
APPLICATION ACCEPTED: June 29,2011 
APPLICATION ACCEPTED (FOP 2011-PR-017): December 21, 2012 

PLANNING COMMISSION: May 1, 2013 
BOARD OF SUPERVISORS: June 4, 2013 @3:30 p.m. 

County of Fairfax, Virginia 

APPLICANT: 

EXISTING ZONING: 

PROPOSED ZONING: 

PARCEL(S): 

ACREAGE: 

FAR/DENSITY: 

PLAN MAP: 

PROPOSAL: 

Excellence * Innovation * Stewardship 
Integrity * Teamwork * Public Service 

April17, 2013 

STAFF REPORT 

RZ/FDP 2011-PR-017 

PROVIDENCE DISTRICT 

Commons of Mclean L/CAL LLC 

RZ 2011-PR-017: R-20 with HC Overlay and C-6 
FDP 2011-PR-017: R-20 with HC Overlay 

RZ 2011-PR-017: PTC with HC Overlay 
FDP 2011-PR-017: PTC with HC Overlay 

RZ 2011-PR-017: 30-3 ((28)) 5, 6, 8, and 84 
FDP 2011-PR-017: 30-3 ((28)) 5 

RZ 2011-PR-017: 20.96 acres 
FDP 2011-PR-017: 2.02 acres 

RZ 2011-PR-017: 2.87 FAR (Maximum of 2,571 dwelling 
units) 

FDP 2011-PR-017: 5.14 FAR (Maximum of 331 dwelling 
units) 

RZ 2011-PR-017: Residential Mixed Use and Park/Open 
Space 

FDP 2011-PR-017: Residential Mixed Use 

RZ 2011-PR-017: To rezone four parcels to the Planned 
Tysons Corner Urban District (PTC District) for a mixed
use development consisting of seven multi-family 
residential buildings ranging up to 245 feet in height, with 
up to 50,000 square feet of ground floor retail/commercial 
uses. 

Bob Katai 

Department of Planning and Zoning 
Zoning Evaluation Division 

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

Phone 703-324-1290 FAX 703-324-3924 P"L:A';."NiNa 
www.fairfaxcounty.gov/dpz/ & ZONING 



FOP 2011-PR-017: To approve the final development plan 
on a portion of the land area of RZ 2011-PR-017 for a 
single high-rise multi-family residential building and related 
street and stormwater improvements. 

STAFF RECOMMENDATIONS: 

Staff recommends approval of RZ 2011-PR-017, subject to the execution of 
proffers consistent with those contained in Appendix 1. 

Staff recommends approval of FOP 2011-PR-017, subject to FOP conditions 
consistent with those contained in Appendix 2 and to the Board's approval of 
RZ 2011-PR-017. 

Staff recommends approval of the following modifications and waivers for 
RZ 2011-PR-017: . 

• Modification of Sect. 11-201 and 11-203 of the ZO to permit a reduction in the 
required number of loading spaces to that shown on the COP; 

• Modification of Sect. 7-0802.2 of the Public Facilities Manual (PFM) to allow for 
the projection of structural columns into parking stall (no more than four percent 
of the stall area); 

• Waiver of Sect. 11-302 of the ZO to allow a private street (Center Alley) to 
exceed 600 feet in length as shown on the COP; 

• Modification of Par. 7 of Sect. 17-201 of the ZO to permit the applicant to 
establish parking control, signs and parking meters along private streets within 
the development; 

• Modification Sect. 17-201of the ZO to permit the streetscape and on-road bike 
lane system shown on the COP in place of any trails and bike trails shown for the 
subject property on the Comprehensive Plan; 

• Waiver of Par. 3 of Sect. 17-201 of the ZO to provide any additional inter-parcel 
connections to adjacent parcels beyond that shown on the COP and as proffered; 

• Waiver of Sect. 16-403 of the ZO in order to permit a public improvement plan for 
public streets and park spaces without the need for an FOP; 

• Modification of the 10 year tree canopy requirements in favor of that shown on 
the COP and as proffered; 

• Modification of Zoning Ordinance and PFM for required tree preservation target 
and 10 percent canopy coverage on individual lots/land bays, to allow for tree 
preservation and canopy to be calculated as shown on the overall COP area; and 



• Waiver to allow the use of underground stormwater management and best 
management practices in a residential development, subject to Waiver #3797-
WPFM-003-1. 

It should be noted that it is not the intent of the staff to recommend that the 
Board, in adopting any conditions, relieve the applicant/owner from compliance with the 
provisions of any applicable ordinances, regulations, or adopted standards; and that, 
should this application be approved, such approval does not interfere with, abrogate or 
annul any easements, covenants, or other agreements between parties, as they may 
apply to the property subject to this application 

It should be noted that the content of this report reflects the analysis and 
recommendation of staff; it does not reflect the position of the Board of Supervisors. 

For information, contact the Zoning Evaluation Division, Department of Planning 
and Zoning, 12055 Government Center Parkway, Suite 801, Fairfax, Virginia 
22035-5505; (703) 324-1290; TTY 711 (Virginia Relay Center). 

Bob Katai 
X:\DPZ\Tysons-Core\CASES\Commons RZ 2011-PR-0 17\Staff Report\Cover Staff Report RZ 20 11-PR-017 edited.docx 

• Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 48 hours advance 
notice. For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center). 



Rezoning Application 
RZ 2011-PR-017 

i .- --
'-'" 

Applicant: 
Accepted: 
Proposed: 
Area: 

Zoning Dist Sect: 
Located: 

Zoning: 
Overlay Dist: 
Map RefNurn: 

COMMONS OF MCLEAN LICAL LLC 
02/26/2013 
MIXED USE 
20.96 AC OF LAND; DISTRICT- PROVIDENCE 

SOUTH SIDE OF CHAIN BRIDGE ROAD ON 
BOTH SIDES OF ANDERSON ROAD 

FROM R-20 TO PTC, FROM C- 6 TO PTC 

030-3- /28/ I B4 /28/ /0005 
/28/ /0006 /28/ /0008 



Final Development Plan 
FDP 2011-PR-017 

Applicant: 
Accepted: 
Proposed: 

r-----------------------------~k~: 

Located: 
Zoning: 
Overt ay Dist: 
~RefKum: 

COMMONS OF MCLEAN LICAL LLC 
12/2112012 
RE SIDE1\i'J'IAL 
2.03 AC OF L-\.."\;"D; DIS1RICT- PROVIDENCE 

1600A)IDERS0~ ROAD, MCLEA);", VA 22102 

PI'C 
HC 
030-3- /28/ !0005 



SHEET INDEX: 

THE COMMONS CIVIL 
C-1 NOTES 

..C-1 TABULATIONS 
C-3 OVERALL EXISTING CONDmoNS AND liD' MAP 
C-4 EXISTING CONDITIONS 
C-• EXISTING CONDITIONS 

RZ-2011-PR-017 C-6 EXISTING CONDITIONS 
C-7 CONCEPTUAL DEVELOPMENT PLAN 
C-8 UTILITY PLAN 
C-9 EXISTING VEGETATION MAP 
C-10 EXISTING VEGETATION NOTES, 

CONCEPTUAL DEVELOPMENT PLAN TABS AND NARRATIVES 
C-11 VEHICULAR CIRCULATION PLAN VICINITY MAP 1"=1000' C-11 METRO CONTEXT PLAN 
C-13 SWM!BMP PLAN AND NOTES 
C-14 SWM!BMP NOTES AND COMPUTATIONS 
C-15 SWM/BMP NOTES AND COMPUTATIONS 
C-15A SWM/BMP NOTES AND COMPUTATIONS 
C-16 SWM/BMP NOTES AND COMPUTATIONS 

PROVIDENCE DISTRia C-11 ADEOUA TE OUTFALL ANALYSIS 
C-18 ROW DEDICATION PLAN 
C-19 OVERALL SUB-SECTION ROAD GRID FAIRFAX COUNTY, VIRGINIA APPUCANT 
C-10 ARE ACCESS PLAN 

COMMONS OF MCLEAN L/CAL LLC C-11 DARTFOIID DRIVE INTERIM ROAD PLAN 
C-11 COLSHIRE MEADOW DRIVE INTERIM ROAD PLAN JANUARY 14, 2011 CARE OF LCOR. INC. 
ARCHITECTURAL 

REVISED MAY 31, 2011 6550 ROCK SPRING D1WE. SUITE no 
A-01 CONTEXT MAP BETHESDA. MARYLAND 20817 
A-01 GROUND FLOOR PLAN REVISED MAY 10, 2012 WILUAMHARD 
A-03 POTENTIAL RETAIL LOCATIONS REVISED OCTOBER 22, 2012 301-897-000! 
A-04 OVERALL PARIONG PLAN 
A-05 SITE SECTIONS REVISED FEBRUARY 15, 2013 
A-06 SITE SECTIONS 

APPLICANT'S REPRESENTATIVE: A-rn SITE SECTIONS 
A-08 SHADOW STUDY WALSH, COLUCCI, LUBELEY, EMRICH a WALSH, PC 
A-09 SHADOW STUDY 

2200 CLARENDON BOULEVARD, 13TH FLOOR A-10 SHADOW STUDY 
A-n PNASING PLAN ARLINGTON, VIRGINIA 21!01 
A-11 PHASING PLAN EVAN PRITCHARD 
A-13 PNASING PLAN 703-528-t700 
A-14 PHASING PLAN 
A-15 PNASING PLAN 

ARCHITECTS A-16 PNASING PLAN 
A-11 PNASING PLAN 
A-18 PNASING PLAN WDG ARCHITEOURE 
A-19 PNASING PLAN 1025 CONNEOICUT AVENUE. NW SUITE300 
A-10 PNASING PLAN WASHINGTON, DC 20036 
A-11 PERSPECTIVES 

FREDERICK HAMMANN A-ll PERSPECTIVES 
A-13 PERSPECTIVES 202-857-8300 
A-14 PERSPECTIVES 
A-15 PERSPECTIVES ENGINEER A-16 PERSPECTIVES 
A-11 PERSPECTIVES VIKA INC. 
A-18 PERSPECTIVES 8180 GREENSBORO DRIVE. SUITE 200 
A-29 PERSPECTIVES MCLEAN, VIRGINIA 2210! 
A-30 PERSPECTIVES 

JOHN AMATmL P.E A-31 SIX STORY OPTION 
A-31 SIX STORY OPTION (703) 442-7800 

LANDSCAPE ARCHITECTURE: 
LANDSCAPE ARCHITECT 1.-oo ROADWAY SECTIONS 

PARKER RODRIGUEZ. INC. l.-01 ROADWAY SECTIONS 
L-01 ROADWAY SECTIONS 101 NORTH UNION STREET SUITE 310 
L-03 ROADWAY SECTIONS ALEXANDRIA, VIRGINIA 22314 
L-04 OVERALL PARKS PLAN DANAVRIT 
L-05 OVERALL PARKS PLAN OPTION 1 703-548-5010 
L-06 ORCULA TION HIERARCHY PLAN 
L-07 CIRCULATION PLAN 

CONCEPTUAL DEVELOPMENT RENDERING TRANSPORTATION L-OB GOODMAN AELD PLAN 
L-09 ANDERSON PARK PLAN 

TAX MAP NO. 30.3 ((II)) WELLS AND ASSOCIATES L.-10 COMMUNITY PLAZA PLANS 
L-11 COURTYARD TERRACE PLANS PARca NO.5, 6,1 l 114 1420 SPRING HILL ROAD, SUITE 600 
l.-11 COURTYARD TERRACE PLANS MCLEAN, VIRGINIA 22102 
l.-13 COURTYARD TERRACE PLANS JAMI L. MILANOVICH, P.E. 
L-14 ROOFTOP AMENITY PLANS 

703-917-6620 l.-15 OVERALL LANDSCAPE PLANS 
L-16 PLANTING DETAILS .. L-11 FURNITURE 
l.-18 HISTORICAL REIB!ENCE PLAN 

SUPPLEMENTAL SHEET: 
S-01 TYSONS DESIGN STANDARDS- SUMMARY VIICANUMIIEIVOOI'ID 

(I 
S-02 TYSONS DESIGN STANDARDS- KEY MAP SHEETC.o 

L ,. 



1. 1t£ PftiJ'EJHY THAT ISM SUB.l:CT OF 1t15 RUONttG CO'fSISlS Of PARW.S CIENmEO ON THE FARFAX COONTY TAX 
ASSESSMENTWAPASJ0-3((28))05.0S.08A:B4. 1HEPROPERTYISil.IRREHlLYZONEDA-20~.1H£PUAPOSEOF 
'DIS N'PUCA11~ IS TO 1EZ0E '1£ f'IROPERTY ~ A-20/HC TO PTCt\IC AND TO DEVELOP litE PRCf'ERTY AS 

..,GENEAALLYSHO'IINONlt£COf', OOMWONSOfWClfANL/CALLLCC/OLCOAINC.ISMO'MrtEAOFMPft(P[R'TTAHD 
11£APPL.CAHY. 

2. 1t£ HDRIZIJUAL DATUM IS ~~~~~STATE (Jill) NORTH. 

l. 11£ TlJ>OOI'IAPHY SHIJ¥IHHEREON WAS FBD RUN BY 'oi(A. tK:. AHO Tt£ C1JNTOI.IR INlERVAL IS 1WO (2) FEET. 

4. 1t£ BOUNDARY INfmWAD WAS PREPARED BY WIA. INC. 

5. li£PRII'ERTYISLOCA.lEDIIITHEAJCIER50NSlleOIS1RICTOflH£TYSCIISEASTDIS111CTOfli£TI'SOtiiSCORhEJI:URBAN 
CEHltR OF lt£ FMWAX COIIf'Aft£NSM: PlAN. THE 1'1.AN AECOIWEHOS n£ SITE FOR RESDENTIAL IIX[O USE AT V..WOOS 
lfi£NSITES;1HEPROPOSEDOE"oa.OPMENTISINCONFOINANCE'MlH'II£PLAN. 

&.. PlBUC WAlOI Afrll SANITARY 5E"fi£R ARE AVAILAEU: ~0 N1..L 1£ EXlENOED TO SEJM: 'liE IFoU.Df'WEJU. 

7. STORNWAlERMANAGEMEHTANDIIIIIPF,t.CUTESFORPROPOSEDDEVELDPIIENT'III.I.IIEF'ftOWlEOONSITEAND"M..LII: 
CllmRUClED AS A BELOW QRO.JND SY51EM IJNI..ESS CONSlRUCID AS A TDIPQIIARY FAaUTY TO A1..LDW PHASED 
!XImRUCllOM ~ Ellt£R CASE AN ADEQUATE STORM ORAtiAOE SYSm.l IN ACOOWANCE lW1H THE PUIU: FACIUTES 
M~UALSTANDARDSANDDE9GNCRITEIIIAOFFARf"AXCOUffTY"M.I.BEPROW)[J). THfAPPUCANTlt£REftlRERESER'oB 
M IIGKT TO PRtM>E mPORARY STOAY WAlER MANAGDENT Afrl) BIIIP FAaUlES SliOUW M DE\£LDPNENT BE 
CCM'I.£1EO IN PHASES. lt£SE FACIJJIES IMY ~CLUDE, !IUT ARE NOT liiRED TO, PONDS. N1LlRA110N FAaUlB OR 
UHDERGROUND VAULTS. 1t£SE lOIPQRARY FAWIS SJW.L. BE DESIQ«< AHO CONSTRUCTED Ttl MEET n£ CURRDft 
FAR'AX COUNTY SWill/BliP STANDARDS~ EFFECT AT lHE liiE Of CONSTRUC'IKIII FOR n£ SPa»>EO FACUTY. 

8. TO 11£ BEST OF DJR ICND¥t.EOGE., NO GRAVE st1ES OR SlRUClURES IIIARKJIG A BUIIW. SITE ARE PRESENT ON n£ 
SUB..ECTPROPEATY. 

II TOli£8ESTOFOJRICNO\IIl.EDGE,NOIIAZAROOJSIJlTOXK:SlJBSTANCESAR£1CNDIM'I10EXISTONMSUB.ECT 

""""""· 
10.11£REAREEXISffiGRESIDiliALSTAUCl'tlttSONHPMCD!!ia!tCA1iBti.TI£SESTRUClW!ES'MLLBEilEIIIDUSHEDIN 

PW.SE!i'MTHD£VELOPWENTOfli£PROPERT'r. 

11. 1t£ Etf111E 9JB£CT PROPEIOY IS LOCATED llllHN AN RIM ZONE. NO nooo P~ llP.A. OR ENIIIRONIIIENTAL QUALJTY 
CORRIXIRQJRRENlLYEXISfONHSPROI'ffiTY. 

12 DE\'WlPWENT M.1. COMIIENCE UPON COMPI.EliCJ<I OF ALL II£QLWD FMIFAX CQ~..t~Tl PlAN PRCKBSIIG NCO M'PROVALS. 
aMID«DDENT CF llf'IU(J'IIENT IS .tLSO SLBJECT TO MARkET liiiNG. 

13. "1£ OEYELOPIIIENT <XWORWS 10 "1£ PftCMSIONS r1! All. APPUCABLE STAJCIAAOS '11111111 M EXCEPliON OF WAI'ttRS Afrl) 
MOOFlCAliONSREQUESTED~ltiSstErT. 

14 LNCl9:APEO <FEN SPACE AREAS SHawl I£R[!Jj IIIAY liE WOOIFlll AT n£ TilE IF FIIAL DE"''El..PIWH PLAN 

15 11£ llii.DttG F001PRI05, GARAGES, PLAZAS, PAIIICS AND SlREETS AEPR~TEO IDE<JI ARE APPR~lt AIIO NfE. 
BEING PftOYilEO FOR U.USTRAliVE PIJRPDSESONLY. TIESE FEATURES MAY BE ALTfREO, MMD AND INCREASED OR 
OECREASEDINSZEOROUAfHRYATTI£11WEOFSI1EF'l,AN(llnHNGENERALCONFORWANCEAU.OWANCES)'MTHOIJTTI£ 
NEED W AMEND THE COHCEPT/FIIAL OE\fl.Q"WENT F\AH SO LOMG AS 11£ IIIPMIN ~0 SE'IBAOO FR011 n£ 
PROPERTY LIME AS SHOfiN ON 'D£ CDP/FOP ARE MAINTAINED, ANO 1HE IIINIIUW/WAXNJN NIJ¥8ER OF RESliENllAL UNITS, 
ANDIIIhNJW/IIAlCIIIIJWBUI.OINGIEIGHlSCOtoiPLY'MlHltiOSESIO'M'IOI"ll£toP~. 

15. !I1E A¥£H111ES, ftA1URES AND FURN91NGS REPRESENTED lOON ME CONCEPTUAL AND, AS !i.lot. ARE INTENDED to 
fl AT1HE111E 
Cf 

SEAliNG AREAS, 
UllJTYANQ 

SIII.ARftAllJIESNOTREPRESDITEDIOEIIWAYBEPR0\4DEDASLQIIGAS1HE 
RfWLTANT llE\WJPM~T 15 IN OCNERAL CONF"tm!ANCE 'tW1H M QIJAUT'r fiEPRESENTEO IN M GRAPHCS. 

17. ltE PRWOSED IJE\EWII,I}jf ON DE SISJECT PfiOPERTY '1111. NOT POSE ANY AD'oUISE EfFECT ON ADJACENT OR 
NEIGif!ORI(GPftOPERliES. 

lf!l.lt£PROJECT¥1J.WEETlt£P~GREQIJIIENENTSASSETFORlH-.ltEPTt:ZCN:PERAR11Q£SAHD111Fll£ 
ZONHG mDINANCE AHD 9W.L 8E I'RIJWlED It A CQMBIMAliON IF A8DYE AND BELOW liTIADE PAfi~G SlRUCTIJRES AND 
S\JRFACE SPACES. lHE NUMBEFI IF PARKIIG SPACES PROWlED I£RElJN MAY BE AOJJSlED AT n£ 1M: IF srrE PtAN 
BASED ON n£ AC1UAI. NUWBER Ofl.lllS ANO AYOIJNT OF OfA COMS1RUCTED. 

Ill SIGNAGE 'l1ll.L BE PR<MJEO IN ACCQWANCE .ni 1t£ ztMIG OIUNANCE OR A COIIIPRDIENSM SJClN PlAN 

20. DEM: ARE NO 5CDtC ASSETS OR NAtuRAL FEATURES ON MS SllE WORlHY OF oo.HATJDN. 

Z1.1fiAN5ITIONALSCfiEENNGAGAINSTAD.IACEHTPROPERlESISNOTREQUIIEDASSETftRTHINZ.O.SEC.13--JOOAN0111E 
S\JPPILIIIENTALSCREENNGANDBARfi£RMAllftX.EXCEPTALONGMPRa'tRT'ri.N:lONEDPOtHZR-1. 

22. PARQro LOT I.AHDSCAf'ING AND lREI to'oER IIElliMliENTS 'IILL BE PRO'o"IE) IN ACC:QROANtE WJlH Z.O. AR1IClf U 
UNl£5S WAMD BY ltE OIIEC10R OF OPW • ES. 

2J Df'IUIJ"ERRfSfR\eill£.1nCHTll)PROWIEINTERII9JRFACEPARklNGINAREASAESUiVEDFORFUlURED£VEL.CftENT 
ASlt£PHA9110DrO£I.£LOPII(NTP~ 

24. ltERE ARE NO EXISllNG UlliTY ABOVE GRADE EASEUENTS HAWfC A 'IIIHH IF TIOfTY A\E: (25) FEET Ill MORE, Tl£RE 
-NOitiAJOII:UNDEAt:ROIJIDUliUTYEASOIENTSLOCAliD~ltiSSilE. 

2S APPUCNH RESERVES 1HE RIGHT lO DElERIIIN: 1t£ FtiALNUW!ER CF UtllS AND GFA OF EACH BULDING wnlll£ FOP. 

:ZS.WINORIIIODIACAllONSWAYIIEIIADETOMCONSTRUCliONPLANS~MSUB.ECTPRQ'ERTYPEfiSECliONIS-41l30f 
HZONIICORDINANCE 

27. H SU&ECT PROPERTY WAY liE SIJBOMDED Ill 11£ FUTURE FOR 1t£ PURPOSE Of SALE, JOIH 'oENTURE, OR PH~ 
ANYPI«PPSEDSUIIDMSICf!ISiiD'M'IONalPjroPWATIIEWOOI'EDADNINISlRAlMLYBYTI£DIREC~(f" DPWrlcS 
IITHOUTRE~WOOI'ICATIONOFlHEalPPlATORPREIMINAfiYPLAN. 

