as well as the planted 
curbsldes and median The overall goal is to slow cars upon entering 
the Capilal One slle and create a velJl different feel from the large traffic 
Viaducts of Dolly Madison Blvd and Scotts Run Crossing. The change in 
paving matenals and increase In planted material will make the entrance 
a distinct zone wilhln the Tysons area and frame the V16'W down Capllal 
One Drive towards tI?e on[Jlnal Capilal One Headquarters Building. 

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 identi fica­
tion sign could be installed at the northern corner - and serve 
as transition spaces leading pedestrians to and from adjoin­
ing bu ild ings. One or both of these spaces also are potentially 
suitable locations for installation of fixed, outdoor artwork. Well 
offset from the intersection, a sing le curb cut provides vehicular 
access for the residential build ing '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, the most urban 
space within the campus. Sidewalks and intersection cross­
waiks 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 COORB. 

NOTE The above images are intended for Illustrative purposes only and do not represent any finalized design. Descriptive 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 stte and is the intersection of vanous 

-

-
-

-

-
-

pathways through thiS development. Cap One drive and the civic plaza shall be at the same elevation (no curb) to facilitate pedestrian flow and allow plaza -
activt/y to seep into surroundlilg areas Being on the same level, bollards will need to be used for pedestrian safety and to ensure vehiCle access IS limtted to 
emergency vehicles only The plaza paving and/or arlwork should also extend into the surrounding streetscape to increase VISibility of the plaza activity and 
encourage pedestrian patronage. -
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EXI SI ING 
CAPITAL ONE 

BlJ lLDING 

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 
around the ci rcle perimeter generally matching Capital One Drive 
and Springhouse Road details . Also to be deployed around the 
circle shall be bollards, bicycle racks, waste receptacles, street 
lighting 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 with 
appropriate nighttime illumination . 

Left, top: Image depicting the corporate park that wi/I occupy much of Ihe 
exisling space in /ronl of the exisling Capt/alOne Auditorium This pocket 
park (refer to section of gUidelines 017 pockel parks) IS 10 bleed Inlo Ihe 
streetscape. ThiS designates Ihe roundabout and sunounding commercial 
structures as a differenl zone from Ihe rest of Capt/alOne Drive. 

Left, botlom: image of an urban lraffic clide Illuslralmg the nature of Ihe 
Capt/alOne Drive circle. Since pedeslnan actiVity IS kept 10 Ihe perimeter of 
the clide, Ihe circle's center IS 10 be largely ornamental (non-occupied). As 
such, planting, public artwork, water fealUles, etc. may be used (a emphasize 
(he (ermlnus. 
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Old Springhouse Road Experience 

Old Springhouse Road intersects Scott's Cross­
ing Road to create a second northerly entrance 
to the Capital One campus. Terminating at the 
Capital One traffic circle and business district, the 
curving road is narrower than Capital One Drive 
and more service-oriented. Flanking the road are 
seven residential and commercial office buildings, 
including some retail frontage at street level. The 
road will accommodate cars and trucks moving 
to and from various buildings within the campus, 
but it also will serve pedestrians who walk to and 
from the Metro station, and who live or work within 
the campus. Deciduous shade trees growing in 
continuous planting strips rhythmically line the 
road and its wide sidewalks. Curbside parking is 
provided . The most publicly animated part of the 
road occurs where it intersects Pocket Park ~ and 
the axial pedestrian pathway linking Metro Park to 
the elevated Common Green. 

• • • @ OLD SPRINGHOUSE ROAD EXPERIENCE 
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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 bu ild ings. 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 fo r instal lation of art­
work. We ll offset from the intersection, single curb cuts across 
from each other provide vehicu lar access for the res idential 
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 strips shall define the edges of the roadway 
and sidewalks, the latter to be used mostly by resident pedes­
trians. Benches, bicycle racks, waste receptacles, st reet light­
ing and signs shal l be deployed in accordance with appl icable 

Above Images: The reSidential portion of Old Springhouse Road is more low 
scale, low-volume than other campus streets. With residential frontage at 
ground level (see architectural articulation gUidelmes), less of the setback may 
be devoted to the public Sidewalk and more of It given to the reSidential front­
age or for addllional streetscape plantli7g. Allowli7g reSidential umls to occupy 
some of the slreetscape encourages reSidents to activate and take ownership 
of Old Springhouse Road 
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Old Springhouse Road Experience: 
Mid-Block Crossing - Pedestrian Axis 

This spatial node along Old Springhouse Road, like the node 
along Campus One Drive, will be among the most animated 
places within the urban campus , given its relationship 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 elevated Common Green. 

Since the recreation-focused park is situated on top of a park­
ing garage, there is a significant grade change between the 
streets cape of Old Springhouse Road and the public amenities 
within the residential block. This poses design and pedestrian 
way-find ing challenges. Effol·t must be rnade to enhance tile 
vertical connection between the two spaces so that pedestrians 
are encouraged to make use of the un ique access. Street trees 
shal! 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 Center, stairs are lined with special 
planting beds, lighting, and awning/sculptural elements that create visual 
interest and draw the visitor through the sile. 

Right Images: The mid-block crossing spans Old Springhouse Road and is 
the pedestrian /ink (along the major pedestrian/view axis) between two of the 
main open spaces in the master plan. As a mid-block crossing, it is important 
to have design elements that slow vehicular traffic such as a traffic hump/ 
raised crosswalk and a change in paving materials. The location also has a 
unique confluence of open spaces, being at the intersection of the recreation 
park, the common green and one of the pocket parks. Streetscape planting 
should ref/ect and accentuate the existing axes and geometries. 
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Above Images. examples of office and relall slreelscapes. 

Old Springhouse Road Experience : 
Old Meadow Rd Intersection - Retail + Business Districts 

This could be the busiest, most visually vibrant intersection 
within the Capital One campus . It is the primary point of conver­
gence for most commuters walking to and from Metro , and for 
vehicles using the Old Meadow Road - Route 123 intersect ion 
to access the campus' commercial and residential bUildings. 
Equally important , it is the gateway to the Old Meadow Road re­
tail shopping area. The design and materials of this streetscape 
node shall be the same as the rest of Old Springhouse Road , as 
specified above. However, of special importance here are the 
Architectural Design Guidelines that address the vertical mass­
ing and facade expression of the corners of the four buildings 
framing the interesection, where all four street-level corners of 
the intersection are occupied by re tail uses; facade composi­
tion of mul ti-level garages fac ing Old Springhouse Road above 
the retail level; visibility and legibility of retail signage; storefront 
colors and illumination along Old Meadow Road ; and wayfind-

~ 
. ! " , ..... 
"-
' ; " 
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Old Meadow Road Experience 

Old Meadow Road intersects Route 123, Dolley 
Madison Boulevard, below Metro's viaducts and 
will be the third and perhaps most frequently used 
entry point into the campus. From the intersection, 
the straight road crosses Old Springhouse Road, 
creating the vibrant campus gateway described 
above, and ends in a major node at the T-inter­
section with Capital One Drive. But it terminates 
visually and spatially farther west in the Civic Pla­
za and at the hotel facade overlooking the plaza. 
Five commercial office and residential buildings 
flank Old Meadow Road , most of which will be 
the Capital One campus' primary shopping street. 
Retail stores and eateries with glazed storefronts, 
colorful canopies and awnings, and illuminated 
signage shall continuously line both sides of the 
road. Limbed (high canopy) shade trees grow­
ing in continuous planting strips rhythmically line 
the road and its extra wide sidewalks, where res­
taurants and cafeS 'vvill deploy outdoor tables and 
chairs . Curbside parking is provided. With people 
shopping, dining and socializing, plus pedestrians 
going to and from buildings, Old Meadow Road 
promises to be the busiest, most intensely animat­
ed streetscape within thp. CAmpus. 

o • • • • •• OLD MEADOW ROAD EXPERIENCE 
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Old Meadow Road Experience : 
VA 123 - Old Springhouse Rd Intersection -

Retail + Commercial Districts 

Alter passing under the Metro viaduct , Old Meadow Road is 
flanked by a pair of tall office build ings atop multi- level garages. 
Also just beyond the viaduct are curb cuts on each side of the 
road providing vehicular access lor the office building parking 
garages. This busy road segment leads to the Old Meadow 
Road - Old Springhouse Road intersection, the primary point of 
convergence for most commuters walking to and from Metro, 
and for vehicles using the Old Meadow Road - Route 123 inter­
section. The design and materials of thiS activated streetscape 
segment shall match Old Springhouse Road , as speci fied 
above, Includ ing wayfinding signage below the viaduct. Of 
special importance is provision of adequate nigh time lighting 
below the viaduct (see Edge Conditions) 

Since much of the loading for the adjacent blocks crosses the 
sidewalks close to the site entrance at Dolley Mad ison Blvd, 
the design of the streetscape here should focus on pedestrian 
safety and wayfinding Signage should clearly indicate to Visi­
tors the driveways and thei r accessability while every eflort must 
be made to have pedestrian continuity (i.e., continue materials, 
delineation, etc accross driveway entrances). At the corner in­
tersection with Old Springhouse Road , activity (cafe seating , 
displays, etc) is allowed in the build ing zone to draw pedestrian 
traffic and enhance street life. 