28. ACCESSORY USES AS CENlfiED UNDER AlmCLf 2 OF Tt£ ZlJIING ORDINANCE IIIAY liE PR0'4ZD li1HOUT REQUIRtiC 
WID'ICATION or M COP.1HESE USES WAY INCUJllE BUT NOT BE LilTED lODE ~G: 

211.1. ACCESSORTS"JRt.ICllRES. 
28.2. FlAGPOLES 
2ll.l. FENCES 
28.4. ~CANOPIES. AlWIINGS, EA~ AND On£1! SIWI.AR fEAlURES. 
28.5. OPENFREBALCONIES.FIIEESCAPES,IJtoiCCMREDSTARSANDSllXPS. 
2ll All CCKIIlKINERS, HEAT PUIIPS, EMERGENCY GENERATQRS AND Olt£R SI<ILAR EQUI'WENT. 
287. B,t..Y'MNDOWS.DRIELSAfriiCiftiJET$.. 
28.8.ACCESSIIIIIJTllllf'ROI.{)fENlSAN:IL.AY-eYPMQIGSPACEIN~TOF1HEPROPOSEDBUI~OS. 
28.9. OU1DOOR PAliOS NOT OVER (4) FOUR FEET IN HEIGHT ABOVE M FNSI£0 GRADE. 
28.10. OECOfiAM WAU.S RJII.AIIOSCN'IIG NOTIMR l FETtiiDJfT ABOVE Tt£ fiNISI£0 G1tADE 

\i 2811. OOlDOORCAFE"SEA~!OlAREAS. 

i2$,,t..U..PRIY,t..1£S1REETS!i«LLIIEDE9GNEDTOII££TPF\ICAITERIA. MOESOISPEEOSHAU.BEOETEAiolt£DATMliME 
'! tFFDP. 

~ 30, PHASING Sl-mH W,t..Y BE IJNDERTAI([N IN AHY SEQIJENliAL ORD£R. 

t
. ~lRANCES TO EXISltiG LAND USE$ SHALL. BE PEJIIoiTlED TO REYAtl UNTL Sl.la1111E AS 1t£ PR(P{RlV 

, AU. PAVEMENT liARIQNGS ON PUBUC SliiEETS, INCLUD14G BUT NOT LlolnED TO CROS'SWALJ(S, LAI£ USE, BIKE LANES, 
ARROWS, PARKHG BAYS, ElC SHO'IIN ON 1l£ COP/FOP ARE SUB..ECT TO WOT I!E\£W AND APPROVAL 

PAROIG LANES SHO'al ARE SU8JECT TO WOT REIJEW Atoll APPROVAL 

.lREEROOTB~'IIIJ.BEREQUIIEDf"'MlREI"fJSADJACENTnllRA\"!l.WAYS. I J5. AU. EliiSJIIG SIGNAL IIODFICATDNS OR NEW SIGNAL NSTNJ.AlllloiS ARE SIJB.EtT TO WOT APPROVAL 

:! 

l6.1HE~ALDESIGNAnCJIANDIORRESTRICliONCf"DN-SlREETPARIONG9'ACEStta.lJDitG 
MLOCAllONCf"HANDICAP9'ACES91ALLBE Q[T[IUj[QINCQNSULTAnON'MlHYDOT 
ANDFCDOTATliiEOFSITEPLNt 

37. THE Am.ICNITAESEAVES Tt£ RIClHT TO PII:OYilE LOADNG SPAa:S 1N El«nS OF THAT 
5IDM'IHEREON. PROYilEDlt£YOONOTNEGATNELYIWPACTMSTRE£lSCAPESHOWN 
HEREQN.FtjALBUILOINGIEIIJITSARETOBEDE"JDIWIEOAT511EPLAN.P~OED 
IIIAIIaNW5 5HOWN tEREON ARE NOT EXaEOEO, 

JaPIJEIUC:ACCESSEASEN~lii.LBEPROIIIIIEO~All.PRIVAlESlREElS. 

311. LOCATION Nil TYPE OF INTERNAl (TO MSilE) o\NO EIOERNALCROSSWALJ(S AMJ ADA 
OJRBRAMPSNIESUB..ECTTOWOT,t..PPROV.tLATM:liiEOFSITEPL.AN. 

40. IICYQ.E PAAktiG 'MLL BE PIHMlED IN ACCORDANCE liii1H 11£ lRANSPQRTATION OESJGN 
STANDAROS FOR TYSONS CORNER I.RBAN CENlER. lHE 1'fSONS cautER UR8AN OESN 
ClJDELIIES,AScor.R~ATEDW'IIRDOTAtllOP'IIESATllliEOfSITEPLAN. 

41. PROPOSED ROADWAY aiPR<MWE:NTS (ENlRANCES, ~G A: ETC.) WAY RECUIIE 
EXCEPnONjiJE\'IATION FROII VOOT "ACCESS IIIAHAGOIENT OE9GN STANDARDS" AHD/0'1 
1HE "'JRANSPORTAliON OESDI GUOEI.INES fa' 1'I5CHS COIIHER UfiBAN C£NTER (AS MAY 
8E OCTEfiWKII AT SITE PLAN~ CCIIPUANCE 'M1H SUCH EXCEP10NS I OIANGES SHALL 
NOTREQi..IIE,t..NAIENONENTlOlHEClP. SEIStfETS$-1 A:5-2FOOWAMRSA: 
WOOFICAliONSREOt.ESTED. 

42.ALL~AOtCGCfi1HISQlPIS~AL~DSIJB.l:CTTOOIANGEATSilEPLAN 

4l. NVSCF"SHARECPARICING,MANAGEDPARICINGAHD/Q'ITAHDELI/VALfTPMKINGSttAU. 
BEDEMONSlRATEDONlHE!rn:?LAN. 

44. PfiiVAlt ACCESS ROADS SHOliiN ON Tt£ alP SHALL NOT liE CONSIDERED 'SlREETs'. ,t..ND, 
AS5HO'Mt,IMYOE-...ATEFRON1t£TYSONSlRANSPORTA110N~STANDAROSAND 
STFIEElStAPE RECOWWENDAliONS IN 11£ COIIPROEHSVE PLAN. 

45. All.EJilRANCESCNPUilJC SlREETS SHALL T1PICAU.YBECONS'JRIJC1ED AS WOTSTD 
CC-13 I..NESSINDICATED OlHEfi'MSE AND ASD£1ERMINEDBYWOT. 

45. A~AAICOEPICliON tFMANGL£ CFIIIJUI: PI.ANEFOA lHEPfiOPOSEDDE'onOPMENT 
SITE IS NOT REQUIIEO AS MS DEVEI..IPWH IS NOT LOCAtto NEAR n£. PERIF't£RY Of 
1HE TYSONS URBAN CENlER AS DESaiiBEO IN SECtiON 15-102 OF lHE ZONWG .......... 

47. ALL LANE USE (EX, INlElllll, OR PLANNED) ARE SUBJECT TO REVIEW AND APPROVAL BY 
YDOT AT 11£ liiE Of SI1E PLAN ANO WAY BE 11001'£0 WITHDOT "lHE lfiO FOR PCA, 
CDPAAND/ORFDPA. 

45. HSPI.ANISIXJNCEPliJALANOISINlENOEDTOBEUSEDINCQoi.IJNC110N'IIf1HMLAND 
USE APPROVAL PfiiJCDS ON.. Y. fT IS NOT AN ENONE.ERING CONSlRUCTDt CRAMNG, AND 
WHCA OEW.liOHS AND AD.IJSlliENTS YAY BE REOI.JJ£D, ,t..NQ ARE: PERIIfTTD) PURSUANT 
TO ZONNG OR!liNANCE SU:10N 18-204(5), AS PNfl Of 1t£ ANAL Silt 1'1.}1.1 APPROVAL 
PfiOCESS.HOWE~Tt£FIIALCONS~UC110NORA.NOSSHAU.IIE1'4SUBSTANlW. 
C<N'ORIIIAHCE M1H ltiS PlAN. 

ZONING ORDINANCE/WAIVERS MODIFICATIONS REQUESTED 
ZpteiQ IIA!JH.t.ttq AAJRE z - IJJER&I Bf!JUJ!QNS 

1. WAIIIER IWOOFICAD Of~ 2-505-2 TO ALLOWftll A PARN'ET WAll, CORifCE OR SIILAR 
PROLCliON TO ~ 1t£ HEQfl LUT ESTAaJSI£D BY WORE mAN 1HAEE (3) FEET, AS INDICATED 
~ lHEmP AHOASMAYBEINOK:AlED Ollt£FDP . 

2 ::~~c~~~~~~~~~u:R~io~~AN~~~ ~';1~~ 
11£ roTAL ROOF AND TO EX<WtlE AR c:a«noNNNG UNITS AND COCUHG TOWERS, LOCATED Ot11$l)E 
ltE f'[N1HOUSE Cll: SCREEJIED AREA, FROM IIEIIG INQ.Uilm IN 11£ WAXNUW BIA.DING I£JGHT F. SAl) 
SlRUClURE. All: CONOiliONEJI OR COCUIGTOUISFOR ltEPURPOSEOFPRO~BUI.DING 
INFRASlRUClURE 10 WEET LEED CERmCATJDN. 

ZOPING ClAQIHN!t'J AADQ.f I - PI NMD Dflfl QPNfNJ !!ISJRIC1 BfQ!! .tDQNS 

JWAMII:CFZONtiGCII:~CESEC110N&-505.7REOUIRI«l11£DESIGNATICINCF9PEaFICOJTDOilR 
DINING AREAS ON 11£ COP. RAllO, WlDOOR DNIG MAY BE PROVIDED IN ANY AA£A HI!£ M USE 
INCLUOCSOINNG AClMTYAND WILL BE NliCAlED AT D£ liiE Of FOP OR ANAL SITE PLAN 

l[JtiNG ClA[IHANCf MID [ 10 - &cqsstl!y U!ifS AQEi'i!F! 5f8'MJl ysn, AMP lDif QCQIP&JIIfS 

4 AS ALLOB W1HIN ZONING ORDINANCE SECllON 10-10UE APPLJCAHT RE0LESTS A 'INVER a' 1HE 
WAXI!IUWfENCEHEJilHTFROMSEVENFEETTOFCURTEEIIFEETAitOIJHOACXE5SORYUS£SISTRVCMES 
LOCATED 'M1IIN 11£ AEAR YARD FOR 1HOSE AREAS IF ~G ASSOaAlED IIII1H ANT PmPOSEO 
SPORTScaJOSAND URBAN PlAZA AREAS ASINOICA1m ON 11£ CUP OR AS WAY BE INDICATED ON AN 
FllP. 

ZQNIIGOR!INANCEM!kl£11-PN!II!NCANQLQA!!!!I'i 

$. WOOIACAJOM OF ZONtt!Ol OIDIANCE SI:Cllttl 11-102(12) AND SI:CliON G-508(1} TO All.OW FOR TANto 
SPACES AND VALET sPACES CCIHRa.LED BT IJJUWI!Ol WAHAGOIENT, FOR RESUNliAL MID OfFU USES. 

~g:~"::C~:ED~~:'~ ~~D1JUu.AN: ~:A~~~~ 
11£ PARkiNG PLAN SUBMITlEO WlH 1MS APPUCATIJN OR fOP. 

6. IIOOif"ICAUON OF" ZONNG OROINAHC£ SECliON 11-201 AfC) SEC'IKIII 11-203 FeR THE REQI.Ift[O Nl.IEER 
Cf" LOAI!NG SPACES wntt1H MUln-FAI&.Y, OFFICE AND RETAL/SEfiYICES USES IS REQUESlED IN FAVOR 
ri'11105E"MIICHARf~CII11£COP. 

1. IIIIXIIflCAliON Of SECliON 11-202(4) REQUIING wt!IIUIII DISlANa: 0' Fam FEET(40') OF A LOADING 
9'ACE IN PROliiiiiTY to DAM: A&ES, TO THAT AS OEWONSlRATEC OH lHE COP. 

ll WAMlt OF THE NAXNUII I.DMnH OF PfiiVAlE SlREElS AS PROWlED IN PARAGRAPH 2 Of SECTION 
11-302 Of 1l£ ZONNG Oft)INAHCE TO ALLOW PII:IYATE STREETS IN EXCESS CF SOD FT. IN LfNGTH. 

z<M!G ORIINANCf ABOOE 1l- IANQSCN'NG 

8. PURSUANTTOPARA~APHJOF'5ECTION 13-305,AWOOIACA110NOFlRANSillONALSCREENNGAHD 
WAI'o£fl OF lt£BARR£R AEQJIOIEN1S All.a.Gll£. NO!mEJI( PROPERT'ri.N: lQIIEO P0H 12 AND 
IH. 

10.YIXIIflCA11014 CF n£. TYS0N"S CORNER URBAN CENTER SlliEETSCAI'E DESIGN SECllON 8-501 
PAfiAGRAPW71NFAVCII:Of1HAT51DWNCIIlt£ctiP. 

10.11. EAST SIDE OF OOfRSCII ROAD Al.OHG AJCIERSON PARk 

11 11£ APPIJCANT REDI£S1S A WOOFICAllON FROM M TREE PIIEDVATION TARGET PER ZONNG 
l:filliNANCESECll~l~ 1HISIIIOilFJ:A"ICIIISPERIITIEOBASEDONT'M>(2)ALLOWABI..E 
OE'M1"1JNS IN Tt£ FAIRfAX CCIJNTY PUBUC FACI.InfS MANUAL lHE FJtST 15 l12-0507 . .lA(1), "MilCH 
STATES. \IEEliNG lHE lREI PieERVAlDI TARC£1' 'IIJJU) P!IECLUDE It£ DEVEUPWENT OF USES OR 

~~~liS~ALL=~~ gJU:,~;~·o::~~o .. ~JlE~~::~EES~ 
fiiiESTED AREAS VSED TO MEET 1t£ TREE PfiESERVATION TARGET TO lt£ EXTENT ltET WOOW NOT 
L*El.Y 9JIMVE IN A KAL.lHY AND STRIJCTURAU.Y SOUND IIIANNER FOR A WffNllll OF 1Q-'IEARS Ill 
ACCORDANCE li1H n£ POST~Dn STANDMDS FOR lREES ANO FOI£S1ED AREAS PfiCMl£0 Ill 
f12-0403." SPECFIC lREES TO IE PRE.SER>om ARE llENTJEl C1N 11£ aJP. 

ZlHtG OR!JNAHQ'" A8'00:f 18 Df)fblfMfNT P'ANS 

12. WAMR CF ~lNG ORDtiANCE SECllctol 15-403 REilJIRtiG M SUBIISSION Of A FtiAL DEW.OPMENT 
PLAN N>f'UCA110M ASSOaAlED 'llf1H Tt£ Sl&IISSIIN Of ALL PUIJJC ROADWAY, AND INFRASTRIJCTUfa: 
PHA51NGEXhWITIIPfiO'o£liiENTPLANSstO'IIN'M~1HECOP. 

liMC OB!!N,U!Q'" ARIDF 17 5!JE PLAN 

13. lfAMfl OF SIECTOI 17-201-(3XB} fiEOJIIII«l AD~AL INtER-PARCEL ACCESS TO AO.OHNG 
PAFICRS (Owat 1HAN 1HOSE SHD"IIN C11 It£ COP~ 

14. WAI\ER Cf" SEC'OON 17-201-(7) REOUIRNO NO P~G SIGNS ALONG TRA'ttl. WAlS AT 15M INTERVAL, 
SOASNOTTOCREAlE\t9JALSIGNQ.UTlERS,IIEAHSANONE1'HCIJOfPARKINGCON1Ra..SIGWAQ':TO 
BEDE1tRtoltoiEDAT~ALSITEPLAN'IfTHAPPROVAI..CF1HEIRC10fiiFDPIIES. 

15. WAMR ANO/CA WOOFICAllllol Of S£C110N 17-201 AU. TRAlS AND BitE liALS H FAVOR Of H 
SlREETSCN'EANDON-ROADa-ElRAILSTSTEMSHOfiNCINHCOP. 

16.11£APPI.JCNI1RE.Q\IESJSADOEllllltlA10NCF"ZONttGORDINANCESECTION17-201PARAGRAPH(4) 
REQUIRING N4Y FWIHER DEDICAliON ANJ COHSlRIJC:nON or 111)EltNG FOR EXISliNG ROADS IIE'I'CfoiO 
1HAT .. CH IS lt!ICAlED ON n£ alP. OEDCATQI AND IIFROYEWEM1S $HJ'IN C1N "lHE COP SHAll. BE 
OEDIEllTOMEETALLCCM>IIEI£MSM:I'LANPQJCYPLANREQUI~ 

17. IN ACCORDANCE ll1lH Z<HNG ORDINANCE SE.CTJDN 17-201 (7). nfE APF'UCAHl RESERVES 11£ RllHT TO 
ESTABLISH PARICIIIG CONTROL. SIGNS, AND PARKING 1E1ERS ALONG PUBLIC AND PRIVATE S1liEElS ~ 
AND AD.IACOtTnl Tt£ OE'El.tAENT. 

1
11. :"rau~rw~=GTOO:~~~~se:~ht&3)AS~J:fi 11111k~~ 

Pfta'FERSAH010BEDE1ERWtiED'M1Hlt£FtlPINACCOROAH~'MlHMT'ISONSURBANSl!IEET 
STAM,.ROS. 

WORK FORCE HOUSING NOJE-
WORKFOAc:E~GIUBEPROWlEDPmMPftCFFERS 

PFM WAIVERS/MODIFICATIONS REQUESTED 

A.DEFERAAL. Of PFM SECTION 6-0203IIEQll!INC AN AHALYSIS OF 1HE OUll'AU.IJNTl SUCH 1H 1HAT 
THE ENTIIE PORTQI OF" nE ~ ..... AGE SHED OF 11£ SITES OUTFAll. THAT IS llllllfll THE Plt: DISTR1CT 
HAS IIE£N FUU. ~EO UNDEH 1t£ Plt: ZCIIIIG. MSIS NE(BSAI!yTO FUU.Y ACCOUNT FOR 
TI£EFFECTSCf"11EPTtREQUIIEDRUNOFTREDIJC11DNONMA£Ce~GCHANNEL. 

s.:r:~:;w~N~~ciJ~oTOs~r:s~~~~~::~F~ l;,'~~~~~~TNfO~ 
DEVEI.CIPMENT. ('5EPARA1£ W1MR FUD 0037i7'11!PF1f..OD,J-Q1) 

C. WANER Of PfU SECllON 7-~.4 ~W "11£ IIINMJW 'lllllH or 30 I'EI1 FOR PRIVAl£ SlREET AND 
COWNEflaAL ENlRANCES CONNECliNG ll) WOT ROADWAYS. AS ALLOWED BY M'PROVAI.. or lHE DIIEClOR 
OFDPWESATlt£111EOf511tPLAN. 

O.WOOFJCATIONCFPFMSEC110H7-GIIOOTOAll.OWTAtaii/VALETPAI!Kt4GSPACES,IXINlfiO..LEDBY 
BULDNG WANAtaiEKT, AND lHAT SUD! SPACES MAY COUNT TOWARD M:OUIIEO PARDIG.. 

E.loiODFlCAlii1NCESEC110N7-a102.2P~GG£II£lRICSTMClARDSTOAU.OWFORUPTOA4ll 
PRo.£CllONCFSTRUCTUA.tLca.LJWNS~PARICINGSTRUCll.ltESINTOD£REOUIREDPAAIQNGSlAU.. 
AREA. HPo\IICIIGSTALLSAFFEC1EDBYSUCHSTRUCliJRALCQ.UWNS91ALLCOONTTOWAROM 
NUIIEEJIOFREQUIIEDP~GSPACES. 

r. WAIVER Of SE.CliON &-0201.3 REQUIRII'G lRALS AND BII:E 1RAL5 SHDtN ON ltE COIIPftDBISI\E: 1RALS 
Pt.AN1NfAVOR (KD£ S1R£ETSCAPEAND ON-ROAOBICETRAI. SYSTOI StiOMION llE alP. 

G.WOOFJCATION Of SECmN 12-G508 lREE PRESERVAliON TARGET, AS AU.O'f!ED BY DE't'IA"IICINS IIESOtiiED 
INSEC1IIJIIZ-~3A(1)THROVGHSECTIDH12-0508.3A(3}. 

H.WODFICATION a' SECliCIN 12-~D-4E-(5) TO PERMIT REDUCTION OF M .IIJIWUW PLANmG AREJo. F!iOW 
EIQH (1!1) FEET, TO A IIINIIIIM or AVE (5) FEET IN 0R0£R FOR TREES 10 SAliSFY DE TREE COVER 
RE~EWENT. REJgTOlAHOSCAf'EP\.ANSHEREIIIFORili!AI't«:<Fli£PROPOSEDPLANlltGAREA. 

L MOOIFlCATIDN OF SECTIJN 12-~11 FOR REQUIIED TEN PERCENT ME CANIJ'Y OOVERAGE CIN IID~DUAL 
L01S I LAND BA'IS. TO AU.OW FOR CANOPY TO !lE CALCIJL.AlED ON nE OVERALL alP llEVEl..(AIEMT 
AREA.ASDEMCINS1RATEDON1t£COI't£Rflt 

J.WOOFICAOON Of SEC110N 12-o!.IUB TO AU.OW FOR 1liEES LOCAlED ABOVE ANT PR(P05[Q 
PEKCa..AliON lRENCH OR !10-IIETENTION AREAS ro COJNT TOWARDS COUNTY lREI COVER 
REQUIREII!J<TS. 

PFNSfClK!!O-SJORMWAJ&RAH]BMpC!Ilf!!£!lJI!EMFJ!lS 

K.DE'MTDIS IIIIOOFICA'OON or REQUIRED Slllol AND BliP CRITERIA !:1Y M DIIECTOR. OP1ES AS OUUED 
INlHE 'STORMWATERIIIANA«MENT~PniDEVIA110NSNARAAllVE"OUTUNEO ON staiiiiWAlER 
WANAGEIIIEN1SI£tJSANDASFOI.LOWS: 

a}All. RI::Qlllf£D DE'MOONS or PFM SEC1lON 0-1304.41 TO ALLOW UllJZATDI CF fR.'IRATION RAlES 
LESS1HAN0.!2111t\IRFORIJESQICFINFl.TRA1CINSTS1EMSUTUZEDTOWEET11£COMPRD£NSI'o£. 
PLAMREQt.IIDIOORJI R£n:NT10N CF ltE FIRST1'0FAUNOFT'Cioi-SITE. 

b) ALL IIEOOIREll OEVIA110NS OF PAl SI:CliON S-1J11S.lf TO ALLOW rn;o ANY DETENTION fACIJTY l.OCAlEO 
'M1HIH A BUI.DJIG Ill GARAIE STRUCTURE TO BE 00\{RM[[I 8Y BUI.DifG C00E R£01JREIIEH'TS FOR 
ACCESSN«JMAINlE)(ANCf. 

c)AU. A£QUIFIED 0£\tAnONS CF I'F'N SECllON 6-130?.2C Ttl ALLDW FOR INSTAU.AllON or 1110-RETENllON 
FACIJlES tHAT UllJZE INAllRAllON TO BE CONSlfiUClED ON H-SITU FU YATEliiAL. PR0'9UD FBD 
1ESlS SHOW AOEQIJAlE ltfl.lRA.liCIN RATES DIST fl:fi 1'4-SfllJ MATERIAL 

6)ALL REQIJREO OE'MliONS Of Pf\1 SECTION 8-1307.2£ TO SET THE WINIIUW HORIZONTAL SEl!Aa(S ffiON 
!IU~G fOIJIIJAliONS BE REDUCED to ZERO (O) FEET IN 0R1D TO FACIJTATE INSTAU.ATION CF 
BIO-IIETEN'ION SYSIDIS IN AN URBAN EN\fWNWENT SET FORTH IN 11£ TYSON'S CORNER DESIGN .,....., 

•)ALL REQUitED OE'MTJDNS Of PFM m:nON 6-1J07.2F TO AU.DW INSTAI.l.AnoN OF 1110-RElENllON 
FACI.IlES 14 1t£ IIICIUTY Of L.DIDING DO!l(S, VEHIC.I.£ llloWiltNANCE AR£AS Ol OUTDOOR STORAGE 
AREAS to ACCOWWOOAlE H:URSAN ENIIIRONMENTSETFCfOHIN lt£TYSCII'SCORH£R OESIIJ4 

'""""'· 
f) ALL REOI.A!IED DEW-nONS Of PFll SEC110N &-1JD1.2G ll) All.OW FOR THE IIIAXIIIUIII DRAINAGE AREAS TO 

BIO-R£1EN110N Fl.TERS U1UZED FOR ltETENliON Cf 1t£ ARST 1" CF fiUNOFF BE EUMII!Atto W ORDEfl 
TOACC:OWYODAlEROCFlQ"RUNorFI'f'EDTOf'lfWOSEOSTRUI:"MES. 

g)ALL ltEQURED OE'I1ADONS OF" PF\1 SECTION 5-IJOUC TO ALLOW INSTAU.AliON or 1R£E 9011 FLlERS IN 
lt£\tCJIITYCJrl.OAOINGOOiliS.'oUICLEWAINTENANO::NIEASOROUlDOIJtSTllltAGEAREASTO 
ACtXMIODAlE Tt£ UlmAN EN'otRONIIENT SET FORlll W 11£ TYSON'S CIJDEfl DESIGN WIIEI.I£5. 

'""""..m' 
I DB+ GlfN\U£ .... ........... 0000 MOOERAlE .... 1IEADOW'IU£ FAit ......... 0000 ......,.,. 
2102 WANOR GOOD GOOD 0000 S&RE 

"""" 1ll.ENELO 0000 0000 0000 ,._ 

WDGAo<~-..,I'U.C ,.c-,._ ....... ...... .., .... :-.. oc.-: ,_..,...,_ _ . .........,_ 

:!:::'h==nz .;.1.(0!{..._ ... 
c-r.• H.~ 
_....,,_a...,~.-.-....... Ml)-· 

t5.: .... ~r-
;::-~-
MoWoo,VA.-

'" 11114Q.7tll0 "" ........ - ..............,_ 
ttT.r.!F 
_,__ 
IO!N."'"""'SI!.! =.:..v,.,_ -----.........,.........,__ --.................. -----S.O.HIIIIIooool ... _ 
Mol.-. VIII!•
" 'I'ID.ftl.-
... 101.ftiiiiB - ....... .........,._ 
2~···~¥( 
-'"""-"" "'""' 1-J,.._y,._ ----- = ......... :l:t::l::m_ 

c-o,,.,._,I.JWLLC 
JaLCOR.,__.. 

UMWS,....O.,S........,.,.MC_, 

Notn 

C-1 



SITE TABULATIONS 

EXISTWG ZONING. R-20/HC 
PROPOSED ZONING: PTC 
TOTAL SITE AREA: 913,198 SF OR 20.9641 ACRES 

• PROPOSED ROW DEDICATION: ±238,52:1 Sf Ofil ±5.48 ACRES 

DEVELOPMENT TABULATIONS 

DeveloP":l.~.~~.!abul~tif:?.r:'.~ .. 

Maximum Maximum Minimum Maximum Parking Mimmum 
Building Building GFA Dwallmg Required Puking Required Parking Required Permitted Provided Parking L.oading 

~:=~u1lding Haight(1] ~-·0~~-· .~) ''" I····· J'l Unitt (4] ? - Y. mile {5) > 'I• mile Parking Parking .l.~~!!.l.. -~-~-~~-~~_] __ -~p-~~~· .. 
M~IX .. Mrri .. ··Max Min 

I 2 
160 

I 
15 .338.000 331 331 473 .... 331 

. ::-~ ... 400 1.2 

245 .. '22 1·:::::·::.~~-~::: 456 456 '648 456 '470 ···,·o 
3 "'160 I '15 2ii '327 414 327 41"4 352 1'3 
4 160 15 260.800 256 308 389 308 389 312 12 

245 22 461.100 452 543 688 543 688 550 12 

245 22 499,300 490 490 696 490 696 576 12 
160 15 319.900 314 377 478 377 478 380 12 

Total 2:~2~;~~. ... ~:~71 1277 1,8111 1',555 1,969 2,832 3,786 3,040 1.18 
on-street residential spaces 67 

on andl off-street (spaces for jublic park 100 

[1] Maxtmum butldtng hetght ts measured t-om average grade and tncludes mecharncal penthouse, rootop amenlttes. and archttectural features 

[2] The numbers ofl!oors shown are conceptual and may be adJUSted prOVIded the maxtmum building hatght for the butldtng ts not exceeded Butldtng heights br Butldmgs 4 and 

~·and the southern sectton ofButlding 5. may range tn hetght t"om 6 stories to the maxtmum number of stories identi1ed aboWo 

{3] The square botage for indi'Adual butldtngs is conceptual, square footage may be transferred between butldmgs proVIded the maxtmum heights and oWorall stte FAR are not 

exceeded 

2 

2 

14 

[4] The number of dwelling untts tn each building is conceptual and tncludes both market-rate and WDUs The number of units may be adJusted &t the ttme of FOP and/or Stte plan 

approval 

[5] The residential parktng requtrement calculatton for Butldtng 1 was based on an average mtx of approxtmalety 60% 0-1 bedroom untts. 35% 2 bedroom untts and 5% 3 bedroom 

untts Restdenttal parkmg requtrements for Butldmgs 2 through 7 were calculated assummg an aWorage mix of60% 0-1 bedroom units and 40% 2-be<lroom units AI the ttme of 

-~~~~ ~Ia~ .. th~ ~ct~a!_nu~-b~~-~-f-~-~~t-~:.~.~-~.?.f_?.~?~.~--'XP~.~ ~-~? .. ~P.~~~~~ ~~rktng Wlll be ~~~~-n~. 

[6] Parktng pro-..;ded and the parking ratios are esttmated: the Applicant reserves the nghl to pro'o'ide more or less parkmg tor each butldtng at the ttme of FOP approval and stte plan 

approval proVIded the maximum parktng rates set forth in Section 6-509 are not exceeded at the build--out of the oWorall dewlopment. On-street spaces listed abow and shown on 

the COP are subject to modi,cation at FOP and stte plan 

[7] Up to 50.000 square feet of relatUs&Nces are proposed as an optton at the Applicant's dtscretion Per the Comprehenstw Plan and Zontng Ordinance there is no mtmmum 

parXtng reqwrement for retail!seNces. The Applicant res eMS the right t'J prOVIde addtttonal parking fof retatl/ser.~ce uses at FOP tn an amount that is less than or equal to the 

parking maximums spect~ed tn the Zontng Ordinance 

IntensitY Tlers,wou Bonus Calculations an<IF.AA 

Portion of 
GFA 

Land Area Workforce a&SOciated 
and Density Estimated Dwelling GFA withWDU FAR FAR 
Credlt(%of Dwelling Units (%of total) Bonus without wlthWDU 

Intensity Tier Inial) Unit& (1] 12] [31 WOU bonus bonus 
lier2 
1/B-1/4 mile 280,020 s 1.322 264 1,352,800 0 4.83 4 83 
(unlimtted FAR) (31%) - (20%) (52%) - - -
1ier3 
1/4-1/3 m11e 
(maximum 2.5 436.166 s 1,249 207 1,269,600 211,600 2.43 2.91 
FAR+ bonus) (48%) - (16.6%) (48%) (20%) - -
1ier4 
1/3-1/2 m1le 
(max1mum 2.0 197,012 s 
FAR+ bonus) {21%) 0 0 0 0 0.00 0 

Total 913,198 sf 2,571 471 2,622,400 211,600 2.64 2.87 

[1]1n accordance wtlh the Comprehensive Plan for the Tysons Comer Urban Center. wtthin V.. mile of a Metro Station (Tier 2), 20% of 

t~~-~?_tal_~~r_t:J_b~r_?! dwe_lli~g u~~~~ .. t.? .. ~ ?.?.n~~~?.t~~-~~?~~~-~--~E!~s. ___ B_~¥~:m.d_ Y. ~11_e_ ?~ a Metro ~-t_al!?~ -~1!~~ 3 -~-n~-~)-__ un 

. [2] Buildings 1. 2, 6 and 49,700 GSF of Butldtng 5 are located Wtlhtn Tier 2 Butldtngs 3. 4. 7 and 411,400 GSF of Bu1ldmg 5 are 

:located withtn Tier 3 ........................... . 

[3]1n accordance wtth the Comprehensive Plan for Tysons Corl1er Urban center, Tier 2 is not entitled to a bonus for the proviSIOn of 
WOUs; Tiers 3 and 4 are allowed a 20% residential floor area bonus 
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PART 1: LEED COMPuTA fiONS 

TOTA: RUNOFF VOLUME (EX. CONDITIONS) 
'· 'I'll: '.2 7 ~':: < (~.~3/12) K 43,560 "' 7'!,145 CF RUNOIT 

211':12.7AC•(2CB/12)x4J,~O.,S5,890CrRL:"OFf 

TOTAl RU~JO!T VOLUME fPRO:. CONO\TIONS) 
1 '111: 127 ~C X {206/12.) x 4-J,~O • 94,91jB Cl' I!U"OfF 
2 Y~ 12 7 ~r. c (2 54/12) < 43.560 n 117JI'~7 CF Rl!N(H 

TOTAL RUNOFF VOlUME (ALLOWABLE RELEASE) 
THIS Sill IS GRE"I'ER ltiAN 50': :IA"8!\o10t.IS IN TH f.XlSTIN<; CQNI)f"nONS 1ll£.~trQR~. 
PER LHO, POST-Df:lltLO?!.I(NT ';I)UJUE FOR TolE 2 YEAR SlOf/lll YL:ST ~0-:" (XCf(D 75% 
or 11-!t (XlSllNC CON~ll~S \<0..\li.IE llo!£REF"oPE, ANY Ao)Or!IONAL VCUJt.IE Wll~ BE ~ET 
llif!DUGI A REUS[ VAULT. PERTH( 2-~H 241iR STORU RUNOIT COLWIJTAnCtlS .1.00'-f: 
lHEREQIJIREO VCl.UWEREOUCllONFO!l nlE~T()['IEJ.Of>'IIENTS~C'WiS,I,SFOI.LOWS 

2'<R. 117,007Cf- :0.75}'95,890Cf"' 0,100r:1'tRr~iREOR'J"o0ITflEDV~l1GI) 

LEED PROVIDED RUNO~F R::DuCTlON VOWME 

~l'f lOlA~ 5T:)'{AG( ~ "ll0~0 IS fOIJ.IIL TO 11-!t SUM Of THE ~TCfiAGE 
PP.0\1DEDTODErAIN1HEf1~11'0fRAjHFALLANCJANYoiOOITIC»>AI.~TORA(;(PRO~..D 

EI~THEVAR:Ol1$1li)HOffl!fiit.:CTKt<P!1AC11CE'S ASCAH8(5ffNN111THE O~ C()IM'uT.o.TIGIS ON Siif.f.T C-1~. 1Hf. lUTAt STORAGE PRQIJ10CD ON ~llr IS 67,517 ff~ 
~SVIl..UMf:ISUJ!.G£11fHAJ<lHERUt00FTREOIJC11Ct:RE~EOPrnLEEO,!l18lE~ORE 
~S SITE I.IU.'!"S THE l..E£0 REOUIIIDAENT 0> R£DUOW~ SITE RIMOff N 75" OF TH£ 
DJSTIN<;CONDITION R\.NOFFVOLUWEF0RlHt:2-YRSTORW-

'-"'Q_h1>.QYiA~C.C .. RJ;kc•\_:if: _ _f'h_)I 
THfAU.OWABLEI!UEASf!l:AlrfORTHISPLANSHALl!l£0iCTATEDBY'rn£Pn.t~~OOf.S 

NOT AlLOW FOP A '<Ali: GRE.~TER TI•AN E>5S11NC. S([ PAfH II ON lrll$ ~1EET fOR ADD!. Tl<:INAL 
IUFOR!o1ATION 
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'tt§ONS t?9fN«:j; C9WBI!)jf!'ft!!if; P\A!J lfOB!tN!!J!RJ!: COtf'Of!MAK*fj S!!MI!t!§f NA8JSA'C!V" 

Tl* PUIV'OtEOF nti5N.lfii'!ATI'IE !Sl'O!li!'TAL roEPACG£R8Y~H nl£W8J£Cf SITE UI!.ETS. 
I::J!.CEE:.UI.. OR l'fWiriDI!t lU Tl1l:: IAA.liMUM UTEJfl' ~SI9U". fHI! ltUNOI'} FfEDIJCTION l.cf.OOlfii::Mf.Nf$0f 
ntE fYoSONSCO~RCX.liWRIEM~IVE PtA~. 

@MPBfl!E!rtfj'VE PLM tJ!?RM!!fA.T£R W!K9c;€Mf!HSWAL§.· 

• tHI:S:S'hJAMWA1tlt:Wof.:4~f NoltAA.A'rllft~Jof()WfJI"~AN PR:OPO&a lO r«'U 
lli!O ITORMWII.~ J>.!:QVIRI!:!J!Ef~TS C# ntE"n'$0Ni5 C'OA;~f:l'l CON!'REMEN31\f[ PLN.~. lH15 
IIIAI!:Fit.Tlllf ti'I!&I':IOOJ!!S THf IIAI'II('riJ!l $TAA'N!GIES IJ'I' ~ YHI!: VAA!OI:& GOAlS AAf. m 'JF. 
MET (E'.ll. \IEQETP;Tllll: ROOF, BIC.MTall~. ETC.J. 

~NEPUJi 
SrOfHfWA~RIIIMifA6elleN1" , 
GOAl,$ --·- . :ft~P~fl~ 
""ifOioNM'A~~~Oi-Nt. : iiR'IOHA~WM.i:atUSf!i.Hr•;'n:i!"mA·HQII:'fflO!' AAI!n:~ 
AlfD WA TP:R OVAUn' COif1ROt..S : ROAO ~0 Tri£ SII"ORT& RU£1 JN THE EAST OF !He &IlL SEE 

:~;:,:J:*:"ri.::x.o js!'L!!:Yc-ni'OMLOI.:Al\Oioi6 
WAT£-HH#T01~QROIMD : 
~SOILSARf'I.HI'Ast.ECII!: 
R£V$t:ff,WI£R£ALlOWED.TO: 
1HE EXnh1PffllCJK:4BI.E. : 
'if'.DIKlKHI(l;<!J1~JITf'R : 
RI.JN<WF VOl UW /IS fHE .51NG~.t : 
MOSTJIIII"'RMNTUOIWWANV!' 
t»!$;GN~JI:C11Vl:'I'OI't : 
TTSOHS/ : 

;:_~~~r::({N(;il' Tr!i~~~:;;_H~~~:~-~Hu,;;~;~-6:~· 
nETIWftf:JDN4>1ttltfl(IJJGJ• :txTEh'T111:Rt;~:»A!NST0111:MWAT9l~.t.Co£t.€:"1TSTRAttQIU 
JWJtTRAJKW, : HA""E SEVJ t.mi.J2!D:i1EG£TAT!Vf!Q'OOF.S, BlO!ttlE~>NlN. 
t:VAPQtR~ATIOHANf)IQR : lm'LTiteflON,ANI>!JitB-A,.It!OAf:lf~ (Tf!FJ;P!T&AAO 
!'rl't!ll.!!. IF, (INA OM!N S:ln!, 1~ : 6TCJI!AWATI!FI PIA!oi!'!':RS). 
Rff(fiHKM Ofl..i~Tf <!» 'D,1P. : • llE 1.-'E'Of:fa.TIVe ~001'1> tiJI\If. SEE<Ii OE6K'NED PER DCII 
f-IRS1tH~OFRAINFAUIS i Gl'tCllt:AIIDAM:IJSROlOtnAAff'OTlii/F.oJJiTATIIR'4HO 
/JfliKJNS1RATl!:!'III()TTQ« : ,.OIII.:tt;.c:;ETATIVfROOFAR!!M. 
FUU.YAC:Hin'Aift.f,All. : ~ lliE8'0REl'l!Jf1Xl~MiEAHMBa:NHAATJ!QJC.AU.Y 
IIVNlAB'..l:MfJIWAESSHIWI..O : l>t"-CEDINTHE:NEn!ANOI'-OJG1llf.E!'TOOI''r~liG 
fiE.IIIfi>I..Cr«Nff:IJ '(0 ll{f : TfCHIWIJH~ Sr.H':I!!TO!"~. UR!i.IINA~l'ION(!A 
l!.ll'ENT POSttet.E fH OP.DEft TO ; fREe t$0JC r11. ttA$ WIU. &!!; !1APl£W:~~O ~ C:2N'n"R 
fjiJ('I'Oif! rHJ:!IGOAt •~«~ ; oi>U.fY IUIOAHOERaO,.I'IOAD. iHE ST'OP.MW<I<TE'RPi.AHTERS 
ACH!EIIt'P..utfiAl R!iJ'EJ'ITIONOI"; '"IU.l TMAT ARt"'-' Of fJII'.!OOio! RC:IOI"ttOTmt:An:llSY 
rHf" 1'4ft71NCNOI' n.tJHI'.lU. • ' l!:ll'l'l:!<!lt\IE GREEN P.OOf. 

• lf4F!lli'IA.TION SJI.A.ll Df tm:O f'tfl: ncR B•£CIIll 
~ !TGJ401J1.03fHQT£0l~47tHf_:l$f(lrN'RV.EAO:.E 
Poi>V~NT oi>NO ~y WfU.I> All'f. toroT AP.f>UI':ABU! ru THI~ 
ll'll'. 001< fO ~ et,0$1: PN:OJUMnY Of 1H£ AiJA!MCGt> TO 
AlfY PQta'lTIAll!'XlAT!OH Of JHB!E FACR.!T!f$. 
~ tlli£'\'UTHI!'Uftla~ NA:hJR! OF 'fH!Il:!Jil'I!'~I.&S SWALf!&, 
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\f8,}E;.TA.tll/lf'llm;;li5TRIPS.oi>HO:St:Efl'Fl.OW't0 
Con&I:MIIA lK!I'f AHEM ARI'. NOl ,.HACI!c-A!lll!'. 

~AlL. Of' nte;t H:ACIY.:I:!~ AMI: ADf:out.'IY'-'f atn'O ,:;01( 11-Cl'. 
; AAOI'Oi>EIJ DRo\INAGe PIMA.$ 1'tl THEM. TtlnE PAAC'OC£1> 
:<:I>HEIMDYKilOAJIOti:~tlif!El'AtNfiUR~at.LOEPn!Ol'~N 
; INI!Ht!ilo U.HWHEN CC .. SIIH!JIING TH~ l£1!0 SI'EGJI'i!O EVS.m 

i1~8s'ft'.:.8~~~~?[~~~~~C:~:m 
: TOP<IflAAPHIC COft!llRICTS {ROI.OWAY l$ CROVom£01 
':~ER, fHEEJHlfi£8UitOIN<.'lf1XlTPAIIII't!'i48l£n')QfiA!ti 
: TOlHEall:t'F.III ROOr JoR!'AISTOiiMWA.TERPlAAJI'tRS. All. Of 
:THE "-lU~OFF Rf(lU!:':'IOH PAACT!Cffl ON Strt '(lf;:l!IS A TnT II,~ 