Image: example 01 service access /hrougl7 /he pedes/nan flgh/-ol-way 
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Old Meadow Road Experience: 
Mid-Block Crossing - Retail + Residential Districts 

Old Meadow Road betwen Old Springhouse Road and Capi­
tal One Drive is the Capital One urban campus' primary shop­
ping street. Behind porous, street-level building facades , re­
tail stores and eateries shall continuously line both sides of 
the street. Fully glazed storefront windows and doors, colorful 
canopies and awnings, and lighted retail identification and ad­
vert ising signage shall define the street's pedestrian charac­
ter. Limbed (high canopy) shade trees growing in continuous 
planting strips shall rhythmically line the street and its extra wide 
sidewalks , where restaurants and cafes can deploy outdoor 
tables and chairs for fair weather dining. Design details con­
cerni ng paving, planting, street lighting and street furnishings of 
this activated streetscape segment shall match the other cam­
pus streets, as specified above. Pedestrian directional signage 
shall be provided, and a midblock pedestrian crosswalk shall 
be built to allow people to cross Old Meadow Road other than 
at street intersections. 
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Image Above: Along the retail street portion of Old Meadow Road, Slgnift~ 
cant space is designated for planting. Shade trees should be selected so 
1/7al vlslblltly of slorefronls from passing vehicles IS nolln7plnged Trees 
should be limbed 10 create a slreet canopy. to lower the scale of Ihe 
slreet and to slow traffic. 

Images Left.' The mid-block crossing IS /0 be clearly VISible /0 vehicular 
traffic and may be a raised hump of the same matertal as the Sidewalks. 
Space s/lould be left betweRn IrRR hexes/planting beds for lem/Jorary 

vendors. 
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Edge Conditions 
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Edge Conditions - VA 123 

Route 123, Doliey Madison Bouievard, is an eight­
lane arterial highway, one of the ihree major re­
gional highways serving Tysons Corner. Every day 
tens of thousands of motmists using this road will 
spend many seconds - and several minutes in rush 
hour congestion - driving by Capital One's campus 
and seeing the entire, quarter-mile-Iong southeast­
ern campus edge. Visually prominent along this 
edge are: the elevated Metroraii iine and ivieiro 
station that will cast shadows and generate noise; 
three large office buildings with seven-level park­
ing garages constituting their base; and Scott's 
Run Stream Valley Park and Metro Park. Also the 
only vehicular entry 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 of Metro riders 
will experience the campus edge as pedestrians 
when they go to and from the Metro Station using 
the Route 123 and Old Meadow Road sidewalks. 
Consequently, the goal of these edge condition 
guidelines is to make this edge of the campus at­
tractive. 

I 

I J I 
, : 

I I 

~ 

I 
, I 

IIIIIII~~III~IIIIIIIII~~IIIIIIIIIIII~~IIII~IIIIII~~~III~IIIIIIII~~IIIIIIIIIIIII~~IIIIIIIIIIIIII~~IIIIIIIIIIIIII!IIIIIIIIIIIIIII!~IIIIIIIIIIIIII!~IIIIIIII~~~IIIIII111~1111~IIIIIII~iilliil~li'lllliillllllli~illlll"",IIIUd 
Image RighI: Silver SprtiJg, MD elevated METRO crossliJg 
over street The en/ire Route 123 (Dolley Madison Blvd) edge 
of the sile IS blocked by the elevated METRO Ilile that Will be 
close to at-grade 017 the SW Side and 3 stortes lil the air on the 
SE Side (refer to eleva/ion). 
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Edge Condition - VA 123: 
Business District 

The edge design strategy has two 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, ornamental 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. 

(r,,~ __ li _________ I~_--------------------~ 
! 
! 
i 

I------~I~. 
I:~:,f~j·:.' .. ,.,' ;/ .. ~~j:,;i,~ s.i;,:\:· .:-. /' :; .. (-,-~:;,/;/;,; ~ '.~~~~ .. /;~#~i.~':" .. ;/~ ;' .. /" /.,' 
uC~.~i.~ "'~;~: ~ ·,/;~:~*~:~:·'.4:i~1' ··:··~>:·,;)~·1;;; " /;~ ~,.: X~~'&;:'i~ . ..;;-;~.).:~.-~ .. " .-~;'.;,.': .,. '/.' 
, .,;qf',~/ ',,~ .. '~' /·,;S:"-:{h":/;;';':·~;:';:-; ;.~, '.:" '." ,:%-;;";;,' ,;~}~t;~'~/,"/;(r~:'~';:'·;;;:··~-:~:/·:)~~(:' .;~~:, 

!!~-i.~,<i~* > ., ~'~, .'~,~~;:~: 4·~-;~}'t//·:-··· :",:'(' .:·~0·:/.~ / . ·:-::~~::)"'(;:;;h15:z~./ f<;;.~:( ~(, .:;;j I 

i 
! 

'. 

1

1 

T 
J. 
~ : 

~; 

______ 1 - 1 

~i 

CAPITAL ONE DESIGN GUIDELINES, PAGE E-21 



Edge Condition - VA 123: 
Campus Entrance 

Streetscape design guidelines at the Old Meadow Road-Route 
123 intersection, which will have traffic control signals, shall 
match "Route 123 - Business District Edge" design guide­
lines. A crosswalk , aligned with the Route 123 sidewalk, shall 
traverse the entry. To ensure good visibility and to enhance 
safety, ample nighttime lighting shall be instal led to illuminate 
the streetscape, viaduct columns and Metro guideway under­
side. A low, illuminated Capital One Urban Campus identifica­
tion sign shall be placed at the entrance, below the Metro via­
duct, in a location ensuring sign visibility both for motorists and 
for pedestrians. Additionally, a vehicular wayfinding sign and 
a pedestrian orientation sign (see signage design guidelilles) 
shall be placed along Old Meadow Road , west of the two park­
illg garage entries. 
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Images Above,' The elevated METRO Iracks cross over one of the major 
s.'te en!,rEl?CeS cu!!.ing!l off frO.m 1]C1/Ufg/ light rJnri creating an inhos~oJ/ab/e 
environment. Use of public art, /ighling, and visual attractICJns as well as 
ample slgnage is extremely Important 1o ensure comfortable use of Ihl5 
entrance by pedestflans and general vehicular Iraffic, 
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------. Images above. AI the eastern comer of the sile, the METRO is elevated at 
least 30 feet above grade, supported by large concrele piers The common 
green (Metro Park) must be designed 10 s/!ll interact With this edge, minimize 
METRO's impact, and atlract allention from Route 123. 

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
ta ining to streetscape landscaping and lighting. An illuminated 
Capital One Urban Campus identi fication sign and pedestrian 
orientation sign (see signage design guidelines) shall be placed 
at the Metro Park entrance immediately west of the Metro 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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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 1-495, 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 1- 495 and Route 123, drivers us­
ing Scott's Crossing 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 Valley Park 
and Metro Park; three tall residential buildings; 
and a fourth office and hotel building at the north­
ernmost corner with a parkinq qaraqe 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. 
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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 trees, ornamental trees, evergreen trees and shrubs, 
along with vegetated planting beds, as shown on Open Space 
and Streetscape plans. The sidewalk and hardscaped ar­
eas shall be constructed with pervious paving. A crosswalk 
aligned with the sidewalk shal l traverse the Old Springhouse 
Road and Capital One Drive entries and medians. A vehicular 
wayfind ing sign and a pedestrian orientation sign (see signage 
design guidelines) shal l be placed on the inbound side of the 
road entrances. Addit ionally an illuminated, low Capita l One 
Urban Campus identification sign may be placed ad jacent to 
each road entrance in a location ensuring sign visibility both for 
motorists and for pedestrians. 

r-- _ 
I _ -. r .... - -". 
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Image Above.' Scotts Run Crossing has been designed to handle heavy traffic, 
as it is expected that vehicular movement at the Capital One Drive entrance 
of the site will be high. The sidewalks and bUilding zone at this portion ot the 
Scotts Run edge are wider than the other sidewalks on the site to 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 bUildings. This should be accomplished with heavy use of 
landscaping and other softscape media to absorb sound and pollution In 
addition, there is ample space for signage and wayfinding design elements 
to announce and direct traffic towards the main Sile entrance at Capital One 
Drive. 