; eoJjf'ROLli<D A~A Of 19.'14 ACRU CH ~~~ <Jf fHE SIT£: 
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MANNEfl' TH.HWIU., RFIST AHO : P\,4>CT£l'lt• foiAVli AllBiV-1 OE~D"" AC.CORMNCE VJmol 
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i =1i~~S:/"'Jft$t~O :~~,~~v'l~~~~-:r .. elto; ~o : 
1 :;:::...r;:, ~~/QUU . 

j~~~~lo::: 
~=~~=~:...,~;;.£ 
!=-=::~tts~::; 
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liXrENfi«<TI)IM"RRV!" 
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j.RfSTOR..UfV£PIIIOC£SSfS 

i;.~~~~~JEC!].~ 

C9Mffl£HEN!WE PLAN IMIPlCM£NTA!!ON 

THE TYSON'S COANe'-R CO~PREHe:NSIVE STORPAWAteR: MANAGEMeNT IPLA.N SHAU Be 
lMPLE~NTE'D VIA THE USE OF BIORETENliON AftfAS (BASINS, STORI'.'WATER PtANTl:RS. AND TREE 
BOX Fll TERS} AND VEGETATIVE ROOF& AS V~ll AS A POTft4TIAl UNDERGROUNO lE~O REUSE 
VAULT THAT. tHE BU!l.DING'S H1GH ROOF AFI:EA SHALL BE CONTROUEIJ IllY A SMAU. AA.EA Of 
EXTENSIVE IJt:~EYATIVE ROOf AND ~TORI'IIWAlERPL.A!'fTERS. TliE PQDIOM I..E\Ift. SHALL. BE 
tRO.ft'O BY INTeNSIV£ GREEH ROOFS THAT ARE Of! SKi-NED TO TREAT BOTH Ve:GETAliV'E AND NON· 
1/EGETA ''VE ,6Fif.AS. Btl.OW !$A BREA.K.DrJWN OF l'Hl'.l~fMf..NTATION Iff.~ ON l'Hf 
STORfi4W4TER CONFORJAAJIICE CHECK liST; 

,.,. AS CAN Br: SE£:N WH'H THE' COMPUTATIONS PROVIDED IN mt; TYSONS STORMWATE'FI 
COMPliANCE SPRUDSHEET THE REQUIRED TREATMENT VOLUME IS CAlCUlATeD AS 
1" OF RAJNFAtl OVER THe EN. TIRE SITe AREA. 

"' THE SUBJeCT APPUCA 110N SUCCESSFULLY f'MPlO'fS VEOETATE:D ROOfS, 
B10RfTtNT10N. FWN\'II'ATER HARVESTING, AND URB..W BIORf:TEN'fiON. T1iE 
SlORMWATfR MAHAGE:MENT OEstGJJ FOR THIS Site SHALL INClUDE PRACnct:S 
THAT ARe OOCtiMtWTF.O IN THE OCR RUNOFF ftEDIICTJOf4 MAAIUAl. 

;. ACCE'SS TCJ THE. STORMWATER 81-AP fA.CIUTIEI SHALl. aE PROVIDEO' FOR 8¥ RQOf 
TOP ACCESS f"OR THE VEGETATIVE ROOFS ANO STORr.:!WATER PUNTERS AND 
STREeT ,D,CCESS TO THE TREE PITS. 

"" THE I!KmETENTION AREAS, TREE PfTS. ftAJNWA TEA HARVESTING S'fSTEM, AND 
VEGETATIVE ROOfS SHAll BE PRt\IATa. Y MAIHTAINfD. 

:.. lH£ PESIGN SIIAl.l CREATE A SAf£ £NVIRONME!IIT FOR THE PUBLIC THE 
SIOREJENrtONARa,SWlU. RLOCAfE:Ot-JEXl TOA SIDeWJI.Lt( THAlWfLl 
OISCOURAGF. PF.nf.STRI.AN CONFUCTS. mE llWE PITS Wfl.l BE PRUVIOf.D WITlt A 
GRAT£ OR A FENCe. 

.. THIS PROJl:Cl SHAU Be CONSTRUCTED lt'i P"ASf::S. EACH BLOCK SHALl Hlo.VE 
lfoJDE:f>eJ!le'.IT $WM CONt'ROlS (TREE ~l&, GREf:N ROOF, Etc. I THAT MffT TI-lE 
GOAt..O eN' THE T'fSONi CORNER COt.WA£HBIISIVE PlAN. THE 9tOA'E:TENTIOIIII AFifA 
IS SIZED SA.SED ON THE Ut..TII'MTE CDP DfWNAGf AREA. 

~ A DETAIU:::O LIST Of WAfVERS REQUIRED FOR IMPlEMENTATION Of TliiS SWM 
STHA'fi!'C.Y WCI.UDt'; 

1. IN Kr;t;P!NGW!TH THP; URBAN CONCt;PT Of THIS De.l/fl.OPMEIIIT. A MOOIFICATIOr~ OF PFII<I 
S!A~DARD 12-41::"'62 1S 12) 1$ MQUESteO TO PERMIT THI.'. ReDUCOON OF THE MII>HMIJM 
PLANTING AREA FOR TREES PLANTED TO SAnSFY TK£ TREE COVER REQUIREMENT TO 
REOUCE Tlif WIDTH FROM I;IGHT lin FT. TO A MINIMUM Of FIVE {I! Ff, A.S SHOWN ON THE 
COPifOP AND AS PROVIDED IN THf. PROffERS 6-ml~CT\JRAL SOtLS Will BE 
I!IIIPLfMtl.!Tfl) TO ENHANCE SUflVNABilfl'Y OF !ME THEEl:! SUBJECr TO HIS 
MODIFICATION REQUEST. REfER fO TliE fYP1CAL STRfET SECllONS FOR 1NE' GRAPH~ 
Pl.ANTIHG Pl.A?t. 

:z. A WANER TQ AllOW STORMW.A lliR MANAG:SII'ENT fSW~ AND BEST ~GOIENT 
PRACTICES (BMP$) TO &£: SAlla:FifO BY UNot'RGROUND S¥STf.MS FOR THf. ~OStD 
REstOt:NltAL DfVE!.<*MENT, AS REFE'RENCf'D IN S.!'CTION $.03~3.8 OF THE PFM. 

3. AU REQU£!>TEP DEVU\TIONS OF PFM S£Cl10N 6-1307,3C TO AU.OW F'OR INSTAl.LA.1'10N 
OF 9!0-RI!:'T£NTION FACIL!nES tHAT UTILIZE INfii..TRATION TO Bf:: CONS't'RUCTEO ON IN· 
$11\J FlU. MAT£RlAL, PROY1DED FIELD TESTIS SHOW ADEQUArE INFILTRATION RATES 
~.l!'ISTFOH IN-$1TU MATf:"RI4J.. 

4. ALl RfQUESTEO DEl/lATIONS Of' PfM $f:C110N 1·1307 .40 ro Al.lOW UTR..lZATIOf~ OF 
INflltftATION RAT£S LESS ntAN 0.52 fNIHR FOR OES.IGN Of INFILTRATION SYST!!Ms 
UTIUZED TO ME'ET THE COMPREHENSWE PLAN REQUIREMENT FOR RfTEN'TlQN OF THE 
FIRST 1" OF RUNOFF ON-&rre. 

5. ALL REQUESTED DE-VIATIONS OF PFM SECTION 1·1308.3F TO ALLOW FOR AH'I' O£TVH10ti 
FACiliTY LOCATED WITHIN A BUILDWG OR GARAGE STRUCTURE !IF RE'OUIR£01 TO BE 
GOVfRNEO B'1 BUilDINQ COO!! RfQUIREMfNTS FOR ACCESS AND L!MINTENA.NCE. 

IJ, A.Ll REQUESTED Oev!ATIONS Of PfM SECOON 1-1~1.21: TO SET 1lff MlmMUM 
HORIZONtAl. SETBACKS Fft0"1 8UilOING FOUNDATIONS~ Ri;.DUC£0 TO SIX ~I) FEf;JlN 
OFIDf.R TO FACA.nATE INSTALLATION Of 610-RETF.NTlON 8'fST£MS IH AN UA.BAk 
ENVIRONMENT SliT FORTH IN TH~ TYSON'S CORNER Of'SIQN GtTIOE'IJIIIES 

7. AU fti:QUESTED DEVIATIONS OF PFM sEC'tlON 6-1JQ7.2G TO AU.OW FOR THE MAXIMUM 
DRAINAGE AREAS TO BJO..ftfl'fNTION Ft1. TERS unuz~D fOR ReTENTION OF THE FIRST 
,~OF RUNOFf BE E:I.JMJNATEO IN ORDER TO ACCOMMODATE ROOFTOP RUNOff PIPEO 
l'O PROroSE.t:l Sl'f~UC fUR2S IF REQUIRE AT l:iffE PlAN TIME. 

,.. 1l!E I..EEO REUSE VAULT SHAt..LI'lf PI..ACED IN THE Mf"biAN ALONG MAIN s1REE1' AND 
THE ACC£5& POINt SHALL NOT ADVER&el Y IW"A.Cf LANO$CAPING OR mt: 
SIOf'WALKZO..E 

;. A -4'X4' ACCESS DOOR SiHALL BE PROVIO«:D FOR TIIf LE£0 REUSE VAULT FOR 
MAINTENANCE. 

DESIGN Qf BEST t,tANAQEMENT PftACUCES 

• RU!-IOFF REDUCTION PRACTICES 

l'Hf PROPQi.ED RUNOfF REDUCTION PRACTICEIJ SHAI.L BE VEGHATWE R<l0f8. I~II.TAATIQN. AND 
BIORETEflltlON AREAS- BElOW IS A BREAKDOWN OF TliE' RU"OFF REDUCnON PRACTICE 1~'-l$ 00 THE 
STORMWA TER CONFORMANCE CHE'CI< UST: 

,.. RUNOFf" REDUCTION BMP'SIN THE FORM OF !NFIL TRATION SHAlL CONFORM TO OCR 
SM!CII8 

r lltE VEGEtATIVE ROOF SY!S U::MS SHALL CONt:OA'NI'ro OCR SPeC116. 
,.. URBAN 910-RETENTION (llU'.E Ptl'S Af.m STOR~ATER PlANTERS) .SiiJ\U OONFOFtM 

TO DCR SPEC*t. 
, AS ME~llONED EARll~ DUE TO Sftt: CONSTRAINTS mt,: ENTIRe 1.0" OF RA!NFAilL 

COUlD NOT 815 CAPllJRED!COf.ITROt..lED. THE PROPOSED PLANS CA.N ACUOIJNt FOR 
O.i4~ (117w WHEN CON$iti£RING THE t..E£0 SJ>eCIFIEO RAINFALL EV!;NT~ AS CAN BE 
$£~ON THE TYSONS STORMWAteR CONfORMANCE SP~ADSHEET. 

TI£R 2 WNOVA nvE BMP'S jNON-RU~OfF R£DUCINGiftt.. TERING BMP'S) 

TH£RE ARE NO TIER 2 N£W OR INNOVA nVE BUP•s BEING PROPOSeD WtTH THIS SUlUECT 
A.-PUCA"IION. flolf MAJOR!T'f Of' ·rHE SflE JS CAPTURED BV A BMP. 

• T!EA: 3 INNOVATIVE BMP'& (t«)N-APPROII£0) 

lltE INTENSIVE GREEN ROOF THAT TREAT5 BOTH VEGETAnYE AND N¢N·VE<lETAT1VE AREAS. 
STORMWA TER fi'LANT~S HAVE BEEN OE.SKlNA TED A TIEft 1U APPROACH. 45 CAN BEEf~ SEEN Ot.i THE 
COr.WUTA.fiOHS ON SMff·r C-ti 0.19" Of THE TO'f.AL llfPTH RETAINED OF THf:' f'IN:STINCH Of' RAINfALL IS 
CONTROI..LS)!CAP-TUREO BY THESt: TtfR Ill APPROACH[;:&. IN THE AOVI:NT THAT fHtSE APPROACI~I!S ARE: 
NOT FeASIBLE A.T SJTf PLAN n~ IT 15 ~QUESTED THAT CREDIT fOR THE LUD I!:I/£NT f).l') B£ 
AI..L.Owt!:D. AS CAN 8tf AL$0 Jf!fN IF TltiSCRE'OIT IS GIVEN FOR. THE lfEO F\AtNF'AlL f!VE~T!HEN 't'He 
TOI Al AMOUNT Of RAINfAll. RF.fAJr..lf.D !!"AI. I. Bf. O,&t'' (U$'+0.23") 

• OFF6flE: OR SHARED fAi';IUflf:S 

CUA:.Rt:Nll '( TH£ ~UBJf!CT APPLICATWN OOE6 NOT PRIJPOSf. THI.'. US!: Of OF'FSITE 0~ SHARI!O SWM 
FACII.tnfS. 

• CONP:ORMANCE Wl'fH COIIIPREHEIIISJVE PLAN STOR_MWA'reR GOAL$ 

tT IS THf BELIEF OP' THE UNOERSIGN£D ENGINEER 11iATTHI5 SlT~ PlAN ADfQUATfLY HAWDi.£5, ro 
THE ,._.AXIMUM FXTfHT POSSIBI..I!'. THf. RIJNOFF REDUCTlON RfQ!JIRE"'fNU OF THf! TYSON!$ CORNER 
COMPRE-HENSIVE PLAN. BELOW IS A SUMMARY OF l1t€ RUNOFf REOOCTION PRACTICES UTli..IZED IN THf 
STOAMWATER MANAGEMENT PlAN AND THEIR CONFOFtMANct: "tt tHE OIIERAL.l GOAl Of'l tHI: 
COMPREHENSIVE STORMWAlER MANAGe;MENT PLAN FOR THIS SUBJfCl APPLtC.AnON. 

:.. Tit£ WBJf.CT APPUCA110N PROPO~STO CON'I'ROl.J'CAPTURf: 1ltt' FIRST IU4" OF 
RAINFALl USING INFtl TftATION AND RUNOr:f REDUCTION 10 THE MAXIMUM EXTI!:NT 
PQSSIBLE !1.17~ WHEN CONSIDERING THE LEED 6PECIFIEO RAINFAlL EVENT}. 

:.. lltl& PROPO!EO DESIGN SHAll.. OPTIMtZE, TO lltE MAXIMUAA EXTENT FEASIBLE., 
RUNOFf REDu<:l10N VIA tHI! EII1PLOVMENT Of \II!GE!.tATIVE ROOfS. TRfE PIT$. 
RAINWATER HARVEST1HG, AND BIOREYENTION. 

·.. Tl1E PROP03f[l DESIGN DOt:&lifLP CON'fR(JL Pf.AK FLOW BY REDUCING lHE 
RUNOf'F VOl.UMf AND A$ SUCH Tlit' P~AK OI~HA.RGED IS ~DI.IC£0. 

;.. STREET RUNOFF HAS BEEN ADOREBSEO VIA THE USE OF &IORETEHTMJN AREAS IN 
THE ~N THA '!' 1MLL CAPTURE RUNOfF FROM MAW STREET A~m URBAN
BIORETENT!tm:TRE£ PITS THAT WILL CAPTURE RUNOfF FROM l."ENTER LANE, SOUTH 
STREET. COlSHIR£ ORJ'\IE ANO A PORllON Of (;()t..SHIM MEADOW DFIJIIS 

,.- ST'REA.M f$-.TA.BRJZATI-ON.AHO R.UTORATION HA.$ NOT ~N PRO,..OUD WfTH THIS 
SUSJECT APPl1CATtON OU£ TO THE tfEED Of A COMPREKENSlVE STREAM 
RESTOFtATlON PROGRAM. 

i1 THIS SUBJ£CT APPLtCATIC»J &lULL COOFORM TO TME PI"M'S SWI'JI Re®IR£MENTS 
FOR ADEQUAtt: OUTfAll. DETENTION, WAU:R QUAUTY, AND ()V£RL.ANO Rfl.l£1". SEE 
SH£ETSC-13 TOC-17 FOO 0£TAILS. 

SYrPtgM(NlAJ lfJfOfVMTlOIWfJilltiC.A719N BEQUfiS! 

Wtfllf! IT!$ NOT PMCfiCA&£ TO R!:TAIN AL.L OF TMt' $UB.l!Cf $fr£. IHC.t.UDINU AAEAS OF llt£ 
SITE PE~PHERY. DUE TO VARtOUS CONSTRAWTS INCt..UDING SITE QR.ADINQ. OTHER 
COMPRatfNS>VF. PLAN REQUIRf.ME~HS, AND "POT REQUmEMfNT&. COMI"LIAI'JC£ WITH THE 
COI'.WR£He~J$~E' PLAN GQ,61. FOR c.-PTURINOofiETAJNtNO >HE FUU. 1-INC:H RAJIII F.VE'NT CAN 8E Mf.T 
ON $1TE BV CAPTURING Off$1TE AftfA$ ff lltE RUNOFf R£tWCTION MEASURES AND 
COMPVTATIOI'.i$ SHOwN HERI'IN ARE M'PRUVEO SV THE COUNTY. If THE FI.UNOFF Ra)UCT10N 
M!A8UA£1 ANUiOA' CQMf'UlAOON& SHOWN Hf:'REIN A.Rf: NOT APPROVED BY OPW£:&, 'Uif:' 
APPL!CA.NliMll. WORt( Wnlt ni!: COIJNT'f TO MTAtN -:HE fiRST t-INCH Of RA!M'AU. TO THE 
txTE.HT PRACncABl.E IN ACCORDANCE WITH THE CO~IENSWE Pt..AN GOAL. 

JN FURTHI!R4J-JCI! Olt THI! APPUCAN!'S CO~MtfJ..ta.lt'$ HERf'IN AND Wtm..E IT INTI!NOS TO t.E!'T THE 
1-INCH RETENTION GOAL USING Ttl I! TECHMOUES SHOWN. IT RESERVES THE IUGHT TO UT!Ulf ANY 
COMBlNATION Of UD (£X! STING AND f-UTURE' I ~su:JI!:e:S TO MEa Tttl$ GOAt.. SUB.IE'-(.;T TO THE 
RfVIfW AJIID A.PPMOV'AL Of: OPWf'S At TIME OF .'5((1~ PLAN. 

RECOGNIZING THAT RUNOFf REDUCTION TeCHNOlOGIES ARE FtELATWEt..Y NEW AND STU..l. 
EVOLVIHG. mE APPLICANT'S FII'OAL DESIGN DEVELOPMENT AND/OR DPWES COMMEH'B ON THE SfTE 
PLAN MAY RESUI. TIN CHANGES TO THE LIO MEASURES SllOWN ON THE COP MIO.'OR FOP, 
INCLUDfNG, BUT JJOT LIMITED TO, EUMINATION OR ADOITtON Of IJEASURES SO lOHG 4S THESE 
CHANGESllONOT AffECT I HI: GRID OF STHEETS, lltt!Gf.NERAL LOCA.llOfllOf THEPotiiiTSOF 
ACCESS TO EACH BLOC!(, THE GENfRAJ.. lOCATION OF TH£ BUilDINGS, ntE' BUILD-TOt.INeS. THf 
M:IMMUM AMOUNT AND GENERAL LOCAOON OF PUSLICL Y -ACCESS URSA.~ PARK LAND AS IMY Sf 
APPLICASlE. FOR EACH BLOCK AND TME GE.NERAL QUAUTY AND CHARACteR OF TME STREETSC6J>f 
ALOf~G THE PUBUC AND PRIVATE STREETS WITHIN AND ABUTnNG THE SUBJECT PROPERTY AND AS 
Oll'IUIWlSE SPECIFIED IN Ttl£ PROFfr::RS, 
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T-IE SJ8JrCT PROPfRTY 1$ IQE.J\iOifi[D ON THE FAIRFAA COUNTY TAX ASSf5SME:NT UAP JQ--3-((28)) PA.RCUS S, 6, 1!, "-NO 84 A~lO IS 
LOCATED AT THE SOlllli EAST QUADRANT Of' CHAIN BRIQr..E ROAD ,-,NQ A.~D£RSON ROAD (!l'X!T£ Jl146). TI-~E PROPE:Rn i$ SOUNDED 
BY ANiJERSON ROA\:1 TC ~E f,QRIH, D'I:>TING CQMI.IE.RC!-'L DfVI:"LOPMfJ'F r0 THE SOUTh AND WfST, ANO TO lHE. EAS1 THE EXISrlNC 
OEVEloPMEt<T 0"' 'T1-1f Sn[ IS RESIDENTIAL BUILDINGS WITH PARKING AREAS 

THE FROPOSfO SIT£ HAS two OISnt.CT Ot1Tf"ALL THt nRST OVlTALL IS II~ THE NORTHWEST COR~lER THAT ULTIMATELY DISCHARGES 
IN I() SCfJPS RUN (A NATuRAl OP~N CHANNEL) THt. :.t:CONO OUHAU 1$ :.OCATfD It< ~<. SCI\Jf!·l EAST CORNrR Of lH~ SHE. 

THf F1RST OUTFALL OUl'rAll OIS(.HA~Gf.S INTO A CLOSF.O CONfJUIT S'rSTEM 'MAT fi.OI't'$. DO'MII -"''Of.:RSOI'< f't1AD ANO ~.Vf.NTUAJ.l'l' 
OIScr.AAGE'S INTO AN EXISTING 6')(6' SOX CULV'ERT T'iAT CROSSES SNEATH DOU£Y MADISON 8L'A) AND DISCHARGES INTO A NATURAL 
INCIS£0 0P£N CH..,.N(L BETWEf.N THE EX~T RAMP FOR DAAR AND OCLLEY I.IADISON BLVD TH:S BOX CULV(RT HAS lo. DRAIN.t.GE AREA 
Of APPROXIMATELY 7'5 AC~ES. fROI"<I HERE THE F~QW ENTERS INTO •NOTHER EX1Sl1NG OJLVERT THAT CROS<;e:S BEN<:.UH ll-iE EXIT 
RAMP FROt.l DOLLEY WAOISON ""'O OAAR. 11-·llS D.IS:TlNG CULVERT THEN OISCHMGES INTO THE MAIN BRANCh Of scans P.UN WHI(.)-1 iS 
A NATUPAL fJPF.N CHANNE~. 

nif SO:::COND OUTFALL OR.\lNS 1l1RQIJGil 'I CLOSE!i CO"'DUIT SY~'EM AND Ao_SO CROSSfS SENEAT!1 OOLLY UAOISON DRIVE VIA A 
CULV£~7 THIS CULVERT Tt-!(N DISCHARGES INTO SCOTIS RUN FROY ..jfRE THE WAIT~ FLOWS TO POINT '8" 'M-IlCH :S \'MERE IT MEETS 
THE R:.JNOff FROM T~tE flRST OUTfALL. 

AT TH;S ?Ol"<1 THE OR.\INAGE AREA FROM THE OIRt:c·noN Of" THE Sllf :S APPROX'~IA!EL':' 100 ACRES FP.Ot.l HE.RE TI-lt: STORMWA1t:R 
FLOWS FOR APPROXII.iAl"E:l..Y 600 f'EET Ta THE" P~NT aF" CONFLUENCE: - STUD) POINT 'A" lFLQQijPLAIN ORAINAG£ AREA CRf;A.]TR THAN 
1 SOt!IIR<.' ~llf:) 

A'.> CA.~l 6E SEEN ON THE ACCOUPAN'I"ING DRAIII.AG( 1.1/o,P ON THIS PA.Gf. S1"UD"f pQjNT 'A." I<EPR(SE~TS A ORAINAG£ AR(A OF GREA"IER 
THt-.N 640 AC {~ SQUARE Mil£) ANO THEREFORE" nlF. OI..ITFALL OfC,.c:RIPTION 'oHAIJ. STOP AT POINT, .IIJST PRIOR TC SC.Ol"TS R~IN 
PASSING UN0£R T"I1E QUillS AIRPOR1" ACCESS ROAO (OAAR) 

SUMMARY/CQo~CLUSiO~i: 
IT IS "":"Hf. OPINION 0V VIKA. II~C THAT ThiS PRo..ECT ~l 1-lAVf: '110 AI":'JF.RSF. F.FFF.CT NCR CA\JS!'. f..Q001NG OF A~Y DOWN S"TRf.W 
~RO~ERU 1W SIRU<~IUR<. AND 1•~Ar TI-ll ()i.JnALl IS ADEOVAit AND IN CO:>~fORMANCE. WITI-1 1"11[ f'U!lUC FAC.Ill'n(S ~ANLIAL. 
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DARlfORD 
bEGEHil PROP~...O~~~ 
~ TO ~E OEDICA"IEO (I"UBUC) 

~-DENOlES8l.ll..llNGI£JGIT~50FT 

- - DEHOTE'S BULOING IOilff;GRU.lER 1HAN 76 n 

- OEN01ES FilE~ ..a.:LE ~tt£D!L[ ROUTE 

GoooMAN 
FiELD 

ll.llJJIN01 ··· : · 
TVPE OF <:IJmll,lJCUCl'll = IAWDfED 1018 
NUIIIBEROF.STORES-2.:..10:.:I:H' 
BlJI..Dt.IG HOClHT'= VARIES IIAX. leo' 
IIIJI,DtiGFOOlPRIIT·38.1t2Sf 

.:$'f11Mtll;R5"'.1YPEIJ:f'EJINFPA 
FltE:'IALI. RA"J~«; .. 2 HOUR 
ROlF TIP(- a..ASli". 
BUI..OIIUO·SkiN•fri~~Sllll.E 

9.Jl.DI•U0 2 · -.:. · 
''TYPE· OF C~STRUCll!W = lA V<P'ED 10 18 

:=c':~v~~~~z~· 
BULDINGF001PRII't•~II045f 
5PRH(LERS = 1WE IJ Pel NFPA 
FJ1E WALL RADIO .. 2 HOUR 
ROOfT'I'I'E•ClASSA 
BlJl.DtiGSkfii=NtHCOteUSllllE ..... , 
TYPE OF CONSTRUClltw = lA IIOOIFED 1018 
NUWBER OF STORIES .. 2-ID-15 
llii.DINGI:fDIT" VARES MAX. 1&0' 
BUl.DINGFOOlfiA:tiT·40.078Sf 
SPIIIWJ.DIS • TIPE IJ PER NFPA 
filE WALL RADIG = 2 HOUR 
r«XlrT'I'I'E·CLASSA 
PDttGSkii=NQrtOOIIii'JSliiL.E 

SUI.DING4 
T'I'I'EOFC~""1"MOOFED101B 
f<lJIIIB!R OF STORES- 2-ID-15 
EIJI,IIIIIG HEDfl ,. VM£5 Wo\Jl 160' 
BUlfltiQFOOlPRIH• J7,04e SF' 
SI'RittCIHS•TYPEIJPERNFPA 
FR: WAll. RA'II4G .,-2.HOIJit 
ROOf TIPE .. a..ASSA.. ·:· 
llJl.DNG !i<tl • N()l C0611USJIBLE·: 

au~·5 -t'tP.E OF~~,. lA MOORD TO 18 
NUte:Rf'-SlORIES"'·Z-7-18-22 
IIULDNG H[D(t-» \lftS MAX. 150' 
B.ii.DitG~T.;.41;&M-:i". 
Sf'RIIt(l.£RS=1YPE1JPERNFPA·. 
FilE WALL RATitG ~ 2 HOUR 
ROOFTI'PE-IUSSA 
BUl.DtiG!I<IN=~COiiiiUSllllE 

BlJLDINGB . 
llPEOFCONSlRIJCliON .. IAMOOHDTOIB 
MIJIIlEJl OFSltii£S = 2-22 
BULDIN0HEIGI(J=VARIESMAX.24.5' 
BUl.ONGFOOlji'RtriT • 28,722 Sf 
~=TWE13PERNFPA 
F1£ WALL RA'TIIG"' 2 HOUR 
ROOF'T'ti'E..:Q.ASSA 
aJUI~G SJC:r.l • NON COMBUSliiLE 

lM.J)ItGr.' 
~g &-ONS:~ ;.~:51111lJFED 10 18 

aJUI~G HEDfT" VMES WAlt 1&0' 
8ULD~9 FOO"F~T • ll,lln SF 
~-T'fP£13PERfiiiFPA 

,'~~~~~~R 
~~0 5qf • N(Jrl COII!tiSlii~E __ . 

BUI.I:IIG2 . . . 
T'fP£CJ'~SlR\:IIf1101f"<=1AitOilfB)Ttl18 
IAAiiiER OF STORES .... 2-.!2-1&-22 
EUJllltG t£QtT E v.-s ·wAX. 2~· 

~:O~iJ~~~ ... 
FilE WAll RADIO = 2 HOUR. . 
ROOFlYPE-CLASSA . 
EIUI.DitG 9CI4.• ~ON (Xllo8U5l&.LE 

BULDHG3 ·, 
llPEOF~-1AWool'i:Dltl18 
~·EX or SltiR£'5 = 2-10-1~ 
8UI.Ct4G t£UiT • VARIES WAX. 1110' 
8Ua..DifG FOOlPRINl = 40,078 Sf 
SPR1NKLERS •TYf'E 13 PER NfPA 
FilE WALL RADIO"' 2 IOJR 
ROOF" 1YPE"' a.ASS A , 
BUlDNGSki4•NONCOM:lUS~ 

""""'' TYPE Of CONSlRUCllON •lA 
MM£11 0FS10ftD"' 2-8 
8UlDNG I£QfT .. VAR1ES WAX. 110' 
IIUlDNG FOOm.l .. J7,04& SF 
Sf'AIIKLERS•TIP£1JPERNFPA 
FilE WAll RADIO= 2 HOUR 
ROOF" 1YPE =cuss JA 
~~NGSJC:14•WOO!l-

PLAZA 
'1'1AWOOfED:'T018 

~~AX.1~/ 
IIUI.DINGFOOlPitNT = 41,844 SF· •· 
SPIIIIKLERS .. nP£ 1J PER NfP.IJ .: 
FIIE..WAll RADIO .. 2 HOUR • ;' 

~~;/Z.~~LWBUS~~ 
EIUtDifG510&8AfiiC 
~: ~s:s~ G .. ~-_.: 
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ARCHITECTURAL PLANS. ELEVATIONS ILLUSTRATIONS 
MATERIALS, BUILDING HEIGHTS ETC ARE CONCE;PTUAL 
AND 1\RE SUBJECT TO REVISION WITH FINAL DEVELOPMENT 
PLANS AND SITE PLAN APPLICATIONS 

WOC·""-~.ruc 

•oftt--"'"'i:.': 

w1":oc:= 
.~~ .... ,_ 

-M t~ .• ;OI,.<lo .. t.'C~.uc 
</ol.lOii:lo,...,_..,. 

C.....WA..I-IMI 

=="~~~-5..<.-
~ JIJ>~-

..... s~~.... _ 
~~-,~ 
-C....ol. .. oJ"'< ,.,_ 
M"--VA.tfiCIII 

"' ~~»•••""" 
"' 111116t,,.l 

~--~!.-~---......._._ 
~ ,_D.,A.,.;o 
IO!J>I.lJooo.
S.wJrc 
~ .. VAIUN 

"IUl.waCMO 

-~-

e..::~~~ 
;:::~t-1 
M-.t._,V.,;.o.tr~cv. 

•.r 1019<7.WVO 

"' JOI9!TDm 
•ool Rlo ... ~.......m~-··-· ................. ------WOiii."C:;,j,;<.-~t:.;;,.;..;-..w~~( 
c--E ... ~....O 
riO(I(l,_j.,. .... 

fllhl"""' 
,.,........VA.U!Dt 

ltU!IW-<>00 

"' M.~' 
~JO .. ·-........... <_ 

"' c 
0 
E 
E 
0 

u .. 
...r:: 
1-, 

~~ 
5~$ 
v8~ 

~~~ 
I'~ 

~~~~ll( 
w..l...,..»-JP·.S...-

0-.J.,MO!DIIl 

r\ 

0!1(11 

OHI.tl 
05:.i11i 

9.~~~~w_..__ 

CONTEXT 
MAP 

s:.~--N-Ts 

A.01 



0 ~~Md.-l!("-ltl( 
</oltOIU·,,...,...,j 

~~ .... "i!.s--
Bool....lo,MfJ!IW!J 

ol iO"ollf70001' 
... JO',Iffllll 

~"!"' ~~~~ 
~~~ 

~~~f-
.,.,c..-..~, ... J,.,m 
M"'--VAttllll 

~ :!:)~~. 
~~~~-----~ c-o .. """' 
W!l<lN..:-.. ... ~ 
Nc"""" ... YA~UI~ 
.. 103~'5000 

~ ;:=.~ .. -~ 
~-~"! __ _ ......... .....;.;.. ........... 
c-.....~,..,.,_, 

t~!::'Ho'Rood 
)<I.J.-.V.,_If\OS 

" 10391H~~ 

~":'- .. ;:;; ... ~.:'?.': ... 
~~~Wiki.rc 
c .... e~-t ... ""..,.,. _.,_._ .... 
""''"' ............ VAU!DI 

JOI!.IIIA>DO 

:!:'.;;: ................ <_ 

~~~""' .... ~ 
GROUND 
FLOOK PLAN 

A.02 



POTENTIAL RETAIL LOCATIONS 
"'""" +!- 50,000 SQ FT 

0 ~~Mclo .. t.'C-Jltc 
d~UDIII.,,..,_.W 

~~t"..,.H.o!...s--
~MORD91l 

.. Nl-"'10001 ;:.. ~~=~
~~ 
~S.....,.Fmo 
R!aOC..-.b_J_ 

·--~ ~VA.HICII 

"' IOlUI.~ 
'" JOll(J!t"l 

~~................. 
P~.~ 
c-...I>..Ao.oo 
IOl,...lln!oo:.O.O ... ~ 
Alt-.olr~ VA SUM 

.. 101>11-

::. .. ~ .. ~-
TNflr_~!':_l ____ _ 

~-~~ 
~:."'Hil'-1 
M-.t-.V<-1f'IO'.: 

... 11).!.011~11t0 

... J0!91T-

:~ ... ~~--

~~-.WMtc 
C..-..1·E ... f>..tclo....O 
-"-'-... 
.::.::VAUWI 

JOlln..QOO 

=~:;; . .w..........,,,_ 

~--···· 
~.;:oP 
REV COP 
REV COP 
REV COP 

,, ' 
\ / 

o-~o~~DG•-""'w"'*"! 

POTENTIAL 
RETAIL 
LOCATIONS 

A.03 



Parting Tabulatuma 

BulklJnv 

{2i~""'d~>rtodlp;oo>.·"~ ltol:~··emo;r,:i"'"'"~.l n~~"""9 1 0~0~¥.,1!N(~ y~-:...-.d•al ~~· ~-....,,..~ lni<:JIIll,;'S'o0-1 :.>e<l<OOOl ,/ 
Wl•:S ""d40ll'. Z·b.odrc~ iDIOI$Io: 411 "'"do<'lg!. AI It><; 1•1"le<:JI •~e p1ii"'. !!><, ao::u~ ~~~..,-01 ~11•:0 ''"' 011;~01'001>'. t,Pf's ano: ~~,.;·f•c 
part..•"'!...,;• t..."'-''eol7"'""~ 

{3{ P.JIY,'•:J PfO'J:.:lod ;)IVJ tlwll~'·•' ~ l;>iolo" ;l'&eebfi:.:;Wd Th61\j>j•:0.>Jnl 'Gsbt><>' tiM: >1~1-.:to P"h'•:J~ 1o'IQIU oJr ~CG jl.llld~y !Of or.ld! 
h.-c>:o;g •tt~to ·=~~ <o1 ;-op &pp:'O\o~ .,,., aote pi~ j~j)C~QI pro..o•Jed lh~ ct>a><~<ll"n· • .,,~ll'lll ....t~s 561 IQ·Ih •~ o;.o.;1oor. e·5Cii •. ., ~o· 
exl;&t!led~ tt>~t'oJ-1<!-Clillcft~e.,.,..,.:ldfo'le:opm.r: 

{4jl_;po I<>~·!){()!'<:~""'"' fw1 01 ~lil•lo9ei"'>6-S "'~ ~ropt:.sed ss"" O::.?l,On 91 1'1~ ,•pr>-:t.l;~t• d·~,/~bon P,r 'h<l Com(.t<>......,olw !":..., 
~11-1 1.011'•19 Oronmc~ 11,.,,~"' "" towlrov'JI l'~fil·'~ !OO~:~".:"t ~<Jrro:.Joll>oe~. T:"' A"!'i-w:~ "'~"""'-..;It"' 'Oil~ lc ;·Wide 
edd1<1;11'oal ~'~·:·~ lo< ;~ "~ J( FOP 1•1 M". <I~•Jolnll;-3: I~ feN~""" 0:'1!<1~6· tU lhe Pl1II"'J II'"" ~I'J'tl~ ~~tfi!l(l"' •hd 
<!""""90rdln...-.ee. 

Primary Us• 

M;;ltl·f.,mlly 
A~~rr1:o: 

Parklna Ratu 
Parkmt~A.re& 

% • '14 Mlle to Metro 
StldlonEmrance 

(Pet-Unit) 

Parking Rates 
;.'14·hMIIe1o --Entrance (Per Unll) 

"'""I'"' I.JC I , , lAC 

2BR l.OO 1.60 tJS 1.7u 

Jo~-Elfl UlO 1.00 1.60 z.oo 

1. Parking fof new development will be provided In keeping 
with the parking rates set forth in Paragraph 1 A of Section 
6·509 of the Zoning Ordinance (See Parking Rates Table). Park· 
ing provided by building is shown In the Parking Tabulations. 

2. Surface parking lots currently exist on the Property providing 
parking for existing multi-family dwellings. Until redevelop· 
ment occurs, parking accessory to existing multi-family uses 
may remain at current rates or may opt Into the rates In Para· 
graph 1 A of Section 6·509. With development of the Property 
over time, existing multi-family residential buildings and their 
associated surlace lots will be replaced with a combination of 
below-grade and above-grade parking structures, on-street 
parallel parking spaces, and minimal surface lots. Each new 
building constructed will have parking in keeping with Para~ 
graph 1 A of Section 6·509. 

3. Due to existing topographic conditions, the numbers of 
levels of parking above-grade can vary. Generally, above·grade 
parking Is two levels in height (approximatety 20 feet). Entranc~ 
es to parking structures are shown generally on this sheet and 
are subject to change with FOP approval. 

4. A minimum of two loading spaces wlll be provided for each 
building. Based on market experience, two spaces are ad· 
equate for the size of residential buildings proposed. The gen
eral locations of loading spaces are shown on this sheet and are 
subject to change with FOP approval. 

5. The Applicant reserves the right to utilize tandem/valet paric
ing with FOP approval. 

6. The Umtted amount or proposed parking suppons the 
Applicant's TOM goals and strategic plan to reduce single
occupancy vehicles and encourage use of transit. 
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ARCHITECTURAL PLANS, ElEVATIONS. 
IlLUSTRATIONS. MA.Tt:RIALS. BUILDING 
HEIGHTS ETC. ARE CONCEPTUAl AND 
ARE SUBJECT TO REVISION WITH 
FINAl DEVELOPMENT PLANS AND 
FINAL SITE PLAN APPLICATIONS. 

1 SECTION A-A 
NTS 

2 SECTION 8-B 
NTS 

SEE STATEMENT OF JUSTICATION FOR 
GENERAL QIJAUTITES AND MATERIALS 
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ARCHITECTURAl.. PLANS, ElEVATIONS. 
ILLUSTRATIONS. MATERIALS, BUILDING 
HEIGHTS ETC ARE CONCEPTUAL AND 
ARE SUBJECT TO REVISION WITH 
FINAL DEVElOPMENT PLANS AND 
FINAL SITE PLAN APPLICATIONS. 

1 ~CTJONC-C 

2 SECTION 0-0 
NTS 

SEE STATEMENT OF JUSTICATION FOR 
GENERAL QUAUTITES /\NO MATERIALS 
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ARCHITECTURAL PLANS, ELEVATIONS. 
ILLUSTRATIONS. MATERIALS. BUILDING 
HEIGHTS ETC ARE CONCEPTUAL AND 
ARE SU6JECT TO REVISION WITH 
FtNAL DEVELOPMENT PLANS AND .SITE 
PLAN APPLICATIONS. 

1 ~CTION A-A 

2 SECTIONC-C 
NTS 

SEE STATEMENT OF JUSTICATION FOR 
GENERAL OUAUTITES AND MATERIALS 

wr.::~-.f'IJ.<: 
!Mit_,..,.."""""""'W 

'-•m 
w ··::~0(:;= 
<-~~~ ... r. 

·~o;),,~i.,'-J'(U( 

e~c!.(CK!oc.-'"" 

c-~H...! 

:~.~~ ..... '"""""""' 
,,. ~moo.::t 

"" J01W1,J711 

':!~~...-...,- ---·
~-
Vdoo,l ... . 
~ ..... ,.,so.-r-
11(10~<booloo-... ... _ 
Md.-.0/AftiOt 

"' m.~.n.11oo 

~ hdCt ....... ~--~ ...__ 
,~~----

c.... ... n.-1\ .... 

=:s..... 
Al,,. ..... ._O/AHJI< 

,,. l&WWIO 
"' »l>Off.JIIll 

~ ..... ~<"" ,_,_,.,. 
~~-t=Z;.:., 
~!:;-""""'" 
M:L.... \ll.:llo~ 1!!0'1 

"' -~u.om 
~~--~~~~~w..........., ....... , 
~;,:~!.>ooi<>4-W.w.;.:. 

!O!IJO(""""""'tl...< 

"'"'" .......... YAfti<H 

·ooo.S'Qtlll~ 

..,.,:.., .... <fll,.;~..._ •• ,, 

"' c ' 
0 iH:: 
E j!Z:!> 

E 8S~ 0 ~,.,,. 

u £i> 
ell "'~ -"' 

1-

c--ort.~t.~.'U\l~( 

<I< ~'CII""""-....0 

~~:--~~-

i\·, 

~~;>~~.!_~ 

SITE 
SECTIONS 
6 STORY OPTION 
0.""" 

A07 



• 

MARCH I SEPTEMBER 21 ST_9AM MARCH I SEPTEMBER 21 ST_12PM 

MARCH I SEPTEMBER 21 ST_3PM 

... ... 
~O.M<i: ... ~/(~1~( 
..:.lCOI!~--

(v,""'·w. ... H...o 
MJORo..lo~~(·-....... -
~MI>tel'l 

J.. :l!l(tQI.37Q 

~---~~,:':.":' ... 
... _ 
~!':;.~9-r- ~~ 
~~ ..... 
M<.t.n., ~-Atll~j 
"'J(l)_uv.-...c 
.... 10).ntf7r. 

~~" -~~--

.. l'C'f541loll'~ 

"' 11'.J.S4UUO 
~~- ~~~:"'~. 
fo1Mc(9MWIIMII 
W",i!i~·~·~.;,.·· 

c ........ ~~oeoo ... ....,....Q 
~:c~l-lill~-.1 
~V......ftlot 

,. :10,1.911661:11 
1oo 103."11"':10 

~-" ·t'!!L~~~ -·-~~-:::~"tl~p( 
-"""'-'"' ...... 
~->AmQO 

'lllUR<Il)O 

~~!Wo.&-.,.,.. 

(_....Q,....._VW.UC 
<JoLCOII~ 

~~ro<II*-O<,S.,..mo .._..,_ 
(l)p-- --(ij_,4-11 
lfi:"VCOP 05.)1.f1 
I!NCDI' 1>5.!11'-

REVCOP tO.MlY 
l!fYQ;If' ~;!~-1;3 

SHADOW 
STUDY 

A.08 



~ 
0... 
N ;:I 
"' ;:::; 
w z 
::> ..., 

~ 
< 
0\ 
I-I 

"' ;:::; 
w 
z 
::> ..., 

VINID~lA 
'.<WOO) XVJ>IIVJ 
lt3Nli0) SNOS.U 

SUOWWO) au ~I 

:E 
0... 

"' I-I 

"' ;:::; 
w 
z 
::> ..., 



DECEMBER 21 ST_9AM DECEMBER 21 ST _12PM 

DECEMBER21 ST_3PM 

~--··-· 
c..--OfW.-lK.o\LtL{ 
<i>LCOR·--
c.., .... :vfdii..,.Hud 
~JI!t..<.~-'·-,'Noo>'210 
~MOtU>) 

-~-~--~ ( .... ~-s. ...... r~ 
tltOG....M ...... 

··~ M.l..n.,V.'.Wioli 

"' )O)_ .. ,_l!lllll 
o.. XI1.Wm:" 

·.-.'!<-~~ --:::"'..:..:~!"~~~- ·---
'IOIHU-Sioo<.. .... ~ 
AJ...., ...... VA:I!n!• 

.. l'lll.~.w.~ 

... J(ll.S4f,-

~ -- ~~~~~~:'"~--
;\o".,j;j~~-&;,"" 
( .. -."""'" ... _ 
=::it")l-lil~•o.i 
M4..ooo.~~~~ 

"i()l.'l'QMIP 
... )¢)."')"17> 

~ ... L<.~~~-

~~K 
-~ll>rJ ...... 
....,.......,v...,,~~ 

1'1n..IIII'IOC 
?Jn~'Z )':q'f 

~~:000 

c--01"""-LIVILUC 
<Joi.COSt....,_d 

.WO«ooot .... O...S...ol'i'IO 
a.-ol.o,Mt>~~•n 

«-~.. --~-~~-11 
"V(l)f> 
I!£V{DP 05!112 
REVCDP 10.!6.-,t' 

REV.CDf 

{~) 

SI-IADOW 
STUDY 

A.10 



I I PEDESTRIAN PATHWAY TO METRO 

~VEHICULAR ACCESS/ 
~STREET IMPROVEMENTS 

I 
/ 

ARCHITECTURAL PLANS, ELEV.to,TIONS IlLUSTRATIONS, 
MATERIALS BUII..DII'IG HEIGHTS FTC. ARE CONCEPTUAL 
AND ARE SUBJECT TO REVISION WITH F"INAL DEVELOP
MENT ptANfo Af'IID SITE PLAN APPUGATIONS. 
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IMPROVEMENTS SHOWN, PLEASE REFER TO THE ATTACHED PROFFERS. 
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I I PEDESTRIAN PATHWAY TO METRO 

~VEHICULAR ACCESS/ 
~STREET IMPROVEMENTS 

$ Construct full sect1on of Main Street between Anderson 
Road and Center Alley. including SWM features and appli
cable historical references 

4D Construct full section of Center Alley between Colshire 
Meadow Drive and Main Street with sidewalk on east Side 
only 

8 Reserve or ded1cate right-of-way for Colshire Meadow 
Drive where shown, and construct interim private alley and 
intelim landscape and streetscape improvements between 
Buitding 1 and Colshire ME>.adow Drive 

• Prov1de Streetscape along frontage of west side of 
Anderson Road, north side of Main Street and east side of 
Center Alley and make westem frontage imptovetnents to 
Anderson Road between Colshire Meadow Drive and Main 
Street 

• Construct on-sits interior. rooftop and courtyard 
amenities 

ARCHITECTURAL PlANS, ELEVATIONS. ILLUSTRATIONS, 
MATERIALS BUILDING HEIGHTS ETC. ARE CONCEPTUAL 
AND ARE SUBJECT TO REVISION WITH F"INAL Ol:\'ELOP
MENT PLAN~ AND SITE PLAN APPUG.l\1 IONS. 
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II: ; !I PEDESTRIAN PATHWAY TO METRO 

8 Construct full section of Main Street between Center 
Lane and East Lane 

8 Realign Old Chain Bridge Road 

8 tr not previolJsly constructed by others, contruct full 
section of Colshire Meadow Drive betw-een Anderson 
Road and Dartford Drive; reserve or dedicate Mght of 
way for Dartford Drive along Building 2 frontage 

8 Provide streetscape along building frontage of Main 
Street, Center Alley and future East Lane; construct 
sidewalk on west side of Center Alley 

• Construct on-site Interior. rooftop and courtyard 
amenities 

Demolish Pool 
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PEDESTRIAN PATHWAY TO METRO 

8 Construct full section of Center Alley along Building 3 
frontage 

8 Provide Streetscape along frontage of Anderson Road 
as shown, east side of Center Alley and south side of 
Main Street and make improvements to Anderson Road 
western frontage 

8 Construct on~site interior, rooftop and courtyard 
amenities 

0 Construct half of Anderson Park 

Demolish buildings F. L, and M 
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PEDESTRIAN PATHWAY TO METRO 

- ---• Construct full section of South Street between Anderson 
Road and Center Atley 

8 Construct full section of Center Alley along Building 4 
frontage 

8 Provide Streetscape along frontage of Anderson Road. 
east sK:te of Center Alley and north of South Street and 
make improvements to Anderson Road westem 
frontage 

8 Construct on-site interior. rooftop and courtyard 
amenities 

Demolish buildings F and G ~ 
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I I PEDESTRIAN PATHWAY TO METRO 

~VEHICULAR ACCESS/ 
~STREET IMPROVEMENTS 

. , ''II I 

ITTJ rrr; rrn ITT 
GJ. 11 , , . rrr) 
0 Reconfigure parking areas serving Building I 

• Construct full section of Main Street between 
Alley and East Lane 

8 Construct full sectton of South Street between Center 
Alley and proposed East Lane 

8 Construct full section of Center Alley betvveen Matn 
Street and South Street 

8 Provide Streetscape along frontage of Main Street. west 
side of Center Alley and north side of South Street and 
make improvements to Anderson Road western frontage 
as shown 

CD Construct on-site interior. rooftop and courtyard 
amenities 

8 Demolish buildings F and H 
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I I PEDESTRIAN PATHWAY TO METRO 

~VEHICULAR ACCESS/ 
~STREET IMPROVEMENTS 

• Dedlcateireserve right-of-way for Dartford Drive as 
shown 

8 Construct partial section of Dartford Drive 

8 Construct full section of East Lane to southern end of 
building 

8 Provide Streetscape along Dartford Drive and East 
Lane 

CD Construct on-site interior, rooftop and courtyard 
amenities 

8 Construct public plaza to the south of Building 6 
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PEDESTRIAN PATHWAY TO METRO 

8 Reserve/dedicate right-of-way for Dartford Drive as 
shown 

8 Construct full section of East Lane between Colshire 
Drive and proposed South Sheet 

0 Construct partial section of Dartford Drive to Colshire 
Drtve provided necessary right of way can be obtained 
from adjoining property 

• Provide Streetsr..:apa along ee~st side of Dartrord Drive. 
west side of East Lane and north side Colshlre Drive as 
shown 

8 Construct on-srte Interior. rooftop and courtyard 
amenities 

Demolish Buildtng I 

;----; 

ARCHITECTURAL PLANS, ELEV..t..TION$, ILLUSTRATIONS, 
MATER11>.LS BV~LDING HEIGHTS ETC. ARE CONCEPTUAL 
AND ARE SUBJI::CT TO REVISION V'viTI-1 FINAl DEVELOP
MENT PlANS AND SITE PLAN APPLtC . .6,TiONS 
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1 m 11 PEDESTRIAN PATHWAY TO METRO 

~VEHICULAR ACCESS/ 
~STREETIMPROVEMENTS 

8 Provide streetscape along frontages with Anderson 
Road. Colshire Drive, and future South Street and East 
Lane where shown and make improvements to Anderson 
Road western frontage and Coleshire Drive northern 
frontage 

Demolish Building G, H, and J 
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I ~ I PEDESTRIAN PATHWAY TO METRO 

8 Provide streetscape along Anderson Road and Old 
Chain Bridge Road 

Demolish Building K. l and M 
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1 AERIAL VIEW EAST 

ARCHITECTURAL PLANS, ELEVATIONS, ILLUSTRATIONS, MATERIALS, BUILDING HEIGHTS ETC. 
ARE CONCEPTUAL AND ARE SUBJECT TO REVISION WITH FINAL DEVELOPMENT PLANS AND 
SITE PLAN APPLICATIONS. 
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1 AERIAL VIEW SOUTH 

ARCHITECTURAL PLANS, ELEVATIONS, ILLUSTRATIONS, MATERIALS, BUILDING HEIGHTS ETC. 
ARE CONCEPTUAL AND ARE SUBJECT TO REVISION WITH FINAL DEVELOPMENT PLANS AND 
SITE PLAN APPLICATIONS. 