Image Left.' The southern end of Scotl's Run Crossing edges the common 
green park The street landscaping should therfore reflect the landscaping of 
the park (see open space gUidelines) as well as connect across the street to 
the Scott s Run linear park This edge must act as a kind of billboard for the 
sile and reflect the vibrant streetscape of the campus. 
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Edge Condition -
Scotts Crossing Road: 
i-495 Flyover + Commercial District 

The Commercial Edge/I -495 Flyover design 
gu idelines 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
ing wall supporting the edge of the Scotts Cross­
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.OW 
to Building 5 in this location, the streets cape will 
be nemower them normCllly permitted for this road 
classification (10' building zone with a 12' publ ic 
R.OW streets cape) , with the 12' public R.OW 
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 ot 
the Scotts Run Road flyover as it ramps up. Within 
and above the space between the retaining wall 
and the building facade, ample lighting shall be 
provided to illuminate the retaining wall surface, 
the sidewalk and the lower portion of the building 
facade, thus ensuring good visibility day and night 
and enhancing safety. 

Image Above: Example of streetscape with ramped road adja­
cent. Building zone grading creates a seamless streetscape, 
maintaining porosity throughout the length of the bUilding 
streetfront. . 
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Edge Conditions - 1-495 

The western edge of Capital One's urban campus 
borders the Capital Beltway, 1-495, the Washington 
metropolitan area's most intensely used and fre­
quently congested highway. Also a national high­
way carrying interstate traffic, 1-495 connects with 
all three major regional highways seNing Tysons 
Corner. Consequently hundreds of thousands 
of beltway motorists will drive by Capital One's 
campus dai ly, trave ling both north and south, and 
see the entire, quarter-mile-Iong western campus 
edge. In addition 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 hotel buildings within 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 elevation 
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. 
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Edge Condition - 1-495: 
Commercial Edge Condition 

The architectural design guidelines apply to bui ldings adja­
cent to the beltway. Each building's garage facade must be 
composed integrally with the enti re building facade to artfully 
disguise the garage and mask parked cars. In addition, trees 
shall be planted continuously all along the highest grade eleva­
tion of the campus 1-495 boundary to create a visual screen 
and, secondarily, to serJe as an acoustic buffer. Trees shall be 
drought-resistant evergreens characterized by dense foliage, 
native to this reg ion and climate, and well suited for this loca­
tion adjacent to a busy highway. 

Above Image: Freeway adjacent to the Dallas, TX, downtown area shows use 
of ''icon'' bUilding types (easily recognizable and attention grabbing at high 
speeds) as well as the use of landscaping as a buffer. 
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Tysons East Site-wide Signage 

Statement of Intent 

The purpose of these Signage Guidelines is to 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 identi fy 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: Thoughtful sign placement and arrangement enrich the 
urban community Integrated signage and coordinated color schemes 
enhance neighborhood character. 
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All signs shall meet the following general guidelines: 

A. Size (Sign Measurements) 
The Fairfax County Zoning Ordinance, Article 12-105 Sign 
Measurements, regulates the size of individual signs. It 
states: 

"The area of a sign shall mean and shall be computed as 
the entire area within a continuous rectil inear 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 the 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 il luminated or 'halo' 
illuminated. Any light ing of relief letter signs shall light the face 
of the building so as to 'back light' the message. Where such 
il lumination is not possible or appropriate, the Capital One 
Design Review Board (COORB) may approve external illumi­
nation. Any such external light fixtures must be permanently 
mounted and the light source directed so as to prevent glare 
or excessive brightness. 

For all illuminated signage, the COORB may requi re the ap­
plicant, tenant, or building owner to reduce the intensity of 
sign illumination if the COORB determines that the signage 

- is too bright or produces excessive glare. Il luminated 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 to il luminate 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 Nomenclature 
Sign text shall be appropriate to the purpose of the sign, such 
as primary project and building identification and primary 
tenant 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 with clarity and comple­
ment adjacent signs and the project's overall design. Letter­
ing style should be simple and straightforward, with the letter 
size on signs scaled to be legible to pedestrians and motor­
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 not 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 slinple branding statements enliven 
storefronts. 
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Types of Signs 

A. Primary Pro/txt 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 remain ing 
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 Metro 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 materi­
als such as masonry, stone, or metal subject to the approval of 
the COORB. 

B. Primary BUIlding Identification, Freestanding 
Signs that identify specific build ings 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 . 

,6, 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 concealed 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 mp.ss8ge 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. 

CAPITAL ONE DESIGN GUIDELINES, PAGE E-32 

ADove Image. Gareway signs should incorporare borh landscaping and 
lighting elements. 
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C. Tenant Identification, BUilding Mounted 

(1). Primary Tenant or 'Signature' User Sign 
Generally, one build ing Primary Tenant or 'Signature ' User 
sign is permitted on the top facade portion of anyone bu ild­
ing. A second, either identical or diHerent 'Signature' User, 
sign may be permitted on the top facade portion of the build­
ing at the discretion of the COORB. 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 COORB. 

In general, Primary Tenant signs may have letter or logo 
heights of up to 36 inches. The COORB 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 . 

(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 COORB for re­
view and approval. Generally, no more than one identification 
sign per tenant is permitted unless specifically approved by 
the COORB. 

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 COORB, 
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 COORB 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. 
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o RetaIl Tenant Signs 
An effective retail sign package should consist of 
several levels of signs, used in combination. These 
sign styles could include wall-mounted signs, pin 
mounted letters, awnings, projecting signs, blade 
signs, interior signage, window applied graphics 
and digital signs. Tenants shou ld take maximum 
advantage of store logos, specialty letter styles, 
and graphics enhancements. Tenant signs shall 
be designed for integration with the architectural 
character of the storefront elements. 

Creative uniquely designed signs and storefronts 
are encouraged to provide color and interest to the 
streetscape. Wall mounted letters/logos are per­
mitted on the fascia above the storefront or on a 
signage bulkhead designed to be part of the over­
all storefront design. Signs are also permitted on 
glass d isplay windows. The length of the sign and 
the height of the letters must be appropriate to the 
size of the area where the sign is to be mounted 
and the general size of the storefront. Internally il­
luminated sign "boxes" are prohibited. 

Placement of retail tenant siQns shall not be per­
mitted higher than the fascia above the first floor 
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 exteri or 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 
fAAt. Ar.r.Ar>tahle sign sizes will be determined by 
a COORB 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 fa<;ade, 
but also provide contrast between individual shop 
fronts . Graphics and lettering on awnings and 
canopies shall be approved by the COORB 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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.., Ballroom 
Drop-Off 

l' Exhibit Hall 
Drop-Off 

l' Parking ® 

E Parking Structure Identification 

A maximum of one (1) sign is permitted at 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. 

F Directional Signs 
Specifically designed directional signs shall be 
placed along the three streets to direct motorists, 
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;" "hotel;" "civic 
plaza;" "Metropark;" "Metro Station ;" "Route 123;" 
"Scott's Crossing;" and other 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 re tail 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 . 

-
.(11//[,' It i -'; ~ 
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G. Banners, Decorative Panels and other 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 repetit ion. Banners used on an area wide 
basis can graphically portray overall project iden­
tity 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 activities such as special events, festivals, 
holidays, concerts, etc., and shall be mounted only 
at locations within the project approved by the CO­
ORB. Attachment to trees, street signs. or vehicles 
is not permitted. Banners shall be professionally 
fabricated of durable, weather-resistant material. 
Care must 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 COORB. 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 photos, drawings, diagrams 
and schedules. 

Hardscape: cartway paving; curb and gutter 
materials; medians; sidewalk paving materials 
and pattern s; bol lards 

• 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 

• Street Furni ture benches; tables and chai rs 
(for outdoor dining); bicycle racks; waste re­
ceptacles; information display kiosks 

• Street Lighting standardized energy-eHicient 
light fixtures and poles for ambient light; spe­
cialized lighti ng for designated areas 

• Street Signage place identi fication signs; 
navigation and di rectional signs 

Achieving urban design sustainability goals means 
making streetscapes as green as possible. There­
fore the guidel ines 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 runn ing off , stormwater infiltrates 
substrates 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 

• Vegetated bio-swales in st reet medians, or ad­
jacen t to curbs and sidewalks, to slow down, 
retain and absorb stormwater runoff 

• Deciduous trees li ning streets and sidewalks 
wi th broad canopies providing shade that 
cools both the paving and the streetscape 
environment 
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OPEN SPACE DESIGN 

CAPITAL ONE DESIGN GUIDELINES, PAGE F-1 



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 realm In 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 movement, 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 
aggregi'ltp. 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 depenrls 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 
ch ildren, 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
al ly 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 sLich 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 can be 'vVeil planted 
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 , cuiturai 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 still 
offers a variety of place3 3uch os shoded cmd sunny spo.ce , 
and small intimate spaces for small groups and individuals 
to enjoy. Civic plazas are usually a minimum of one acre 
and mayor 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 courts 
and skate parks. If space allows, Common Green or Civic 
Plaza elements can provide other amenities . Ath letic 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 uti lizing vegetation and plant bio­
diversity as much as practicable to enhance microclimate 
quality. Accordingly the Tysons Comprehensive Plan calls for 
achieving these park attributes . 