-c-QiMoJ.-L'CACUJ;--
,,.LCOR........,_ 
U....t·WZ.....HoM 
oJSO!Ioci.*""""U,-.~•MQ 
~.J,.iDtotfl' 

~· lOiw.>.oi<!Oll 

•.• ~ llH~=--.. ._ 
E.:.s.....·- --
-~ ... 
•~m 
MJ--.IIAIIIMlt 

.. ')[)).4-ft71100 
"' ~-~!.'Bill 
!~---~~-

e~--
tOON.U......S!-. 

/I ........... VA.tu>l 

"" lOI! ... 'ill>D 
... IOJ.lif ~S{IO 

~---~~~~~--, .......... 
t!;.~-=-
'"" s,....~ Hlll ~..,j 

·~-Md ..... ~-
N 1!1:1~~~-0 

·~ /03~101~ 

:~---~":.~~-
~Attoo ... r 
~.:1:-.:'~bJ.J..&W~K 
~toOa...:.doo BIN 
t1+1'lo.. 

A"'"-1/"'ftlll> 
Kll5Jt,...,D 
~-l~~ 

~--

COP ou4.11 
REV COP OS.:tl. t1 
REVCOF OUI.t'l 
WCOP 10.~1!1 

~_Q:!P !l.t .. _1,_~~ 

PERSPECTIVE 

A.22 



1 PERSPECTIVE VIEW SOUTHEAST FROM ANDERSON ROAD AND COLSHIRE MEADOW DRIVE 

ARCHITECTURAL PLANS, ELEVATIONS, ILLUSTRATIONS, MATERIALS, BUILDING HEIGHTS ETC. 
ARE CONCEPTUAL AND ARE SUBJECT TO REVISION WITH FINAL DEVELOPMENT PLANS AND 
SITE PLAN APPLICATIONS. 
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1 PERSPECTIVE VIEW SOUTHWEST ACROSS GOODMAN FIELD FROM ANDERSON ROAD 
AR9111l'E9l'I:IR"'L PLANS, ELEVATIOP.9, ILLI:ISTR,t:l'IBI•e, MATERIALS, BI:IILBINS IIEISIIl'S El'9. 
ARE CONCEPTUAL AND ARE SUBJECT TO REVISION WITH FINAL DEVELOPMENT PLANS AND 
SITE PLAN APPLICATIONS. 
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1 PERSPECTIVE VIEW SOUTH ACROSS NEW ANDERSON PARK DOWN MAIN STREET 

ARCHITECTURAL PLANS, ELEVATIONS, ILLUSTRATIONS, MATERIALS, BUILDING HEIGHTS ETC. 
ARE CONCEPTUAL AND ARE SUBJECT TO REVISION WITH FINAL DEVELOPMENT PLANS AND 
SITE PLAN APPLICATIONS. 
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1 PERSPECTIVE VIEW EAST FROM COLSHIRE MEADOW DRIVE DOWN EAST LANE 
ARCHITECTURAL PLANS, ELEVATIONS, I[WSTRATIONS, MATERIALS, BDilbtNG HEIGHTS ETC. 
ARE CONCEPTUAL AND ARE SUBJECT TO REVISION WITH FINAL DEVELOPMENT PIJ\NS AND 
SITE PIJ\N APPLICATIONS. 
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1 PERSPECTIVE VIEW WEST ACROSS GOODMAN FIELD FROM COLSHIRE DRIVE 
ARCHITECTURAL PLANS, ELEVATIOI\IS, ILLUSTRATIONS, MATERIALS, BUILDING HEIGHTS ETC. 
ARE CONCEPTUAL AND ARE SUBJECT TO REVISION WITH FINAL DEVELOPMENT PLANS AND 
SITE PLAN APPLICATIONS. 
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1 PERSPECTIVE VIEW TOWARD SOUTH PLAZA ABCHITECTLIBAI p! ANS fl EYAI!ONS Ill IJSTBAT!ONS MATERIA! S BIJII QING HEIGHTS FTC. 
ARE CONCEPTUAL AND ARE SUBJECT TO REVISION WITH FINAL DEVELOPMENT PLANS AND 
SITE PLAN APPLICATIONS. 
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1 PERSPECTIVE VIEW DOWN SOUTH STREET TOWARD SOUTH PLAZA 

ARCHITECTURAL PLANS, ELEVATIONS, ILLUSTRATIONS, MATERIALS, BUILDING HEIGHTS ETC. 
ARE CONCEPTUAL AND ARE SUBJECT TO REVISION WITH FINAL DEVELOPMENT PLANS AND 
SITE PLAN APPLICATIONS. 
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1 PERSPECTIVE VIEW DOWN MAIN STREET TOWARD BUILDING SIX 
ARCHITECTURAL PLANS, ELEVATIONS, ILLUSTRATIONS, MATERIALS, BUILDING HEIGHTS ETC. 
ARE CONCEPTUAL AND ARE SUBJECT TO REVISION WITH FINAL DEVELOPMENT PLANS AND 
SITE PLAN APPLICATIONS. 
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1 PERSPECTIVE VIEW ACROSS ANDERSON PARK FROM OLD CHAIN BRIDGE ROAD 
ARCHITECTURAL PLANS, ELEVATIONS, ILLUSTRATIONS, MATERIALS, BUILDING HEIGHTS ETC. 
ARE CONCEPTUAL AND ARE SUBJECT TO REVISION WITH FINAL DEVELOPMENT PLANS AND 
SITE PLAN APPLICATIONS. 
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1 AERIAL VIEW EAST 
ARCHITECTURAL PLANS, ELEVATIONS, ILLUSTRATIONS, MATERIALS, BUILDING HEIGHTS ETC. 
ARE CONCEPTUAL AND ARE SUBJECT TO REVISION WITH FINAL DEVELOPMENT PLANS AND 
SITE PLAN APPLICATIONS. 
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1 AERIAL VIEW SOUTHWEST 
ARCHITECTURAL PLANS, ELEVATIONS, ILLUSTRATIONS, MATERIALS, BUILDING HEIGHTS ETC. 
ARE CONCEPTUAL AND ARE SUBJECT TO REVISION WITH FINAL DEVELOPMENT PLANS AND 
SITE PLAN APPLICATIONS. 
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THE PLAN AND IMAGERY SHOWN 

IS CONCEPTUAL AND MAY BE 
MODIFIED SUBJECT TO FINAL 
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THE PLAN AND IMAGERY SHOWN 
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CIRCULATION HIERARCHY PLAN 

SECONDARYOR<UIATION 

THE PLAN AND IMAGERY SHOWN 
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MODIAED SUBJECT TO ANAL 
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THE PLAN AND IMAGERY SHOWN 
IS CONCEPTlJAL AND MAY BE 
MODIFIED SUBJECT TO FINAL 

DEVELOPMENT PLAN APPROVAL 
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ANDERSON PARK PIAN 
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ANDERSON PARK PLAN 

THE PlAN AND IMAGERY SHOWN 
IS CONCEPTUAL AND MAY BE 
MODIRED SUBJECT TO FINAL 

DEVELOPMENT PlAN APPROVAL 
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THE PLAN AND IMAGERY SHOWN 
IS CONCEPTUAL AND MAY BE 
MODIFIED SUBJECT TO FINAL 
DEVELOPMENT PLAN APPROVAL 
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BLDG 1 & 2 COURTYARD TERRACE PLANS 
THE PIAN AND IMAGERY SHOWN IS 

CONCEPTUAL AND MAY BE MODifiED 
SUBJECT TO ANAL DEVELOPMENT PlAN 

.......OVAL 

---·-----·------------~ --- -------- -· -------------

COURTYARD TERRACE PLANS 
(LOCATED ON 2ND LEVEL ABOVE PARKING GARAGE) 
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THE PLAN AND IMAGEJal SHOWN ~ 
CONCEPTUAL AND MAY BE MODIAW 

SUBJEa TO FINAL DEVELOPMENT PIAN 
APPROVAL 

COURTYARD TERRACE PLANS 
(LOCATED ON 2ND LEVEL ABOVE PARKING GARAGE) 
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BLDG 6 & 7 COURTYARD TERRACE PLANS 

PIWATE COURTYARD 
TERRACE 
8,750.1. 

/ 

COURTYARD TERRACE PLANS 
(LOCATED ON 2ND LEVEL ABOVE PARKING GARAGE) 

THE PlAN AND JMAGERV SHOWN ~ CONCEPIUAL AND MAY BE 
MOOIAEO SUBJECT TO FINAL DEVELOPMENT PLAN APPROVAL 
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~ II THE PI.AN AND IMAGERY SHOWN 
, IS CONCEPTUAL AND MAY BE •L MODIAED SUBJECT TO ANAL 

DEVELOPMENT PI.AN APPROVAL . -------

OVERALL LANDSCAPE PLAN 
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PRODUCT: 
FINISH: 
MANUFACTURER: 
LOCATION: 
OTHER: 

PARK VUE BENCH 
SILVER POWDER COAT 
LANDSCAPE FORMS 
BLDG. ZONE, LANDSCAPE AMENITY PANEL 
BACKLESS BENCH, AND BENCH WITH OR 
WITHOUT ARMS ARE ALL ACCEPTABLE 

PRODUCT: 
FINISH: 
MANUFACTURER: 
LOCATION: 
OTHER: 

PRODUCT: 
FINISH: 
MANUFACTURER: 
LOCATION: 
OTHER: 

RING BICYCLE RACK 
STAINLESS STEEL 
LANDSCAPE FORMS 
BLDG. ZONE, LANDSCAPE AMENITY PANEL 

ARC MINI SPANNER ARM SERIES 
SILVER 
SELUX 
LANDSCAPE AMENITY PANEL 
BANNER ARMS AND SIGNAGE 
CONNECTIONS ENCOUNTERED 

PRODUCT: 

FINISH: 
MANUFACTURER: 
LOCATION: 
OTHER: 

FURNITURE 

STEELSITES LITTER RECEPTACLE SDC-36 
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PER FAIRFAX COUNTY, THE PEAK RELEASE RATE FOR THE POST 
DEVELOPED 2-YR AND 10-YR DESIGN STORMS WILL BE REDUCED TO A 
L£VEL EQUAL TO OR LESS THAN THE EXISTlNG CONDITION PEAK 
RELEASE RATE: 
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i2 = 5.45 IN/HR. i10 =- 7.27 IN/HR 
c2= 0.60, c10:- 0.72 (EXISTING) 

02 = 2.03 X 5.45 X 0.60 = 6.64 CFS 
010 = 2.03 X 7 27 X 0.72 = 10.63 CFS 

AS CAN BEE SEEN THE RUNOFF REDUCTION PRACTlCES ALLOW FOR A 
SMALLER RELEASE RATE THAN WHAT IS REQUIRED THEREFORE. THE 
PF1.1 REOUIREI.1ENT OF 2-YR AND 10-YR PEAK RELEASE RATE HAS 
BEEN MET 
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SM4 NARRADI£ 

EXJSDNG CONO!DONS 

lH£ 2.02 ACRE SITE CURRENTLY COiSISTS CF EXISTING BUilDINGS/PARKING AREAS AND A LARGE OPEN SPACE AREA. THE Sll"E DRAINS TO TiiE NORT!1 
INTO AN EXISTING CLOSED CONDUIT S'I'STEI.I THAT CROSSES CHAIN BRIDGE ROAD. EVENTUAllY ()JTI'ALUNG IJITO SCOTTS RUN STRUM 

PROPOSED COODONS 

THIS SITE PROPOSES A WULTIL£VEL RESIDENTIAL AND RETAIL BUilDING THE WATER OOAUTY AND QUANTITY REQUIRaiENTS FOR THE PROPOSED 
OE'.U.OPWENT 'llllll BE ACHI(~ THROOGH A COMBINA liON OF TECMNIQUES SUCH AS URBAN BI{)-R[T[NTION AREAS (TREE PITS), BIORETENTION AREAS, 
AND GREEN ROOFS 'M-IlCH ARE SHOWN ON THE PROVIOEO PLAN 

THE APPLIC.uiT RES£.RY£S THE RIGHT TO VARY TliE NUMBER, SIZ[, SHAff. AND LOC,\liON CF THE DEPICTED STORt.IWATI:R t.IANAGEWENT F,\C!Llll£S 'MTH 
f"INAL ENGINEERING, ,\$ APPROVED BY OPWES AND IN SUBSTANTIAL CONFORMANCE Mll1 TiiE FOP 

QIJANDIY RfQJ!RfMENIS 

THE STORt.IW,\TER MANAGEMENT CONTRO..S f"OR TH£ PROPOSED Df.'tfi.OPMENT MLL BE ACHIEVED THROUGH A COt.IBINAliON Of TECHNIQUES, INQUOING THE 
INSTALLATION CF GREEN ROOFS, BKRE:l"ENTION AREAS. AND lRIT PITS TO SHAVE THE PEAK RELEAS£ RAl"E FOR THE GIVEN POST DEVELOPED STORtol 
EVENT. THE STORMWATER PROGRAI.I 'te!LL (AS CALLED FOR IN THE TY$()'6 CORNER URB.t.N CENTER COWPREHENSfVE PL.t.N) BE EVALUAl"EO FOR "Jl.!R££ 
DISTINCT CRITERA THES£ CRITERIA INClUDE .t.N EVALUATION fOR COWPLlANC[ WTt< W:O, CAPTURING/CONTROLliNG THE FlRST ON[ INCH Of RAINFAU., 
AS 'II£U AS THE DETENTlON REOIJIREt.IENTS CF THE PFM IN ORDER TO DESCRIBE THE DETAILS CF THE PROPOSED SMI/LID El.EUENTS, 'II£ HAVE BRDI<EN 
OOR COMPUTATIONS DO~ INTO THREE P,\RTS 

lHE FIRST TARGET FOR STORWWATER loi,\NAGOIENT DESIGN WU BE TO ATTEMPT TO MEET CURRENT LIED REQUIREMENTS. BECAUSE THE PROPERTY THAT IS 
THE SUB.£CT fY THIS REDE\I£LOPUEN1 PLAN IS GREA1ER TtiAN 50lt IMPERVIOUS IN THE EXISTING CO'IOlllON (NO [)OSTING VOLUME REDUCTION FACIUTIES), 
THE L£[0 REQUIREMENT (AND THER£fDRE THE TARG(T FOR THIS PLAN) IS TH£ TOTAl.. V!X.IJI.IE REifAS£0 IN THE PDST-DEVELoP£0 CONDITION fOO THE 
2-YR. 24 HOUR STORM EVENT MUST NOT EXCEED 7:l:t CJ" THE TOTAL VOlUME REI.IASED FOR THIS SAME STORM EVENT IN TtiE EXISTING SiTE COODIT!ON 

PART D· PEN C!)lpt.IANIZ 

ADOJTI~AI.1Y. PER THE fAIRfAX COUNTY STANDARD REOUIREI.IfNT, THE PE,\K RELE,\SE RATE FOR THE POST DEVELOPED 2-'r1l AND 10-~ DESIGN STORMS 
WILl Bf RfOUCED TO A l..EVEl. EQUAL TO OR L£5S THAN THE EXISTING CONDITION 10-'I'R STORM PEAK RELEASE RAl"E fOR THE ENTIRE AREA. THIS POST 
OEIJELOPfD PEAK RELf...sE R,\1! ~lROI.. WILL BE ACCOt.IPUSHEO THROOGH THE REDUCliON Of THE STORVWA"IER RUNOFT VIA THE PROPOS£D RUNOFT 
REOUCllCJ.i IIETHOOS SHOWN THE PEAK RELEASE RAl! FOR THE 2-YR AND lG-'I'R POST DEVE~OPED STORM Will BE REDUCED TO,\ LfiJEL EOUAL TO OR 
LESS THAN THE PEAK RELEASE RAlE FOR THE EXISTING CONDITION 

pARI Ql· CAPJ\JR£/C<II!JBQ 1Hf FJRSI 1• 
5EI THIS St££T rQR CONTINUATION 

BMP NARRAD\f 
TH£ 0£YELCA,IENT PROPOSED ON THE SUB..ECT SITE "fllLL PROYIDE ,\ PHOSPHOROUS REMOVAL R,\ TE Of 40" AT A I.I!Nit.IUI.I THIS "flllL BE ,\CC(),IPUSH£0 
BY WM Of LID TECI-fliQUES DESCRIBED IN THE SW NARRATIVE (BIORETtNTION, TREE PITS AND GR£EN ROOFS). flNAI.. OE9GN. LOC,\TION AND TYPES Of 
SUP S'tSTtW{S) SHALL BE ESTABUSHED WIW. FINAL CONSTRUCTlON PLANS AND tolAY BE REVIS£0 TO ,\LTERN,\TES ALLD¥1£0 BY THE Pf1ol 

11m;_ 

COWPIJTAllONS ARE BASED Oh APPROXIMATIONS CF PROPDSro PERVOUS/IMPERVIOOS AREAS AT W.E llME OF FINAL CONSTRUCTION PLANS, SAS£0 ON 
FlNAL PERVIOOS/l!MUVIOUS AR£AS. THE FINAl.. SIN VOWWE REOUIREli£NTS WLL B£ DETERMINED ltlE METHOOO..DGY USED ~AU BE CONSISTENT WTH 
THAT SHOWN HEREIN 

Al..l GRADING SHO'M'l IS CONCEPTU.t.L AND SUBJECT TO CHANGE. WITH TH£ FINAL COP/FOP 

Al..l STORMWATER I.IANAGEUENT f,\OUTIES MUST BE PRIVATELY MAINTAINED AND A PRIVATE MAINTEN.t.NCE AGREEWENT WILL BE REQUIRED BEFORE TtiE 
CONS"ffiUCTION PLAN IS APPROVED 
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, . OUTFALL DESCRIPTION: 

~ 
11-1[ SUBJECT PROPERN IS IOENTlflE!l ON THE F.toRfA~ COUNTY TAX Asst:SSKNT MAP 

.' ''.· '. J0-3-((28))-0005 AND IS LOCAl'ED AT 'THE: SOUTH £AST OUADRANT 0£ CHAIN BR!DG£ ROAD 
-, · , . AND ANDERSON ROAD (ROlll'£ 394). TJofE PROPERN IS BOUNDED BY ANDERSON ROAD TO 

THE NORTH, EKlSllNG CDIIIWERC!Al OE\IE!.OPWEJH TO THE SOUlH AND TO THE WEST, AND 
£)115TlNG RESIDENTIAL DE'IE:ll:lf"MENT TO THE EAST THE EXISTl"'G OMLOPMENT ON 111£ SIT£ 
IS RESIDENTIAl BUILDINGS WITH PARKING AREAS 

11-1[ PJIOPOS£0 SliT HAS ON£ OIS'llNCT OUTFALL Tl-1AT IJLTIMAT£1.-Y OISOiA.RC£5 INTO SCOTTS 
RUN (A NATURAl OPEN OlANNEl.) ll+E Moi.JOR1TY 01' THE SIT£ AREA IS CONTROLLED BY 
nt£: PROPOS£0 11611P F"ClllilES ON-SHE ('o£G£lAl'ED ROOF, TR££ BOX FlL TERS, 

' BID-RETENTION AREAS, AND PE:RMEASL£ PAVEMENT) WHICH ARE AU. DESIGNED TO 
SIGNIFICANTLY REDUCE RUNOff FROM THE SITE (SEE SHEETS C-12 lHRCJUGtl C-15 ~'"OR 
CowPUTATia.s AHO OETAILS) AS CAN 8£ SE£H ON Tli[ ACCot.IPANYING DRAINAGE MAP ON 
THIS PAGE, 51\JDY POOH 'A' REPRESENTS A DRAINAGE AREA 0£ GREA"TER TH,t,N 640 AC (1 
SQUARE WIL.£) AND THEREFOftE 1J.fE OUll'ALL DESCRIPTlON SHAU STOP AT POINT, ..l.IST 
PRIOR TO SCOTlS RUN PASS.NC UNDER THE DUll.ES AIRPORT ACC£SS ROAD (DAAR). THE 
Sill: OUlFALL INTO AN EXISTlNC 6')(6' BOX CULVERT THAT CROSSES IIE:NEATH 0CU£Y 
loiAOISON BL\otl AHD DISCHARGES INTO A NAlURAL INCISED OPEN CHANNEL 8£TWEEN THE EXIT 
RAWP FOR O.v.R AND COlLEY lol.t.QISON B~'otl TI'IIS BOX CUL\If;RT HAS A ORAJNot.GE ARfA 
Of APF'ROXIIoiAlELY 75 ACRES ~EN IT lEAVES THE SITE FROt.l HERE !TENTERS INTO 
A.NOTl-IER EXISllNC CULVERT THAT CROSSES BENEATH THE EXIT RAWP FR~ DOLLEY MADISON 
TO DAAR. THIS EXISTING CULVERT THEN DISCHARGES INTO THE t.IAIN BAANO! OF SCOTTS 
RUN ~101 IS A NATURAL OPEN CHANNEL AT THIS POINT (POINT 'B') 'THE DII:AINACE AREA 
FR01111 THE DIR'E:CTIOPII OF THE SIT!: IS APPf!OXIt.IA TEL Y 100 ACRES AHO t.I££'TS A DRAINAC£ 

'..:; AREA Of APPROI(It.IAlEL Y 775. fl«lM HERE THE STOR!r.IWA lER FLOWS FOR APPftOX!IoiA lEL Y 
600 F'EET TO THE POWT Of CONFLUENCE - SlUOY POINT 'A' (FLOOOPLAIN DRAINAGE AREA 
GREATUI THAN 1 SOJARE t.IILE} 

__ , ~OUTFALL ANALYSIS: 
'\'\:.. ll IS ANTlCIPATEO THAT AT SITE PLAN TIME THE EXTENT OF THE AO£QUATE OUlFALL REVIEW 
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FOP Building Data 

BUILDING 1: 
2 - 15 STORY 
TYPE OF CONSTRUCTION 

NUMBER OF STORIES 
BUILDING HEIGHT 
BUILDING FOOTPRINT 
BUILDING FULLY SPRINKLED 
PER NFPA 13 
SPRINKLER TYPE 

1 A MODIFIED TO IB PER TABLE 601 
(EXCEPTION 403.2.1.1) 

15 
± <160' 
38,762 SF 

Yes 
13 
2 HOUR FIRE WALL RATING 

OCCUPANCY/USE GROUP R- 2 (APARTMENTS - PRIMARY USE GRO 
A-3 (AMENITlES/ FITNESS) 
B (LEASING OFlFlCE) 
S- 1 (RESIDENTIAL STORAGE) 
S- 2 (PARKING GARAGE) 

'-------'~- DENOTES BUIWNG HEJCilT 10 - 50 rT 

'-------'~ - DENOT£5 BUIUlONG HDGHT GROTER THAN 76 rT 

'-------'~- DENOTES n REfl'MERGENCY ~la..E ACCESSIBLE ROUTE 

NORTH 
GRAPHIC SCAlE 

ko-.o\;;oi-1 r 

~..=.owaz ---::=.::~c-.s...-·--
E.:::'~ 
-~~~v,._ 

~- VA-.--- ............,._ ·--t!.;.~ 
;:::::- ... -....... __ 
~·'IIWk 
-~-----.v,._ 

Emcrg~ 
AccnsPI1n 
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7,-400 J. 

2,100 J. 

J 
PRIVATE COURTYA 
7,200 J. 

14,750 1f. 

PRIVA 

~~=~ 
7,950 .1. J 

J 
PRIVATE ROOf 
DECK 
3,950 J. 

PUBUC PARK 

PRIVATE COURTYARD TERRACE 
7,550 J. 

~ 

OVERALL PLAN 

PUBUC PARK 
148,520 J. 

TREE SYMBOL LEGENI 

CATEG ORY V 
~XIST ING lii:Ff 

(.A itGORY tV 
DFCIOUOUS TREES 

CAT£ GO R: Y Ill 
DECIDUOUS TRH~ 

CATEGORY II 
DECIDUOUS lREF S 

CATEGORY II 
fVfRG Rl TN TR I f. S 

CA TE GORY I 
EV EII: C REfN TREES 

TH E COMMO NS PARK SPACE PROVIDED 

PRIVATE 
COURTYARD 
TlRRACE 
9,950 sf. 

PRIVATE 
ROOF DECK 
7,9SO sl. 

l9.a,l95oqh 
PwblocP .... Sp.oce 

~ 
p.,.,., .. (_.ty.,,.j T - •c• S,ou 

Sl,.WO oqh 
Pn ... tcli!ooiO.d Sp. cc 

Totol Publoc P.rks 9.051c 

Tot.IPnw•lc P~. 2.9 4 K , 

Totcl (omptch.m..,c P..k ~ct 11 99..:. 

(__._ • .,. Pl.n R.c_cl.o.._,lo, Urb.tn p.,j,, 

!,SOA tot.l .... b X 17 ,_dmf. :: 4 ,l59~bor-

15•crnl>'l"1,000 r...dcntt::6.53 at:tn 

RecOII'W'MI'Idcd: 6.5) • ..,.., 
P.bk P.!k PrOOflded: 9 .05 •crcs 
Publoc P.A. Su,plus.: +2 .52 1aco 
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48'' -
( 1220mm) 

PMOOUCT AAC-9PMtetAAM!EAES 
FNSH SI..VOI 
MNAJFACTVRfR_ 

TYSON'S EAST-STREET LIGHT 

STEEL.SITESlJTTERRECEPUO..ESDC-16 
AE:cva....Kl AB:EPTA!Cl..E ASOC ·l6 

FNSii SLV£AI'CIII¥DEA:e:cr,..T 
-*'AC:T\RR VICT<I'IaTMUT 

2 TYSON'S EAST-TRASH RECEPTACLE 

PA00UCT PARk \1\.E BENCH 
r»C9H. al.VERPOWOERCOot.T 
IIW«JFACTVRffl ~FORMS 

3 TYSON'S EAST-TRASH RECEPTACLE 

"" 

PROOJCT RING BICYClE RACK 
f'MSt1 ST-.ESSSTEB. 
-..:~r~CT~..AER t.N09CN'£FC~fae 

4 
TYSON'S EAST-BIKE RACK s~B~U~TI~E~RF~L~Y~PA~V~I L~IO~N __________________________________________________________ __ 

s ~~2N~D~S~CA~P~E~P~~2N~-----------------------------------------------------------------

FlNAl PAVING MATERIAl 
SlliCTlON WU BE DETUMINED 
AT sm: PlAN SUBMISSION 

I..AMJSCAPE NOTES 

I ... _O~""'L'.-VKOTOOOUl 
T>Oi --fiOIEiiCOIIPII£0<.-:_ S,oc.t.l
SI'tiCU-OUN<m!€$ .... YMAON$TEO....,........._ 
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1 THt:I'K:lf'OSfOI.»>ISCAA'tWIU.at:VSEOTOMf.Hll1f: 
MINIMUM TU.f CCWU RfQUtiMfNT'$ l0CATION5 
r.I'EelfS AND Ot.JN.mnfS MAY liE AQMT(O WI'TH FINAL 

"""" TREE P~NTING ON STRUCTURE DETAIL 
os ~==.,~~-~ .• ~~~~~~~~--- 2 Tl1f LAN0SCAPE Tllf.ATMfNT. Of~ RAT\JIItES. AND 

OfT AilS MAY CI1ANGt WfTH fiNAl OUIGN I'ICMOtD 

Tt1AT l11f IJ$f Of THE SPACf ANO THE CHAIACTEI ANO 
CI..JAUTY Of THE ff.ATUW ANO 1\NlnNGS UMAIN ~ 

sueslANTW CONFCII.MANCE WIT\1 ~t SHOWN 

06 P~N VI EW- 8' AMEN I~ PANEL 

OS ~SH~R~U~B~P~~~N~T~IN~G~D~E~T~A~IL ________ ___ 
SCALf 1/7"•1.q 

09 GROUNDCOVER P~NTING DETAIL 07 
P~N VIEW - 6' AMENI~ PANEL 
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'COLSHIRE MEADOW DRIVE' SECTION 
1/8"==1'·0' 2 ~.~~~RSON ROAD SECTION 
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NOTES 

\.M.\ltNIJM8Uil.OINGHEIGHTSINCI..I..IOEP£1'fT110USEIINOARCtm£CT\MAI.FEATUitU 
1 "HE'll TO l..foHD6CAP£ I)IV.WIM)8 f(Jft THE O:TUfl Of' OE$ON Of' ROOf AR£.11 AH0 
lntf.(TICAP£ 
~Mrli:A TOCIW. DfUt.-.o& fOftSIOfW W"'II:RMN<AOMI:NI OCGION,GIRCt l OCOION 
MD SECTIONS 
• UNOERGMOLIHDV...._..I 4N0 Ula.IIIES0£11GH AHE IIJLIEC I 01 AOJIJSTMf_Nl AI TMt: 
TIMEOf'SITE~APfi'IWYAL.. 

& COWIGU,.,..TJCIIoi OF IHT£1'UOR SP ... CEI .0.S IHOM<i "*"' {;()NaPTIJAI. & $.ULIEC110 
f"""'- ARCt'H TECT\IRAL 11o El'tGII<+EEIIIHCl OESIOH, INCU.IOiftO NUM!oER. SW::' LOCAnoNS 
Of' IT >\IRS. f'l.EVATOfi.S. AHO BlOC ENfflAHC£1 FIKAl. lAYOUTS MAY YAA'f 
I SI..AIIAHOMCOf ELEV"IIOHS. ASINOICATEO ...... YVA/f.VIUI W1U. NOTUICEEDfol4lll. 
WUM>EI(IIoiTIUSTED 
1 PNtKIHQ SP~ LAYOUT AS :!IH()Wf.IIS SUtiJ£CI TO llo!OOIFK:A TIONS fiNAl. CONI"IOURA· 
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A GLOSSARY OF TERMS FREQUENTLY 
USED IN STAFF REPORTS WILL BE 

FOUND AT THE BACK OF THIS REPORT 

TYSONS CORNER URBAN CENTER BACKGROUND 

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

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

The companion zoning ordinance amendment established a new zoning district for Fairfax 
County, known as the Planned Tysons Corner Urban (PTC) District. This new district 
encourages intense levels of development around the Tysons Metro stations. The PTC 
District requirements are closely tied to the Comprehensive Plan to ensure that new 
developments capitalize on the opportunities presented by the four new Metrorail stations 
and implement the new vision for Tysons. 

DESCRIPTION OF THE APPLICATION 

Commons of Mclean L/CAL, LLC submitted RZ 2011-PR-017 to rezone 20.96 acres in the 
vicinity of the easternmost Metrorail stop in Tysons (the Mclean Station) from the R-20, 
C-6 and Highway Corridor (HC) Overlay Districts to the PTC with HC Overlay Districts. 
The rezoning would permit a complete redevelopment of the 331-unit garden apartment 
complex, known as the Commons of Mclean, with seven high-rise, multifamily residential 
buildings containing a maximum of 2,571 units and up to 50,000 square feet of 
retail/commercial uses. The existing apartment complex is zoned R-20 (residential up to 
20 dwelling units [du] per acre) and its northern third is included within the HC Overlay 
District. The HC Overlay District will not be altered as part of this rezoning. Along the 
southern edge of the Commons is a segment of Colshire Drive. This portion of Colshire 
Drive is privately owned and is currently split-zoned R-20 and C-6. As part of this 
rezoning, this street segment will be dedicated and rezoned to the PTC. 
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Besides Colshire Drive, the rezoning will facilitate the creation of several key grid streets, 
including Colshire Meadow Drive and Dartford Drive, as well as several new streets interior 
to the site. The rezoning will also result in road improvements to Anderson Road, which 
runs through the subject site. A final development plan (FOP), covering proposed Building 
1, located on the southwest corner of the Anderson Road/Colshire Meadow Drive 
intersection, has also been filed and is discussed in this report. 

For the purposes of this report, the project's north is defined by Colshire Meadow Drive 
and Old Chain Bridge Road, across from the recently reviewed Scotts Run Station South 
project (RZ 2011-PR-01 0 and 011 ). Utilizing this orientation, Dolly Madison Boulevard 
(Route 123) is to the north of the subject site. The subject site is bounded to the south by 
Colshire Drive, across from the Commons Village Shopping Center (Safeway). The 
western boundary of the site is defined by Dartford Drive, across from the existing Mitre 
campus. 

Figure 1: RZ 2011-PR-017 Location and Zoning Map 

Overview of COP 2011-PR-017 

This rezoning will be effectuated by the accompanying Conceptual Development Plan 
(COP) and Final Development Plan (FOP), as well as future FOPs. The COP presents the 
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project's general design and layout, including a grid of streets that serves the development 
and provides connections to surrounding areas. In addition, the COP establishes the 
residential densities and the network of parks and open space. 

Figure 2: CDP 2011-PR-017 Overview of the Commons 

The subject site contains 20.96 acres; the site is planned to be divided into seven blocks, 
two of which will be developed solely with parks. In general, the buildings will range in 
height from 75 to 240 feet and contain six to 22 stories. Several of the buildings are 
planned to accommodate relatively small amounts of retail and service uses, generally 
located on the ground floor. 

The overall grid for this area has been extensively negotiated with staff through the zoning 
process along with the Consolidated Traffic Impact Analysis (CTIA) undertaken by the 
Fairfax County Department of Transportation (FCDOT). As detailed under the 
Transportation heading of this report, the proposed grid generally complies with the 
Comprehensive Plan, with the exception of an offset between two streets: Mitre Plaza and 
Colshire Drive. 

Parking will be provided both underground and above-ground. The above-ground parking 
will be located in the center of the structures and will be faced with residential units and non
residential uses. A maximum of 3,040 parking spaces will be provided in these garages. 
Additionally, up to 133 on-street parking spaces for the residential, retail/commercial uses, 
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and parks will be established. There will also be a 34-space surface parking lot located at 
the south end of the Anderson Park. On limited street frontages, primarily along Center 
Alley, up to two levels of the semi-subterranean garages will be visible from street grade. 

The COP shows two large open space amenities. Located on the east side of Anderson 
Road is a 4.35-acre public park that will contain a fountain (or other focal feature), two play 
areas, two dog parks, four sports courts, a surface parking lot, and retain a number of 
large, mature trees. The second large open space is a 3.43-arce public park 
encompassing an entire block, bounded by South Street, Anderson Road, Colshire Drive, 
and East Street. This park will be primarily developed with a multi-purpose athletic field, 
referenced as Goodman Field, along with related field lighting, seating, and entrance 
plaza. 

Supplementing these large open spaces will be two public plazas adjoining Buildings 2, 6, 
and 7 and a liner public park within the Main Street median. In addition, there will be a 
number of private parks and recreational amenities. As shown on the COP, each of the 
proposed buildings will have landscaped courtyard terraces located on top of the 
respective garage podiums, between the wings of the U-shaped buildings. Roof decks will 
contain amenities such as landscaping, seating areas, barbeque grills, and swimming 
pools. 

A reduced copy of the proposed COP for RZ 2011-PR-017 is included in the front of this 
report. The applicant's draft proffers for this application are included as Appendix 1. The 
applicant's affidavit is included in Appendix 3 and the applicant's Statements of Justification 
regarding this application are included in Appendix 4. 

Overview of FOP 2011-PR-017 

The FOP submitted with this rezoning application covers a 2.03 acre rectangular section of 
the site, located on the southwest corner of the Colshire Meadow Drive/Anderson Road 
intersection. The FOP permits the development of Building 1, a new residential building 
containing 331 dwelling units. The FOP also depicts the eastern segment of Main Street 
and the northern segment of Center Alley, facilitating those road improvements. 

A reduced copy of FOP 2011-PR-011 is included in the front of this report. The affidavit for 
this application is contained in Appendix 3 and the applicant's Statement of Justification 
regarding the FOP is included in Appendix 4. 

Waivers and Modifications 

The requested waivers and modifications include: 

Zoning Ordinance Waivers and Modifications 

1. Waiver/modification of Par. 2 of Sect. 2-506 to allow for a parapet wall, cornice or 
similar projection to exceed the height limit established by more than three (3) feet, as 
indicated on the COP and as may be indicated on the FOP. 
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2. Modification of Par. 1A and 1C of Sect. 2-506 to allow structures located on the building 
roof to occupy an area greater than 25% of the roof as proffered. 

3. Waiver of Par. 7 of Sect. 6-505 requiring the designation of specific outdoor dining 
areas on the COP. 

4. Waiver of Par. 3E of Sect. 10-104 to permit a maximum fence height of 14 feet instead 
of seven feet for any proposed sports courts and urban plaza areas. 

5. Modification of Par. 12 of Sect. 11-102 and Par. 1 of Sect. 6-509 to allow for tandem 
spaces and valet spaces to count toward required parking 

6. Modification of Sect. 11-201 and Sect. 11-203 to reduce the required number of loading 
spaces to that shown on the COP. 

7. Modification of Par. 4 of Sect. 11-202 requiring minimum distance of forty feet (40') of a 
loading space in proximity to drive aisles, to that shown on the COP. 

8. Waiver of Par. 2 of Sect. 11-302 to permit private streets in excess of 600 feet in 
length. 

9. Modify the transitional screening and waive the barrier requirement along the northern 
property to that shown on the COP. 

10.Modify the tree preservation target per Sect. 13-400 to that shown on the COP. 

11. Waiver of Sect. 16-403 requiring approval of a FOP as a prerequisite of a site plan to 
permit the submission for Public Improvement Plans of all public roadway and park 
development 

12. Waiver of Par. 38 of Sect. 17-201 requiring additional interparcel access to adjoining 
parcels (other than those shown on the COP). 

13. Waiver of Par. 7 of Sect. 17-201-(7) requiring no parking signs along travel ways at 15 
meter intervals. 

14.Waiver and/or modification of Section 17-201 all trails and bike trails in favor of the 
streetscape and on-road bike trail system shown on the COP. 

15.Waiver of Par. 4 of Sect. 17-201 requiring any further dedication and construction of 
widening for existing roads beyond that which is indicated on the COP. 

16 .Waiver of Par. 7 of Sect. 17-201 to permit the establishment of parking control, signs 
and parking meters along public and private streets within and adjacent to the 
development. 
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17.Waivers of Par. 12, 13 and 14 of Sect. 17-201 to permit improvements to be provided in 
a phased sequence as outlined in the COP and proffers and to be determined with the 
FOP in accordance with the Tysons Urban Street Standards. 

PFM Waivers/Modifications Requested 

1. Deferral of PFM Section 6-0203 requiring an analysis of the outfall until such time that 
the entire portion of the drainage shed of the sites outfall that is within the PTD District 
has been full redeveloped under the PTC Zoning. 

2. Waiver of PFM Section 6-0303.8, to allow stormwater management facilities (SWM and 
BMP) to be provided within underground systems within the residential blocks of the 
proposed development. (Waiver# 003797WPFM-003-01 ). 

3. Waiver of PFM Section 7-0403.4 requiring the minimum width of 30 feet for a private 
street and commercial entrances connecting to VDOT roadways, as allowed by 
approval of the Director of DPWES at the time of site plan. 

4. Modification of PFM Section 7-0800 to allow tandem/valet parking spaces, controlled 
by building management, and that such spaces may count toward required parking. 

5. Modification of Section 7-0802.2 parking geometric standards to allow for up to a four 
percent projection of structural columns within parking structures into the required 
parking stall area. 

6. Waiver of Section 8-0202.3 requiring trails and bike trails shown on the comprehensive 
trails plan in favor of the streetscape and ·on-road bike trail system shown on the COP. 

7. Modification of Section 12-0508 tree preservation target, as allowed by deviations 
described in Section 12-0508.3a(1) through Section 12-0508.3a(3). 

8. Modification of Section 12-051 0-4e-(5) to permit reduction of the minimum planting 
area from eight (8) feet, to a minimum of five (5) feet in order for trees to satisfy the tree 
cover requirement. 

9. Modification of Section 12-0511 for required 10 percent tree canopy coverage on 
individual lots/land bays, to allow for canopy to be calculated on the overall COP 
development area, as demonstrated on the COP herein. 

10. Modification of Section 12-0515.68 to allow for trees located above any proposed 
percolation trench or bio-retention areas to count towards county tree cover 
requirements. 

11. Deviations/modification of required SWM and BMP criteria by the Director, DPWES as 
outlined in the stormwater management design PFM deviations narrative outlined on 
stormwater management sheets and as follows: 
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a) All required deviations of PFM Section 6-1304.41 to allow utilization of infiltration 
rates less than 0.52 in/hr for design of infiltration systems utilized to meet the 
comprehensive plan requirement for retention of the first 1 inch of runoff on-site. 
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b) All required deviations of PFM Section 6-1306.3F to allow for any detention facility 
located within a building or garage structure to be governed by building code 
requirements for access and maintenance. 

c) All required deviations of PFM Section 6-1307.2C to allow for installation of bio
retention facilities that utilize infiltration to be constructed on in-situ fill material, 
provided field tests show adequate infiltration rates for in-situ material. 

d) All required deviations of PFM Section 6-1307.2E to set the minimum horizontal 
setbacks from building foundations be reduced to zero (0) feet in order to facilitate 
installation of bio-retention systems in an urban environment set forth in the Tyson's 
Corner Design Guidelines. 

e) All required deviations of PFM Section 6-1307.2F to allow installation of bio
retention facilities in the vicinity of loading docks, vehicle maintenance areas or 
outdoor storage areas to accommodate the urban environment set forth in the 
Tyson's Corner Design Guidelines. 

i) All required deviations of PFM Section 6-1307.2G to allow for the maximum 
drainage areas to bio-retention filters utilized for retention of the first 1 inch runoff be 
eliminated in order to accommodate rooftop runoff piped to proposed structures. 

g) All required deviations of PFM Section 6-1309.2C to allow installation of tree box 
filters in the vicinity of loading docks, vehicle maintenance areas or outdoor storage 
areas to accommodate the urban environment set forth in the Tysons's Corner 
Design Guidelines. 
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LOCATION AND CHARACTER 

Firgure 3: Location Map 

As depicted above, the properties associated with the rezoning application lie south of 
Route 123, between the recently approved Scotts Run South proposal and Commons 
Village (Safeway) shopping center and along both sides of Anderson Road. The Mitre 
campus abuts the project site to the west. 

SURROUNDING AREA DESCRIPTION 

Direction Use Zoning Plan Map 
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North Mixed-Use PTC* Transit Station Mixed Use 

East Multifamily, Single Family Attached , PDH-20, PDH-12, 
Residential 

and Single Family Detached & R-1 

South Commons Village Shopping Center 
C-6 and R-20 

Residential Mixed Use 
and apartments and Residential 

West Office (West*gate Office Park and 
C-3 Office 

MITRE campus) 

*This site, known as Scotts Run Station South, was rezoned to PTC District on April 9, 2013for a mixed-use 
development per RZ 2011 -PR-01 0 and 011. 
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The subject site is developed with 13 garden-style apartment buildings and related surface 
parking. A swimming pool and adjoining one-story community building, which serves the 
entire complex, are located in the westernmost area of the site. The northern half of the 
site still retains some of the pre-development topography of low, rolling hills. The property 
is landscaped with a significant number of mature trees and shrubs, most of which were 
planted with the apartment development in the late 1960s and early 1970s. The site does 
not contain any resource protection areas or environmental quality corridors. 

BACKGROUND 

As mentioned above, the project site is currently developed with the Mclean Commons 
Apartments. This existing complex contains 331 units located in 13 two- and three-story 
buildings, most with basements. The units are a mix of flats and townhouses. The buildings 
were constructed in phases starting in the late 1960s and completed in the early 1970s. 
Parking is supplied by surface parking lots. The existing complex is essentially a single, 
large block. Access is provided by four short driveways off Anderson Road and Colshire 
Drive and off a private driveway, which is shared by the apartment complex and the Van 
Buren Building to the north. The project was constructed by right and the property is not 
encumbered by proffers or conditions. 

Based on a historical assessment prepared by History Matters Phases, 1 and 3 of the 
development, roughly the northern half of the existing apartment complex, were designed by 
Charles Goodman, a renowned local architect. (The History Matters Report is on file and 
available for review upon request.) Reflecting Goodman's site planning elements, the 
Phase 1 buildings utilize the natural topography, with the buildings stepping up and down 
with the site's slopes. Also, the Phase 1 buildings were located towards the perimeter of the 
Phase 1 boundaries, with parking lots located in the interior of the property. The site is 
heavily landscaped with mature trees. Reflecting Goodman's design elements, these 
buildings also contain deep insets, such as doorways and windows, which modulate the 
buildings' frontages. Another element of Goodman's design is the arched windows and 
balconies. 

The History Matters report notes that Phase 2 lacks many of the site planning and design 
elements associated with Goodman. The five Phase 2 buildings are located in the southern 
half of the property, with four of the buildings located on the west side of Anderson Road 
and the remaining building located on the east side of Anderson Road. The Phase 2 
buildings do not reflect the site's natural slope; rather, there was significant grading to create 
large, flat building pads for the long, multifamily buildings. Also, along Anderson Road and 
Colshire Drive, the parking lots were located along the perimeter of the site, as opposed to 
being located in the site's interior. 