----------, 
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The Capital One campus contains most of the urban park 
typologies : several distinct pocket parks ; a civic plaza ; and 
two different common greens, one adjoin ing 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 
vi tal elements and attribu tes identified by Fairfax County as 
indispensable for successfu l 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 Visibili ty : parks must be publ icly visible and 
ADA-accessible with multiple points of access to and from 
the surrounding streetscape. 

• Function: successfu l 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 facili ties, pavil­
ions, cafes, outdoor lighting, uti lities (water and electricity) 
- necessary to support intended purpose and functions. 

• Visual Form: overall park form depends on, and is deter-
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Open Space Design 

streets cape geometry, internal spatial composition, built 
focal points , construction materials, trees and vegetation. 

• Programmabi lity: 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 
attractive - necessary maintenance plans and protocols 
include plant care and irrigation, trash pickup , repairs and 
replacement. 

LEGEND 

METRO PARK 

SCOTTS RUN STREAM VALLEY PARK 

.'". COMMON GREEN 

C IVIC PLAZA 

7 "' 
ElEVATED PlAZIVROOFTOP 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 such as concerts and theatrical 
events ; themed festivals ; arts and crafts shows; 
and farmers ' markets. 

To optimize functional flexiblity, the Civic Plaza de­
sign concept is simple yet compell ing. The space 
shall be primarily hardscaped, in the tradition of 
Italian 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. Apprupriole 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-level facades of the sur­
rounding buildings shall be maximally porous, with 
windows and doors facil itating 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 p laza in an urban setting. These spaces are charac­
terized by their large open hardscape p lans which create platforms for varying public 
activities. 
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Above Images: examples of recreation parks in urban settli7gS. These spaces are char­
acterized by their large landscaped fields which create platforms for varying recreation 
activities. Landscaping should be largely ground cover (steppables) wilh other vegeta­
tion (flowers, bushes, trees) kept to the perimeter of the space in order to allow ample 
space for play 

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 spatial 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, flexible 
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 football, as well as the potential for 
scheduled civic functions such as performances 
and festivals. A smaller section will accommodate 
a children's playground for surrounding res iden­
tial develpmenL 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-time, glare-proof lighting shall 
be installed to avoid light spillage into apartment 
windows. Utili ties in the Common Green to 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 
to ensure adequate load capacity. 
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Metro Park Design 

Directly abutting and downslope from the Metro 
Park common green (0-1) 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 unique 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 wil l be a place where people 
can observe and freely explore natural features. It 
also wi ll interconnect with and be part of the exten­
sive linear park network and planned trail system 
serving all 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 tall residentiCl I 
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 apartment 
bu ild ings 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-filled canal , pool 
and fountain animate and complete the landscape 
ensemble. Abutting 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, termr.p.-Ievel facades facing the park shal l 
be maximally porous, with storefront windows and 
doors provid ing direct vi sual 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. Utilities to support 
Metro Park activities shall include: electric power 
sources; cold water sources ; underground vault to 
house water pumps and fil ters ; and irrigat ion for 
trees and vegetation . Prior to installing support 
systems, designers shall identify probable fu ture 
uses of the park and estimate demand to ensure 
adequate load capacity. 

Images Right: examples of public parks characterized by their 
decorative mix of hardscape, landscape, and vegetation. In 
the case of the Metro Park, trees should be used to shade the 
activity ''zones '' while also protecting them from noise pollu­
tion. Spaces should be designed fa hp. flexible li7 use, but are 
more landscape driven than the civic plaza. 
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POCKET PARK C-2 
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POCKET PARK C-3 

Images Above: example of a pocket park that also must act as through-ways for pedes­
trian traffic. Tl7ese spaces should offer a res pile from the paved streetscape yet offer 
ample space for fool Iraffic through the park and access to the adjacent bUildings. 

Pocket Park C-2/C-3 Design 

Pocket Parks C-2 and C-3 help define the Capi­
tal One urban campus pedestrian and vehicular 
entry experience from Scott's Crossing Road with 
its high-volume vehicular traffic . Rather than be­
ing intimate pocket parks and urban sanctuaries, 
these highly visible pocket parks are spatial "an­
terooms" related both to the adjacent residential 
buildings and the two main campus roads, Capi­
tal One Drive and Old Springhouse Road. Given 
their respective locations, Pocket Park C-2 shall be 
primarily a visual amenity for drivers while Pocket 
Park C-3 wil l be both a visual amenity and a pedes­
trian passageway linking the intersection and the 
elevated common green. 

The landscape of Pocket Park C-2 shall be com­
prised of a small amount of pervious hardscape 
and low masonry walls; planting beds with ground 
covers, perennials and annuals; shade and orna­
mental deciduous trees; everg reen shrubs and 
trees; and poss ibly a project identification sign. 
Pocket Park C-3 shall contain similar elements 
but with considerably more hardscape area to ac­
commodate pedestrian traffic. It shal l not contain 
a project identification sign. Both pocket parks 
shall contain fixed bench or wall seating, nighttime 
lighting, and provisions for irri gating vegetation. A 
suitable outdoor artwork may be installed in one or 
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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 
wii! 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 contai n fixed bench or wall seating , nighttime 
lighting, and provIsions for irrigating vegetation. A 
suitable outdoor artwork may be instal led in one or 
both parks. Pocket Park C-4 may also integrate a 
dislinctive bus shelter for an adjacent bus pull-off. 
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POCKE-I PARK C-4 

POCKET PARK E-1 
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Images: examples of pocket parks designed to be shaded and quiet With a kind of 
''lJidden'' fee! In Pocket Park C-4, a bosque 01 trees shades the enrire site and creates 
a low and quieter scale than the surrounding communi/y Public art may be used as a 
focal pOint and affraction. Pocket Park E- 1 should be largely planted wi/h some seating 
avalfable. 
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Pocket Park E-2 Design 

Adjacent to Capital One Drive and its 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, re lax and read, or 
interact socially. Its landscape shall consist pri­
marily of lawn, ground covers and a grove of de­
ciduous shade trees. Pocket Park E-2 shall have 
appropriate nighttime lighting and provisions for 
irri gation. It may contain a Capital One identifica­
tion sign and limited bench or low masonry wall 
seating. Suitable outdoor artwork also could be 
installed in the park. 

Images: examples of pocket parks used primarily as an attrac­
tion or Identilying element in streetscape deSign Pocket Park 
E-2 marks the entrance to the Capital One/business portion 
of the s!le and will be used as a gateway of sorts while also 
prOViding occupiable outdoor space primarily Intended for 
bUSiness employees and vistlors to the commercial district. 
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Open Space - Sustainability 

Slorm waler col/eclion and relenlion: 
bio-swale street gardens (collection of bUilding and streel 
runoff) 
rain gardens/xeriscaping (nalive planl seleclion, droughl 
tolerlanl plants) 
reduclion of impervious hardscape where possible 
reduclion of lawns (areas of low waler absorblk:m) 
waler conservalion and reuse (imgalion, waler fealure, etc) 

Green roofs 
reduce slormwaler runoff 

-- prevenl heat-island effect 

Tree canopy 
Fairfax Comprehensive plan requires 10% tree cover 
onsile (for each individual building or block) 
deciduous Irees: shade and minimize heal-island effect in 
summer while allowing nalural lighling and solar heal gain 
in winter 
enhancement of pedes/ian palhways 
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Above Image: Master Plan 's sile-wide Stormwaler Management Plan highlighting Ihe use 
of Ihe greenroofs, pocet parks and public parks as zones Ihal can collecl slormwaler 
rt I/Jnf( frnm IhA SlfP. find flilow 11/0 na/urally filler back lillo (he aquifer. 

-
-

-

-

-



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 guidelines. The guidelines expiicitly 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 COROB will reject uesiyrls lIli:ll refJlici:lle Ilislul icisl 
buildings or styles (e.g., neoclassicism). 

Some guidelines are prescriptive and mandatory', generally !im-
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 repetitive 
motifs established and fixed at the outset by Capital One. A few 
mandatory guidelinp.s rrescribe 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 COORB 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 
effective 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 
COORB and must meet all applicable Fairfax County building 
code requirements. 
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General Design Guidelines 

Building Massing + Setbacks 

GOG 1.1. No building shall encroach upon or reduce the amount 
of public and private open spaces, including streets and parks, 
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 COORB. 

GOG1 .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. 
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Building Heights 

GOG1 .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. 