Phase 3 consists of two buildings composed of 18 town homes. Each of these units has a 
rear yard abutting the site's north or east property lines. The front side of these buildings, 
along Anderson Road, is dominated by a surface parking lot that serves the units. As with 
Phase 1, these buildings reflect design elements associated with Charles Goodman. 
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COMPREHENSIVE PLAN PROVISIONS (Appendix 6) 

Plan Area: 

Area II 

Planning District: 

Tysons Corner Urban Center 

Tysons Corner Urban Center District: 

Tysons East (Anderson Subdistrict) 

The land use concept for the Tysons 
East District is shown in Figure 4, which 
may also be found in the 
Comprehensive Plan. The Tysons East 
District Comprehensive Plan Map (in 
color) shows the application properties 
to be planned for Residential Mixed Use 
and Park/Open Space. 
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Figure 4: Tysons East District 

OLD MEADOW AND ANDERSON SUBDISTRICTS 

The Old Meadow Subdistrict is comprised of about 50 acres and is bounded by 
Route 123 on the north, the Capital Beltway on the west, Scotts Run on the east and 
the East Side District on the south. The Anderson Subdistrict is comprised of about 
30 acres and is bounded by Route 123 on the north, Dulles Airport Access Road 
(DAAR) on the east, the Colshire Subdistrict on the west and the East Side District 
on the south. 

Base Plan 

The Old Meadow Subdistrict is planned for and developed with office and light 
industrial uses up to an average .65 FAR. Most of the Anderson Subdistrict is 
planned for and developed with residential use up to 20 dwelling units per acre. The 
exceptions are the shopping center located on Anderson Road south of Colshire 
Drive, which is planned for and developed with retail use, and the northernmost 
parcels (Tax Map 30-3 ((28)) A, 6A and 68), which are developed and planned for 
office uses up to and average .65 FAR. 

The subject applications are filed under the redevelopment option, as described as 
follows. 
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Redevelopment Option 

Both subdistricts are envisioned to redevelop into urban residential neighborhoods. 
One or more lively neighborhood shopping streets will provide local-serving goods 
and services such as groceries, bookstores, music stores, art studios, and 
restaurants. Each subdistrict should provide a diversity of housing choices on calm 
tree-lined streets, some of which have views terminating in open spaces and parks. 
Farther from the Tysons East station, the housing density should step down 
gradually to provide a transition to the planned residential development in the East 
Side District. 

To achieve this vision, development proposals should address the Areawide 
Recommendations, conform to the Land Use Concept Map, and provide for the 
following: 

• The vision for these subdistricts is to redevelop into urban residential 
neighborhoods with the highest intensity oriented to the Metro station. Also, the 
portions of each subdistrict closest to the Metro station should have more 
diversity in land uses, which may include hotel, office and support retail uses in 
addition to high intensity residential use. The intensities and land use mix should 
be consistent with the Areawide Land Use Recommendations. 

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

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

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

• Redevelopment should occur in a manner that fosters vehicular and pedestrian 
access and circulation. Development proposals should show how the proposed 
development will be integrated within the subdistrict and how it will connect to the 
abutting districts/subdistricts through the provision of the grid of streets. 
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o In the Old Meadow Subdistrict, one circulation improvement is a new street 
adjacent to Scotts Run. This new road should be located to avoid impacting 
significant natural and cultural resources on park land. New park land should 
be established between the new street and the stream valley to further buffer 
and protect the floodplain. Redevelopment along this and other planned 
street alignments should provide right-of-way and contribute toward street 
construction. 

o In the Anderson Subdistrict, a major circulation improvement is the extension 
of Colshire Meadow Drive to Chain Bridge Road. Redevelopment along this 
planned alignment should provide right-of-way and contribute toward street 
construction. 

• For both subdistricts, other connecting local streets (creating urban blocks) as 
well as other pedestrian and bike circulation improvements should be provided. 
The ability to realize planned intensities will depend on the degree to which 
access and circulation improvements are implemented consistent with guidance 
in the Urban Design and Transportation recommendations. 

• Publicly accessible open space and urban design amenities should be provided 
consistent with the Areawide Urban Design Recommendations and the urban 
park and open space standards in the Areawide Environmental Stewardship 
Recommendations. 

o Since Scotts Run is a key feature abutting the Old Meadow Subdistrict, 
redevelopment proposals should be designed in a manner that ensures this 
open space will become a more accessible resource-based active urban 
park. Redevelopment in these subdistricts should also contribute to stream 
and riparian buffer restoration efforts along Scotts Run. 

o In the Anderson Subdistrict, there are several opportunities to provide notable 
open space amenities. Redevelopment proposals should be designed in a 
manner to provide these open space amenities and/or contribute to 
improvements to open space elsewhere within the District or the abutting 
East Side District. A four acre recreation-focused urban park should be 
provided between Anderson Road and the Hunting Ridge neighborhood to 
serve the recreation and leisure needs of future residents and workers. 
Facilities should include one or two athletic fields as well as consideration of 
providing relatively small-footprint facilities such as sport courts, playground 
features, skate parks or splash pads. 

• When redevelopment includes a residential component, it should include 
recreational facilities and other amenities for the residents, and provide for 
affordable/workforce housing as indicated under the Land Use guidelines. 
However, if the portion of the McLean Commons within the Anderson Subdistrict 
is to redevelop, the development proposal should have as an objective increased 
affordable housing opportunities and positive impacts on the environment, public 
facilities and transportation systems (See Objective 11 in the Land Use section of 
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the Policy Plan). Selected elements of the 1960s sections of The Commons 
garden apartments (Tax Map 30-3((28))5 and 6) should be considered for 
preservation, incorporation into new development, and evaluation for inclusion in 
the Inventory of Historic Sites. The county's Heritage Resource Management 
Plan recognizes this resource type and provides for its registration and 
protection. The preserved areas should show both the architecture and the 
contextual spatial design of the period. 

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

• Building heights in these subdistricts range from 75 feet to 400 feet, depending 
upon location as described below and conceptually shown on the building height 
map in the Urban Design chapter. 

o The lowest building heights in the Old Meadow Subdistrict are adjacent to the 
Regency and Encore multifamily buildings in the abutting East Side District, 
where the maximum building height is 105 feet to provide a compatible 
transition in scale and mass and to retain the viewshed of these buildings. 
Building heights increase with distance from the southern end of this 
subdistrict (abutting a portion of the East Side District), with the areas closest 
to the Metro station having building heights up to 400 feet. 

o The lowest building heights in the Anderson Subdistrict are adjacent to the 
East Side District, where buildings need to provide a compatible transition in 
scale and mass. Abutting the Hunting Ridge neighborhood, the maximum 
height is 75 feet. Abutting the remainder of the East Side District, the 
maximum height is 105 feet, with height increasing with distance from the 
East Side District. The areas closest to the Metro station have building 
heights up to 400 feet. 

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

Conceptual Development Plan (Reduction at front of staff report) 

Title: The Commons 

Prepared By: WDG Architecture; VIKA, Inc.; Parker Rodriguez, 
Inc. 

Original and Revision Dates: January 14, 2011 revised through February 15, 
2013 

Overview 

This COP is divided into three sections: Civil (C) Sheets (22 sheets); Architectural (A) 
Sheets (32 sheets); and Landscape (L) Sheets (18 sheets). There are also several 
supplemental sheets (S) at the end of the COP which provide context and supplemental 
information not proffered in this rezoning. 

Civil Sheets include the notes and tabulations, existing conditions and vegetation plans, 
stormwater management plans, street layouts and sections, building/site layouts, fire 
access, and interim road plans for Dartford Drive and Colshire Meadow Road. The 
Architectural Sheets include ground floor, roof, and underground parking plans, sections 
through the proposed buildings, elevations of the proposed buildings, rendered views, 
phasing diagrams, shadow and building massing studies, and illustrative views of the 
development. The Landscape Sheets include the overall landscape plans, streetscape 
sections and illustrations, park plans and illustrations, planting details, and pedestrian and 
bicycle circulation and hierarchy plans, and a historical reference sheet. The COP also 
contains supplemental sheets, which summarize and depict design standards for Tysons 
Corner as applicable to this project, indicating requested waivers and modifications. 
These two sheets provide background and are discussed under the Waivers and 
Modifications section of this report. 

As seen in the following graphic, taken from Sheet L-04 of the COP, the development plan 
shows seven buildings, a road grid system including existing roads supplemented by new 
or extended streets, two large at-grade public parks, two at-grade public plazas, a linear 
public park within the median on Main Street, and numerous private above grade amenity 
spaces for occupants of the buildings. 
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Figure 5: Basic Layout of the Commons 

Proposed Road Network and Access to the Future Buildings 
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The application proposes several new streets to the proposed Tysons grid of streets, 
including Colshire Meadow and Dartford Drives. The main east-west street will be the 
extension of Colshire Meadow Drive, which will connect Dartford Drive on the west end of 
the site to Anderson Road and Old Chain Bridge Road on the east side. Other planned 
east-west streets will be Main Street and South Street, both of which will connect East 
Lane (a proposed north-south street) to Anderson Road. Also, the existing segment of 
Colshire Drive, on the project site's south edge, will connect Dartford Drive to Anderson 
Road. 

The project's main north-south street will be Anderson Road, which will be widened to four 
lanes and include turn lanes, on-street parking, and bike lanes. Besides connecting 
several internal streets, this roadway will continue to serve as a major connection between 
Dolley Madison Boulevard and Magarity Road. On the western P!3rimeter of the site, 
Dartford Drive will provide north-south access for the project and surrounding 
development. Access to proposed Buildings 6 and 7 will be obtained from Dartford Drive. 
Two planned internal north-south streets are East Lane and Center Alley. East Lane will 
be a local street, which the applicant expects to serve as the primary pedestrian route for 
residents to the Mclean Metro Station and Goodman Field. Center Alley will be developed 
as a service alley, which will provide vehicular access to Buildings 1 through 5. 
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With the exception of Center Alley, all of roadways will be public. The applicant proffers to 
improve street frontages along the property lines in accordance with the Tysons Comer 
Urban Street Design Standards unless a specific modification has been requested. 

Buildings 

Seven buildings are proposed, as shown in the preceding graphics and described further 
in the chart below. The maximum proposed Floor Area Ratio (FAR) for the site is 2.87. It 
should be noted that the maximum and minimum building height, number of floors, gross 
floor area, and number of units are proffered. 

Building Maximum Maximum Building Gross Number of 
Building Height Number of Floor Area Dwelling Units 

Floors 

1 160 15 338,000 331 
2 245 22 465,800 456 
3 160 15 277,500 272 
4 160 15 260,800 256 
5 245 22 461 '100 452 
6 245 22 499,300 490 
7 160 15 319,000 314 

Totals 2,622,400 2,571 

The buildings will contain a mix of multifamily units, including flats and ground floor 
townhouses. As shown on the above table, the buildings will range in height from 15 to 22 
stories. In addition, the COP and proffers contain provisions that segments of Buildings 4, 
5, and 7 in the vicinity of the perimeter of the proposed athletic field have the option of 
being reduced to a minimum of six stories. Several of the buildings fronting primary 
pedestrian corridors shown on Sheet L-06 of the CDP can accommodate relatively small 
amounts of retail and service uses, generally located on the ground floor. The proffers 
define "retail and service uses" (Proffer No.4) as any use that is permitted in the PTC 
District (subject to the use restrictions of Sect. 6-505 of the Zoning Ordinance and subject 
to design limits and parking considerations). The proffer further state that the location of 
such uses will be designated at the time of FOP approval. 

As noted earlier, parking will be provided both under and above ground. Where parking is 
above ground, the garages will be hidden from view by ground level residential units, 
lobbies, residential amenity areas, or retail/commercial space. Exceptions to this type of 
cladding are the frontages along Center Alley and portions of Dartford Drive, and the 
frontages facing the plaza between Buildings 6 and 7. In these areas, architectural 
treatment designed to restrict views into the garage spaces from street level will be 
provided. The proffers commit to further refine podium treatment at the time of FOP 
review. 



RZ/FDP 2011-PR-017 Page 17 

Phasing 

The applicant intends to develop this project in response to market demand and therefore 
has not committed to any particular order for the development of the buildings. Instead, 
the applicant has committed to address the timing of needed infrastructure. Therefore, the 
COP includes phasing exhibits, Sheets A.12 to A.20, which demonstrate how each building 
could be developed if the surrounding properties have not yet redeveloped (i.e., what 
improvements are needed to serve that building). The draft proffers further detail which 
road, park space and public facilities will be provided with each building. Since FOP 
approval for the entire site is not sought at this time, the proffers state that at the time of 
FOP approval, the phasing of improvements (in particular, access points) may be adjusted, 
within limits, to mitigate impacts identified at that time. 

Existing Buildings and Uses 

The proffers allow the residential uses within the existing buildings to be continued until 
those buildings are demolished. As the existing multifamily use is allowed by-right in the 
PTC District, it can continue in its present state or can be incrementally replaced as 
proposed on the phasing sheets, Sheets A.12 to A.20, of the COP. 

Streetscapes 

With one exception, the COP provides for typical streetscape sections that reflect the 
Comprehensive Plan recommendations. The exception applies to the south half of the east 
side of Anderson Road. Along this road segment, the applicant is requesting a reduction in 
sidewalk width from eight to four feet to accommodate retention of the adjoining mature 
willow oaks. As shown on the COP, the existing four-foot wide sidewalk will be retained and 
supplemented with a five-foot wide, parallel sidewalk planned about 15 feet to the east, 
within Anderson Park, beyond the root zone of the Willow Oaks. 

Parks and Open Space 

The COP shows five new at-grade public parks: Anderson Park, Goodman Field, Main 
Street Park, Building 6 Plaza, and Building 2 Plaza. All of the residential buildings would 
have additional private open spaces provided on the tops of the parking podiums and on 
the tops of the residential towers. 

• Anderson Park, located along the east side of Anderson Road, contains 4.35 acres 
and is proffered to be developed with two asphalt basketball courts, two sand 
volleyball courts, a play area for ages 5 to 12, a play/exercise area with specialized 
apparatus for teenagers, two fenced-in, off-leash dog parks (one for small dogs and 
one for larger dogs), a 36-space parking lot (retention of the existing leasing office 
parking lot), a water feature or other focal point, open lawns, sidewalks, seating, 
and other passive amenities. As shown on the Historical Reference Plan on Sheet 
l-18 of the COP, the applicant intends to create a fountain (or other prominent 
feature) as the park's focal point and incorporate design features from the existing 
Mclean Commons. The park will also contain interpretive signage regarding the 
Mclean Commons site, landscaping, and Tysons Corner context. 
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• Goodman Field, located in the southern portion of the project, is bordered by four 
roadways: Anderson Road, Colshire Drive, East Lane, and South Street. All of 
these surrounding streets are planned to accommodate on-street parking. This 
3.41-acre site will be improved with a full-size athletic field with a synthetic, all
weather turf, and field lights. This park will also contain a seatwall overlook along 
Colshire Drive and an entry plaza at the corner of East Lane and South Street. This 
park will also incorporate elements of the Historical Reference Plan shown on Sheet 
L-18. These elements include an interpretive sign of Goodman's architecture at 
Mclean Commons, a field wall incorporating Goodman's design elements 
contained within Mclean Commons, and a balcony overlook to view this wall. 

• Main Street Promenade, a 0.57-acre park, will be developed within the 50-foot wide 
median of Main Street. A predominant feature of this park will be the stair-stepping 
stormwater bio-detention areas. The park will also include landscaping, a 
pedestrian path, and seating. As with the two previously described public parks, the 
promenade will contain elements shown in the Historical Reference Plan, in this 
case, two pavilions reflecting Goodman design elements and interpretive signs. 

In addition to these public parks, the proposal includes two public plazas- one located 
between Building 2 and Colshire Meadow Drive (Building 2 Plaza) and another located 
between. Buildings 6 and 7 (Building 6 Plaza). These plazas will be improved with seating 
and landscaped areas, and in the case of the Building 6 Plaza, a stair-stepped water 
feature and a stage. Finally, the rooftops of each of the buildings will be developed with a 
swimming pool and decks with landscaping, seating, and barbequing grills. 

FOP 2011-PR-017 

Final Development Plan (Reduction at front of staff report) 

Title: The Commons - Building 1 

Prepared By: WDG Architecture; VIKA, Inc.; Parker Rodriguez, 
Inc. 

Original and Revision Dates: December 7, 2012 revised through February 15, 
2013 

Overview 

The FDP is divided into three sections: Civil (C) Sheets (15 sheets), Landscape (L) 
Sheets (9 sheets), and Architectural (A) Sheets (12 sheets). The Civil Sheets include the 
notes and tabulations, the existing conditions and vegetation plans, CDP and FDP 
diagrams, stormwater management plans and computations, street layouts, emergency 
access plan, and Utility Master Plan. The Landscape Sheets include landscape plans for 
the entire FDP area, including the podium and roof top amenity/planting areas, parking 
plans, and the streetscape sections and illustrations of the buildings and streetscapes and 
planting details. The Architectural Sheets include the building's floor plans, sections, 
elevations, and perspective, and shadow studies. 
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Figure 6: Final Development Plan for Building 1 of the Commons 
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The FOP covers Building 1, the eastern portion of Main Street and the northern portion of 
Center Alley. Main Street will be comprised of a pair of one-way travel lanes separated by 
a 50-foot wide median containing stormwater management facilities and park amenities, 
including walkways, benches, landscaping, and a butterfly-roof pavilion, which will serve as 
part of the "Goodman the Architect" interpretive area as depicted on Sheet L-18 (the 
Historical Reference Plan) of the COP. 

Although not included within the boundaries of the FOP, an interim "S"- shaped alley, 
located on the northwest side of Building 1, will be constructed under a separate public 
improvement permit. This interim alley will connect to an existing driveway that leads to 
the Anderson Drive/Old Chain Bridge Road intersection. The interim alley will eventually 
be replaced with the extension of Colshire Meadow Drive. However, until Colshire 
Meadow Drive is constructed, the interim alley will provide emergency vehicle access and 
a vehicular connection to the stoplight at Anderson Road, facilitating left turns for 
northbound traffic. 

Construction of Building 1 will require the razing of four of the site's existing apartment 
buildings and portions of the complex's surface parking lots. As a result of this clearing and 
grading, a temporary open space area containing approximately 1.5 acres of lawn-covered 
slopes will be created to the southwest of Building 1. This temporary open space will 
contain a temporary pedestrian trail to provide residents of Building 1 and of the remaining 
McLean Commons units a walkway to the Metro Station. 
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Building 1 will consist of three segments configured in the shape of a "U". The segments 
will range in height from 105 to 160 feet, with the segment along Colshire Meadow Drive 
being 10 stories, the segment along Anderson Road containing 12 stories, and the 
segment along Main Street topping out at 15 stories. 

The building will be located on a podium created by a semi-subterranean garage, with three 
levels below grade. Up to two levels of the garage will be above grade. Along Colshire 
Meadow Drive, Anderson Road, and Main Street, these parking levels will be clad by 
street-level residential units and non-residential uses such as the lobby and residential 
amenities. Along Center Alley, however, almost two levels of parking garage will be 
exposed. As proffered, this area will be clad in architectural finishes which minimize views 
into the garages. 

The private open space facilities will be located in the courtyard on top of the podium and 
roof levels of the 12 and 15-story portions of the building. The courtyard will contain 
landscaping, including trees, turf area, a deck area, and green roof planter areas. The 
open space amenity on top of the 12-story portion of the building will contain green roof 
plantings and a deck containing landscaping, seating areas, pergola, and barbeque grills. 
The open space amenity on top of the 15-story portion of the building will contain green 
roof plantings, a pool, seating areas, cabanas, and a fire pit. The top of the 1 0-story portion 
of the building will not contain open space amenities other than green roof plantings. As 
with roofs of all high rise structures, a portion of the roof areas of all three levels will 
accommodate utility structures, including penthouses containing mechanical equipment. 

Streetscapes & Landscaping 

The FOP depicts a streetscape along Anderson Road and the future Colshire Meadow 
Road consistent with the avenue streetscape type recommendations of the Tysons Plan, 
including landscape amenity panel, a sidewalk area and a building zone. Along Main 
Street, the FOP depicts a streetscape consistent with the local streetscape type, including 
landscape amenity panel, a sidewalk area and a building zone. The FOP depicts 
streetscape along Center Alley to include a sidewalk area and an eight-foot wide tree 
planting area. 

Building Design & Uses 

Building 1 will be entirely residential and will not include retail at the ground level. Rather, 
the ground level will be activated by lobby, residential amenities, and services related to 
management of the building. In addition, as noted earlier, ground-level residential units, 
utilizing townhouse design, will be situated along the building's Colshire Meadow Drive and 
Main Street frontages. The entry doors of these units will generally be elevated several 
steps above the abutting sidewalk to impart a sense of privacy for these units. In addition, 
these steps will be parallel, as opposed to perpendicular, to the units, leading up to semi
private entry landings which will further helping define these as entrances to private units. 
These entry steps and landings will be located within the building zone and therefore will 
not impede pedestrian flow on the adjoining sidewalks. 
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ANALYSIS 

This section of the report draws on: the site specific recommendations pertaining to this 
site in the Tysons East (Anderson Sub-district) of the Tysons Corner Urban Center, which 
is excerpted above; the Land Use, Transportation, Environmental Stewardship, Public 
Facilities and Urban Design sections of the Areawide Recommendations of the Tysons 
Corner Urban Center text in the Comprehensive Plan. Staff analysis as reflected in the 
agency memos found in the appendices of this report . Because the Tysons Corner Urban 
Center Comprehensive Plan text covers those issues and recommendations that are 
contained in the Residential Development Criteria and the Transit Oriented Development 
Guidelines, this staff report will not separately address the Residential Development 
Criteria and the Transit Oriented Development Guidelines in order to avoid redundancy. 

Land Use 

The subject applications are designated as Residential Mixed Use and Park and Open 
Space on the Comprehensive Plan's Conceptual Land Use Map. The Plan defines these 
land use categories as follows: 

"Residential Mixed Use: These areas are planned for primarily residential uses 
with a mix of other uses, including office, hotel , arts/civic, and supporting retail and 
services. These complementary uses should provide for the residents ' daily needs, 
such as basic shopping and services, recreation , schools and community 
interaction . It is anticipated that the residential component should be on the order of 
75% of more of the total development. 

Parks/Open Space: These areas are planned for passive and active park land and 
urban open spaces such as plazas and pocket parks. In instances when intensity 
credit is given for dedicating land for a park or open space, the land use mix applied 
to the intensity credit should be consistent with the land use category of an adjacent 
area. Additional guidance on parks and open space can be found in the 
Environmental Stewardship section." 

The Plan further recommends the following for projects that are split between two or more 
land use categories: 

"These categories indicate a general proportion of uses; however, the appropriate 
mix will be evaluated on a case-by-case basis during the development review 
process. Projects that span multiple land use categories may be granted flexibility 
in the location of uses as long as the overall land use mix is consistent with the 
proportions recommended for the entire project area." 



RZ/FDP 2011-PR-017 

The subject application proposes the following land use mix: 

Land Use Gross Floor Percentage