GOG1.4. 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. 

GOG1.5. 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 COORB. These include parapets or 
guardrails, at or near the roof perimeter; ornamental elements 
such as free-standing walls, columns, scu lptures, 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. 
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General Design Guidel ines 

Facade Articulation: Porosity and Streetscape Integration 

GDG2.1. Main public entrances to bu ildings 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 shall 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 forty inches (40") above the adja­
cent sidewalk. 

GDG2.3. Permanent, retractable or removable canopies are 
recommended above storefront windows, especially those fac­
ing south, and above sidewalk-level or plaza-level windows and 
entrance 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 exact 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 permitted over designated sidewalks only 
if the arcade: a) encompasses the entire walking area of the 
sidewalk; b) is equal to or greater than the height of the adja­
cent ground floor ; and c) faces southeast, south or southwest. 
Appropriately designed arcades are also permitted 011 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 tum are linked to the most animated 
streetscapes and public spaces where pedestrian movement and activIty. 
such as sidewalk cafes, prevail 
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General Design Guidelines 

Facade Articulation - Upper Floor Facades 

GOG4.1. 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. 

GOG4.2. Different facadeS of a single building shall be de­
signed to respond to and take advantage of differences in solar 
orientation and exposure to views. 

GOG4.3. 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 dayliqht into interiors to reduce electric lighting us­
age and energy consumption; and c) make optimum use of 
recycled and renewable materials that are structurally stable 
and durable . 

GOG5.1. 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. 

GOG5.2. Roof parapets shall be integral to and interwoven 
with facades below, rather than appearing as add-ons or after­
thoughts. 

GOG5.3. 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. 

GOG5.4. Permanent, roof-perimeter window-washing systems 
shall be installed. 

GOG5.5. 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, shal l be specified by 
each building 's architect. 
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_ _ RESIDENTIAUOFFICE/HOTEL 
FACADES FACING ELEVATED 
PARK/REC SPACE/PlAZAS 

I1II111111 GARAGE FACADES FLOOR 2 
AND ABOVE 

•••• GARAGE FACADES AT GRADE 

------.------.-~ ---........ -........... 

This plan shows publicly visible segments of bUilding facades directly behind 
which are parking garage floors and parked cars. If differentiates between 
garage floors at or near streetscape levels, and garage floors at and above 
second story building levels, typically over ground floor retail spaces. Also 
shown are office, resIdential and hotel facades that overlook parks, plazas 
and recreational areas. Each of these diverse facade condItions necessJ/ates 
careful. creative design to effectively "camouflage " parking and to relate ap­
propriately 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 
unique 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 conceptual li7tent 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 . 

Massli7g, geometry, height and setbacks. These attributes are 
shown diagrammatically in the master plan and in the accom­
panyi ng gUideline graphics. Along with facades , they affect the 
profi le, scale and character of each building. 

,C8cade co/npost!icrl, expression, patte/TIs, rnateria/s, colors 
and de/ails. 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 /0 adjacent bUlldli7gs 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. 

BUlldli7g services. Each bui lding must have street-level ac­
cess to loading areas and parking garage ramps. This entails 
large-scale openings in bui lding 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. 

Sus/ali7abllity 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. 
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ARCHITECTURAL ARTICULA TION - Block/Bui/dlng Specific 

This diagram Identifies bUildings, plus portions of blocks and bUildings, that 
are very visible and aesthetk;ally prominent, and that deserve careful articula­
lion. These include: 

especially tall bUildings acting as visual focal pOints at Ihe urban scale; 
high-impact facades, publicly visible from bolh near and lar. Ihal will be 
seen by millions of molorisls, pedeslrians and Iransl! nders, and thus will 
delermine Ihe overall image and Idenlity of the Caplral One urban campus; 
visually slrategic places on IndiVidual bUildings - Iypk:;ally al building cor­
ners adjacent 10 and framing streellntersections . where appropnate verll~ 
cal facade expression can be perceived as neighborhood focal points and 
also create a desirable sense of portal and threshold from block to block 

ArclJlrects desigmilg these bUildings are expected to arlfully compose all 
building facades, but special attention must be paid 10 Ihe artful arliculalion 
of highlighted portions of building facades and bUilding focal pOlills. Ac­
cordlilgly Ihe fa/lOWing block-by-block guidelines provide recommendations, 
generalized diagrams and Illuslrative pholographs 10 show how Ihe archlrec­
lUre can be developed 
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Architectural Articulation - Block A 

Block A consists of two abutting buildings com­
prised of three distinctly 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 residential building attached to the base, 
also containing street-level retai l. Plan diagrams 
on pages 67 , 69 and 71 show the location of re­
tail, various facade conditions and visual impact! 
focal points including minor, vertically expressive 
focal points at the two Block A corners where Old 
Meadow Road intersects Capital One Drive and 
Old Springhouse Road . Accordingly, the Block A 
massing and facade design guideline diagrams 
on this page illustrate conceptually how Block A 
facade conditions and articulation requirements 
should be approached. 

Images Right: Proposed diagramatic renderings of block A fa­
cade elevations. The schematic design of this block responds 
to the availability of natural light, the height and massing of 
the future surrounding blocks, and vIsibility from 1-495, the 
future METRO line, and future pedestnan traffic. The design 
thoughout the Me emphasizes verticality and massing shifts 
to break down the facades, the unification of design per use 
Within any given block, and adherence to the architectural 
articulation diagram 
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Proposed schematic renderings of block A bUildings illustrating architec­
tural articulation concepts (clockwise from top left): 
parking screen; masslng/height shift; unified facade; comer verticaMy 
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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 
hotel-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 building. They also idenlify the lalle~l 

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 mill ions 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 archllectural articulation concepts (clockwise from top left): 
corner verticality; facade poroslly; parking screen; facade verticality 

NOTE The above images are intended for tllustrative purposes only and 
do not represent any finalized desigll. 
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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 
conccptuo.lly how Block C fo.co.dc conditione and 
articulation requirements should be approached. 
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Examples of architectural articulation cor;cepts (e/oe/Mlse from top lef!): 
facade porosJty; massing/height shift; corner verlicalily; unified facade. 

NO TE The above images are Intended for illustrative purposes only and 
do not represent any finalized design 
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Architectural Articulation - Block D 

Block 0 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 station 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 retai l and various facade 
conditions locate a minor, vertically expressive fo­
cal point at the Block 0 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 deeigned. Accordingly, Block 0 massing 
and facade design guidel ine diagrams illustrate 
conceptually how Block 0 facade conditions and 
articulation requirements should be approached. 
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Examples of archilectural articulation concepts (clockwise from lop left): 
parking screen; facade verticaltly; massing/height shift; unified facade., 

NOTE The above images are intended for illustrative purposes only and do 
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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-Ievei retail but mostiy 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 0 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 shal l 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 Certification 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. 

Sustainable 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 

• High-efficiency HVAC system selection and design 
• Smart lighting and HVAC contro ls, including daylight har­

vesting, state-of-the-art high-efficiency lamping, occupan­
cy sensors and programmed lighting/HVAC sweeps and a 
high level 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 ASH RAE 

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. 

• Water 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-e ffi cient site design, taking into con­
sideration pervious paving in pedestrian hardscape, site 
lighting, deciduous tree canopy and native/adapted veg­
etation in landscape design 

• Encouragement of alternative 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 materials, including applicable items that may 
be beyond county requirements 

• Comprehensive construction waste management plans 
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 
ai r 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 

CAPITAL ONE DESIGN GUIDELINES, PAGE G-21 



CAPITAL ONE DESIGN GUIDELINES, PAGE G-22 



APPENDIX 

-



Appendix - GLOSSARY 

ADA - Americans with Disabilities Act 

ALBEDO - the proportion of the incident light or radiation 
tilat 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. 

POROSITY - 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. is visible 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 MOUi'JTED - 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 non movable 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 movable, 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 I 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 (1-495) and Route 
123 (Figure 1) . This site is immediately adjacent to 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-ouf(2020 and· ~030) 

Size 
Land Use 2020 2030 
Office 843 kSF 2,709 kSF 
Residential · 1,230 DU 1,2300U 
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 area, staff of UrbanTrans North America 
(UrbanTrans) completed the following: 

• Reviewed all 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 transform 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 pedesfrian friendly environment that links these uses together. 

Figure 2: Proposed Capital OneMa.s.ter Pia,! . 
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1.1 I 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 TOO area. 

Table 2' Fairfax County Comprehensive Plan Elements Covered in this TOM Plan 

Comprehensive Plan Element TOM Plan Section _. 

Evaluations of potential TOM measures Section 4 
, ListinQ q f TOM measures to be provided , Section 2 
~isting of alternate TDM measures that may be Section 5 
provided onqdistrict-wide basis 
Phased site trip, reduction goals Section 4 

, Implementation blJdgets Section 3 
Monitoring 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 d istance from 
the planned Tysons-Mclean Metrorail 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 TOO development will comply with the vehicle trip reduc tions provided 
in Table 3 at build out and beyond. 

T bl a rf C e 3: Fai ax ounty ehlcle Trip Re uction ' TDMV . d G I oa s 

Distance from Metro Station 

Square Feet of ° to 1/8 1/8 to 1/4 1/4 to 1/2 Beyond 
GFA in Tysons "Mile Mile Mile 1/2 Mile 

Trill Reduction Goal 

Up to 65,000,000 45% 35% 30% 25% 
= 

,65,000,009 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% J 48% 43% 

113,000,000+ 65% 55% 50% 45% 
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2.0 I TOM Program Recommendations 

The strategies recommended for the 
TOM program are detailed in this 
section. These strategies are intended to 
enhance the use of transportation 
alternatives to driving alone than would 
naturally occur at the Capital One TOO. 

Fundamentally, TOM strategies strive to 
influence the mode of transportation a 
traveler chooses by controlling several 
influences. These influences include 
financial incentives, provision of 

Figure 3: Influences on Travel Behavior 

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, TOM program recommendations were formed using the 
results of a peer review of TODs with TOM programs as well as the characteristics of the proposed 
development. Specifically, the recommendations for the Capital One TOO were influenced 
heavily by: 

1. Metrorail "Silver" line service. This new service under construction in the Tysons Corner 
area will connect travelers to the entire Metrorail system via the Orange line. As a transit­
oriented development situated in a congested area, the Capital One TOO will draw a 
demographic in both its office and residential populations that will seek to utilize the train 
service accessible to the property. 

2. 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 TOM program 
recommendations for Capital One. 

3. Density, mix of uses and design of the proposed development. The Capital One TOO 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. 
Structl!ring a TOM program that can meet the needs of those different travelers and trips 
will be critical to its success. 

The TOM program recommendations are divided into eight sections that cover the following 
TOM elements: 

1 . Infrastructure 
2. Program Management 
3. Rideshare and Carshare 
4. Promotion and Marketing 
5. Special Events Management 
6. Incentives 
7. Parking Management 
8. Office-specific Programs 
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2.1 I 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 pratect from weather and 
offer higher security will be offered for those who commute 
to work via bicycle and store their bicycle onsite for long 
time periods. These options will include indoor storage with 
access to lockers, changing rooms and showers . . 

Within residential buildings on the property, secured, 
Figure 4 

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 area, 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. 

2.2 I Program Management 

Property-wide TOM Program Management 

TDM program management responsibilities should be designated 
to key property management staff at the Capital One site who will 

Figure 5: Information Kiosk (Lloyd 
District, Portland) 
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also be responsible for site operations and maintenance. These individuals should serve as 
central points of contact and manage the TOM 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 FTE 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 TOM program 
described below. 

In addition, the property-wide TOM 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 TOM program, help pursue 
and implement funding options for the program and guide monitoring and evaluation efforts. 

Property-wide TOM Program Management responsibilities are: 

• Available to answer employee, resident and guest questions about all aspects of the 
TOM program 

• Lead an advisory committee of property owners, residents, employers and other 
representatives to guide implementation of the TOM program and the strategies 
described in this plan 

• 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 TOM 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 

• Coordinate with Fairfax County's Employer Services program to conduct TOM outreach 
to employers located in office space at the site 

• Coordinate with other county TOM providers including Tysons Partnership, TYTRAN, 
MWCOG and Telework! VA to avoid duplication of services and obtain support for 
program implementation 

• Work with residential sales and leasing staff to train them on TOM programs and 
information so they can provide these materials to tenants as they move in 

• Coordinate and manage IT efforts associated with the TOM program 

The overall approach of the property-wide TOM program manager is likely to follow an 
individualized marketing framework. Individualized mdrketing is a TOM implementation and 
evaluation process that takes the principles of social marketing and customizes ther:n to 
transportation 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 trying transportation altematives is achieved 
through pre-surveys of the population to determine who uses transportation alternatives 
currently, who is interested in using them more, and who would never consider changing their 
travel 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 I Rideshare and earshore 

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 TOO and the current home 
locations of many workers who will be employed at the TOO. Most employees who currently 
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 
c ars at home when they need to attend mid-day meetings and allows residents to give up their 
c ars. In addition to being an important TOM suppod 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 demandexists 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 I Promotion and Marketing 

Program Branding 

An initial step in the promotion and marketing of the TOM Program is the development of a 
program brand. The brand should be used on TOM 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 Site 

The Capital One TOO will develop a central Web site to serve as a hub of transportation-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 transportation options at the TOO. 

Local Access Guides 

The Capital One TOO 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 spoce. 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 TOO. Individualized 
marketing takes the principles of social marketing and customizes them to transportation and 
individual travelers. The approach is simple: target customized information, training and 
incentives to people who are open to changing the way they travel. Identification of people 
open to trying transportation alternatives is achieved through pre-surveys of the population to 
d etermine who uses transportation alternatives currently, who is interested in using them more, 
and who is unlikely to consider changing their travel behavior. The programs are implemented 
and the participants are then surveyed again to understand how their travel 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 TOM Providers , 

The Capital One TOO TOM 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 TOM strategies such as: 

• Online ridesharing 
• Guaranteed Ride Home 
• Employer consultation 
• Telework program development 

Promote Real-time Transit Information 

WMATA now offers real-time transit information through its Web si.te 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 TOM program will promote 
applications and W~b 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-SOY 
travel modes and implement those strategies when appropriate based on costs and potential 
benefits. The information provided will include, but not be limited to, the following: 

• Traffic conditions, road hazards, construction work zones, and road detours 
• Arrival times and delays on Metrorail, Tysons Circulator, and area bus routes 
• Real-time parking conditions and guidance to current on-site parking vacancies 



Capital One TOM Plan • UrbanTrans North America • Page 12 of 32 

2.5 I 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 I Incentives 

Adjusting the cost of travel is the most effective tool in TOM programs. Options include increasing 
the cost of undesirable actions, like driving alone, and decreasing the cost of desirable actions, 
such as taking transit. 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 transit and other 

transportation options 

These programs are described more below. 

Metrorail SmarTrip Cards 

Temporary transit subsidies have proven successful at 
encouraging individuais who normally drive alone to 
try and subsequently continue to use tr'ansit. The 
Capital One TOM 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 to allow the recipients to make five Figure 6: SmarTrip Card 

round trips from the Tysons-McLean Metrorail station to 
central DC. 

The effectiveness of the campaigns will be measured using survey instruments. The manner in 
whic h the 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 anticipated 
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 dollars. 

Pretax Metrorail and Vanpool Benefit Programs 

Employers can offer a federal tax break to employees who use transit, commute by van p ool, 
pay for commuter parking and even bike to work. Under the Internal Revenue Code, Section 
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132(f), Qualified Transportation Fringes, employees can pay for commuting to work by transit or 
van pools or bicycling with tax-free dollars. 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 TOM 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 transit 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 to 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 travel 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 TOM marketing 
campaigns, resident and employee interests, and annual goals of the TOM 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 to 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 TOM Work 
Plan (TOMWP) . 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 SmarT rip Cards to encourage taking transit from home to work. The TDM Program 
Manager will also 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 I Parking Management 

There are several parking management techniques that influence travel choice. The primary 
influence is charging a doily 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 Capitol 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 techniques include: 

• Limiting the supply of parking 
• Unbundled parking forresidential and office space 
• Parking permit controls 
• Preferential parking far rideshare vehicles 

Limiting the Supply of Parking 

Fairfax County has acknowledged the current parking capacity in Tysons Corner fdr 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) recommends new parking 
ratios for TOD Districts. For example, all non-residential uses have no minimum parking · 
requirements within the first 1':2 mile of Metrorail stations. Minimum parking requirements are 
reduced for all land uses located outside the Y2 mile. The plan calls 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 regulations are intended to limit the supply of parking in TOD dreas and 
support the TDM reduction goals by increasing the attractiveness of using Metrorail 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 to 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 presenteq to the lessee as a line item. In that situation the 
TDM program manager will provide the lessee with information on p<2rking cash out p~ograms 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 to 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 to 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 certain 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 TOO. 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 
the property. 

Figure 7: Preferential Parking Example 

Designs for any parking garage or structures will allow enough clearance to 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 points will be 
provided throughout the development for the boarding and alighting of van pool and carpool 
passengers. 

2.8 I 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.g., work from home) or have considerable flexibility on wheh 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 arrival 
time could become a significant recruitment 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 thaf 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 I Optional TOM 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 for 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 ride matching 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: 

• Transit Incentives - Including a free hourly shuttle from Dunn Loring MetroRail Station to 
Capital One's McLean campus. Incentives also include a $120 monthly transit subsidy. 

• Bicycle Incentives -Including providing bike racks and showers to all employees. 

• Onsite Amenities - Including a cafeteria, fitness center, ATM and dry cleaning service as 
a means for employees to conduct errands without an automobile . 

• ' Carpool Parking Spaces - Including 10 spaces close to the main employee entrance for 
employees that commute to work with 2 or more passengers. 

• 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. 

• 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. 

• 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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• 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 to its employees. These include events to promote the 
Connect by Hertz carsharing program as well as other events with VOOT representatives 
promoting 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 TOO TOM project, such vehicle trips generated by 
these employees will not be subject to proffered remedies, contingencies and/or penalties. 

2.10 I Optional TDM Strategies for Hotel and Retail Employees 

Many of the TOM strategies that have been recommended are complementary strategies that 
can also be implemented with hotel and retail employees. The property-wide TOM Program 
Manager will market, as appropriate, the TOM programs previously outlined in this report to 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 TOM Program Manager will direct TOM services to hotel and retail employees, the 
vehicle trips generated by these employees are not subject to proffered remedies, 
contingencies, and/or penalties. 
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3.0 I 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. 

I 4 ff T Tab a : Pro erad OM Actions and Supporting Timeline 

Action Timeline County Notification Procedure 
Initiation of "Applicant Immediately following N/A 
Control Period" for TDM approval of rezoning 
proglam application 
Appoint TDM Program 60 days after issuance of a Written notice to FCDOT and 
Manager (Section 3.1 ) building permit for the first new Providence District Supervisor within 

residential or first new office 10 days of appoint 
building on the property 

Initial Submission of TDM One year following issuance of If FCDOT does not respond w lin 60 
Work Plan (TDMWP) first building permit for any new ddys, the TDM Work Plan and 
and Budget (Sections residential or first new office Budget shall be deemed approved. 
'3.2 and 3.3) building on the property If there are comments, see the 

procedure detailed in Section 3.2. 
Establish TDM Upon issuance of the first RUP Provide written documentation to 
Accounfing(Secfion or Non-RUP for the first new FOOT w lin 10 days of establishing 
3.4) residential or first new office account 

building on the site 
Establish TDM Remedy Upon issuance of the first RUP Provide written documentation w/in 
Fund (Section 3.5) or Non-RUP for the first new 10 days of establishing budget 

residential or first new office 
buildins:i on the site 

Establish Penalty Fund Upon issuance of the first RUP Provide written documentation w/in 
or Non-RUP for the first new 10 days of establishing account 
residential or first new office · 
building on the site. 

Establish Incentive Fund .Upon issuance of the first RUP Provide written documentation wlin 
or Non-RIUP for the first new 10 days of establishing account 
residential or first new office 
building on the site 

Allocate Budget for Within 30 days of FCDOT Provide written documentation 
TDM Account (Section approval of the TDMWP and demonstrating purchase w/in 10 
3.4) Budget submission. days 
Implement Monitoring One year following issuance of Provide draft methodology 30 days 
(Section 4) last RUP or Non-RUP for the first before survey and/or traffic counts. 

new residential or office 
building on the property 

Submit Annual Report No later than February 15 of Summarize prior year's efforts, 
each calendar year after the financial statement of TDM Budget 
completion of monitoring expenditures, analysis of survey 

results, and plans/budget for future 
year 
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Consistent with the TDM proffer, the Capital One TOO 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 TOM programs strategies 
that will be implemented as part of the applicant control period. 

Table 5' TOM Program Strategies -

Strategy by Category 

Infrastructure 
Bicycle Accommodations 
Information Kiosks 
Bike Share 

Program Management 
Onsite TOM Program Management 

Rideshare and earshare 
Carpool Matching Program 
Carsharing Manafdement 

Promotion and Marketing 
Program Branding 
Transportation Program Web Site 
Local Access Guides 
Individualized Marketing campaign 
Coordinate Outreach and Marketing Activities with 
TOM Providers 
Promote Real-time Transit Information 

SRecial 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 Supplyof Parking 
Pricing and Unbundling Parking for Residential and 
Offic e Space 
Parking Permit Control 
Preferential Parking for HOVs 
Office-specific Programs 
Guaranteed Ride Home 
Telework and Flextime 
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3.1 I TOM 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 TP M' 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 continuously 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 to be offered to 
new residents. businesses. customers and visitors to the property at build out. 

3.2 I TOM Work Plan (TOMWP) 

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 TOM Work Plan. This TOM 
Work Plan (TOMWP) shall include. at a minimum. (1) details as to the start-up components of the 
TOMWP that will be put into action effective with the first new residential or office building on j he 
property; (2) identify the budget needed to implement the TOMWP for the remainder of that 
year (the "TOM Budget") and (3) outline the specific details associated with monitoring and 
reporting. 

The TOMWP will b e reviewed by FCDOT.lf FCDOT has not responded with any comments within 
sixty (60) days after submission then the TOMWP will be deemed approved and the TOMWP will 
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 the approved Budget. Thereafter the TPM. in conjunction with each 
annual report to be submitted no later than February 15th• shall update the TOMWP (and TOM 
Budget) for each calendar year to cover the costs of implementation of the TOMWP for such 
year (including the TOM Budget and Remedy Fund as follows) . 

3.3 I TOM Budget 

The budget in Table 6 summarizes the total cost to initiate and implement the TOM program. The 
startup budget of $54.250 represents the cost to 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 TOMWP 
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 in Table 7. The TDM 
budget nec essary to implement the year's TDMWP is submitted in conjunction with the same 
and is reviewed and approved by FeDOT coincident with the TOMWP. 
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Table 6: TOM Program Budget 

Startup Costs Build-out 

Recommendation ($2012) Costs ($2012) 

Infrastructure 

Bicycle Racks or Lockers: $300/item; 30 installations throughout TaD $9,000 $0 

Information Kiosks:$5~JO/item; 10 instaUaticms throughout TaD $5,000 $0 

95 Express Bus Loading Areas 
- -. .~ ... - - ~ - . ---

Bike Share Unkown Unknown 

Program Management 

Onsite TDM Program Management: 1.25 FfE - $0 $97,500 

Rideshare and Carshare -. 

Carpool Matching Program: provided by MWCOG 
- -~ 

$0 $0 

Carsharing Management: lost parking revenue; 8 spaces @ $I,800/yr $0 $14,400 

Promotion and Marketing 

Program Branding $5,000 
. .-..-----... ----

Web Site Development $15,000 $0 

Web Site Maintenance $0 $5,000 

Loca I Access Guides $0 $2,000 

Marketing Campaigns (General, 1M and Real -time Transit) $0 $15,000 

Incentives _.-

Metrorail SmartTrip Cards: $35/participant; 350 participants $0 $12,250 - -

Commute Rewards Program: incentive costs _ $0 $5,000 

Live/Work/Play Marketing: marketing/printing $0 $5,000 

Parking Management 

Unbundled Parking $0 $0 

Parking Permit Control -. $0 $0 
. 

Preferential Parking: startup 45 spots @ $450; promotional materials $20,250 $500 

Office-specific Programs 

Guaranteed Ride Home: erovided by MWCOG $0 $0 

95 Express Bus Service 

Telework and Flextime: part of marketing campaigns $0 $0 

Program Monitoring. 

Survey and Trip Count $17,500 

Total Expenses $54,2501 $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. 



Capital One TDM Plan • Ur.banTrans North America • Page 22 of 32 

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 (CPI). 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. . 

Table 7: Interim TDM Budget 

Buildings 
Completed Annual Budget 

1 $41,350 

2 $46,150 

3 $71,250 

4 $75,550 

5 $100,650 

6 $104,450 

7 $130,050 

8 $133,850 . 

9 $139,450 

10 $165,050 

11 $169,600 

12 $174,150 

3.4 I TOM 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 
CPI), 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 tracked using GAAP accounting and reported to 
FCDOT as part of the Annual Report process outlined in Table 4. 

3.5 I TOM 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 to 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 c::redit 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 TOM Remedy Fund will be established and FCOOT 
notified of its establishment in a timeline in accordance with Table 4 

T bl 8 R d F d a e - erne Iy un 

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 Metto Station Distance to Metro Station Cumulative 
o to 1/8 1/8 to 1/4 o to 1/8 1/8 to 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 I TOM Penalty Fund 

The TOM Penalty Fund is posted by the Applicant to ensure continued efforts of the TOM Program 
meet the proffered goals. The TOM Penalty Fund is an account into which the Applicant will, 
through the TPM, deposit penalty payments as may be required to be paid pursuant to the TOM 
Proffer for non-attainment of trip reduction goals. The County may withdraw funds from the TOM 
Penalty 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 to levels by which trip reduc tion goals 
are exceeded on a percentage basis. To securethe Applicant's obligations to make payments 
into the TOM 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 
equiva lent upon conclusion of the Applicant Control Period. 



Capital One TDM Plan • UrbanTrans North America • Page 24 of 32 

3.7 I 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 I 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 I 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 .. . 

a e : ai ax T bl 11 F rf C ounty rip e uctlon argets TOM T' R d T 

Distance from Metro Station 

Square Feet of o to 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 e nds 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 I 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 w e ll 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 (FCDOi"). 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 traffic count per calendar year. 

If any of the reports show the site is not meeting the agreed upon trip reduction goal (the 
"Maximum Trips After Reduction"). the property-wide TPM will review the strategies in place and 
develop modifications to the TOM strategies. adopt additional TOM strategies. 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 FOP approval. 

4.2 I 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 trip thresholds 
as proffered are not exceeded. Surveys will monitor the vehicle trip reduction goals as well as 
provide a qualitative understanding of how well the TOM 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 
I 

. The year following the issuance of. the final 
initiql 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 Section 4.2 and 
once every three years thereafter until the end 
of the Applicant Control Period and as 
needed thereafter. 

TOM 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 I 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 results 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 select locations if necessary. The specifics of the traffic count collection and 
reporting formats w ill 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 some 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 TOM 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 traveling during off-periods. For these reasons the concurrent 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 
the traffic count sholl govern in determining whether and to what extent the goals are being 
met. 

4.4 I Trip Thresholds 

The objective of this IP and subsequent TDMWP sholl 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 sholl 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 (COP) 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 (FOPs) 
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 
outlined 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 I TOO District-Wide TOM Program Recommendations (Tysons-Mclean) 

In the long term, many of the Section 2 TOM program recommendations should be migrated into 
a TaD district-wide TDM program (Tysons-Mclean). As population increases in the Capital One 
TaD development as well as throughout the Tysons-Mclean District, the economies of scale for 
many of the TDM programs will increase if they are implemented on a broader scale. Examples 
of programs 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 
area, 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 ManagementAssociation 
(TMA) in Portland, Oregon. Key elements for TaD 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, qnd residents of the TaD 
district is recommended for a TaD district-wide TOM program for several reasons: 

• A Board or Advisory Committee composed of TaD 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 terms of vehicle trip reduction as well as 
increasing the marketability of the TaD. 

• 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. 

• 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 TOM program. 
Suggested funding opportunities used in other TOO 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 TOM program. 

• Commercial space assessments 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 TOM 
programs. For example, in the Lloyd District example, the state of Oregon allowed 
businesses in the district to contribute fax 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 TOO district will be 
actively promoting and marketing WMAT A and Fairfax County transit services, the 
organization could work with these agencies to provide increased levels of service or 
discounted fare prices. Typically, these pragrams are based on a negotiated level of 
performance, such as a new bus route implemented for every 2,000 new transit passes 
sold in a district. 

Vehicle Trip Reduction Goals and Monitoring 

It makes logical sense that if a TOM 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 coilab(xation 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 ihdividual applic ants and 
subsequently monitored by Fairfax County Department of Transportation (FCDOT): 

o Vehicle trips 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 TOM program and why certain strategies are successful or 
not as successful. These types of measures Will create the most insight into how to 
improve the effectiveness of the TOM program. 

o Number of WMAT A transit pass products sold per month through employer pre­
tax benefit programs. 

o Peak period bicycle counts. This count could either be the number of bicycles 
using TOO bicycle storage or manual counts performed on TOO bike lanes. 

o Average number of HOV parking spaces used on a typical workday. 
o Number of new recruits annually into the TOM program due to marketing efforts. 

Examples could be: 
Number of participants in Try Transit campaigns 

• New registrants in online carpooling programs 
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o Number of retained participants who are continuing to use transportation 
alternatives due to ongoing programs such as the property-wide web site, real­
time transit information, carsharing, and parking management strategies. 

o Number of events held each year in the TOD that promote the TDM program and 
transportation alternatives. 
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Proffer 46: Metrorail Station At-Grade Connection 

./i 

446048 v22/RE 



/ 
/ 

/ 
j / 
;' 

1,1 

I :' / j 
/ / /, . 

If 
1I 

><,/ / "/ f . j / , " I 

/ ..... //~ 

>, 
--~I.' • 

- ----- \I \ . -

Auwat 17, 2Ot2 

/ 
.1 

/'/ ,j./: ' / ./: .. <.' . (;; '{! 
t T ,. ... 

SCALE: 1 · - 10' 

; 

4CE rC~A~p~IT~AL~~O~N~IEECC~A~MP~uiss---------------~----------~------~E~ntltt~an~c~e~I~rn~ln~:t~.o~v~e~ln~en~ts~p~hgn~ __________________ ~ ~ '~ 
~fcLean, Virginia 1" - 10' ~ ---V- WIIJJAM I I. (jORDON ASSOCIATI!S, INC 

.. 501 Daly Drive Ch:anti lly. V/\ 20175 
703.263.1900 ......-ww.whga.cnm 





PROFFER CONDITION AMENDMENT PLAN 
PCA-92·P..oO 1..oS 

FOR 
CAPITAL ONE BANK 

PROVIDENCE MAGISTERIAL DISTRICT 
FAIRFAX COUNTY, VIRGINIA 

GENERALIZED DEVELOPMENT PLAN FOR THE PROPERTIES OF 
WEST"'GROUP PROPERTIES LLC . 

/ 

"'ENERAL NOTES, 
l LCXj4t1Oitpg!TtUIQM1iHP\Wi,lMi:6le.IIcr 
~c:.c:HS1Ire~~ruT!L"2'"AallEa 
fOlttwtMA "')"'PEI..&(!.4T1DOIT)"~Af.O II 
II-aH 01 '.Al!llPAK eOI.HtT fA,)( """" 1W.1~ U SN 
,...u.:aAJ.TI4!,t,OC:IN!6&I'QIII~tlTl:l'l .. e 
~.6l.QE.PIt/VE. Hd..l»t~I .... n1m. nElNT! 
It~Tlot«DC·~(~CI"I'ICI! 
DlIJ1IIIICtJ. 

1. ~ lI-E ~1C.AHf1WQ.E'fI ne "',.NnIAl 
~111 ootOIT'tQ.I AM1DCf"EHJ TO ~ 
~1'R::tf~-'66OC:IA.lEDlimllU 
W~·CIIIIt. 

:t. ~ne~~~"t4 PE 
IW1! ao CAf'lfAl eN! Mf( I'eCOIIIOEP ct:t:It'fiIIlI, 
WIC'ONoaD~ ... n"T,.A/JI! .. ~n.E. 
1.JrHD1IKOIID601' . ".....A)(Ga.HTT'. 'fII':lNL4. 

~ 
NORTH 

BCALE: I'. 2.!SO' 

PROFfER COND ITION /IJ'1ENDMENT 
FLOOR AREA RATIO TABULATION 

·~ ~ ~:'H ~ " ~." .. , .... 
"':'~''''~l .· ··1~ .. ,',. -:' . , .... : ... , .•.•. (~. 

" " .' 
",: .. - .-, r,l,>,: , .,'n-, 

.: ' ,f. r , ,. .','" , ., ~-.t 
' .1·.·. :,.'·1' 

•. •••• ~ '.~ •• I ' '/ 

. .... .. ,. "" , 
, , '.' .. , .. ..... ', . 

•••• ':.1 .... : " ,', " ;;"1; ' / ." ~" . 

"', .:.: . .... , .. , "."", 

,', t?1 ~""', .• ,,~-; 
't,o.""./, •..• :" . 

..... :,. 

',:;' a,. . ... ~" . . " .. .. 

!'I_ ...... _ ..... t..e ...... ., ... ,/C."' .. , OIMI 
(ll1Iod ..... l. .... ..., .... ,ce-JII.IOrtII 

roL."~ .... ..... ~~c.o.p6IoJo...pUI_ • .., .. J ..... ""''''.tdo ....... ,..htt u ...... , 
.-.1 pt. .... __ '" ! . ,...~,.~ "" ,,.,,.1_ PeA 
1.1 n. I'M """W" I . .. ,. .. dII.1 I'M "- 1M " ",OW" 0'" C.,1tII1 OM ."' ... n. wI'll l1li . 
PeA. ."".."..,., .,,.-eft' PCA ........ "-_ 'M.no-~ 

"'I'NtC.lnll •• II . ..... III ... ..., ...... ',..2IAocn .~."~ .It\ .......... J .... \ 

Itll-'41J ..... . I ........ ec "' NIttW'R .. P.IldI ••• ,..,C.plI&IO ... '.'_rtr. T"Ia"~w .. 
-"'1IIIft · ,..wI.'od . II ..... "I:a" .. .. Itj. ec"'N'"f4'Il.0s2 




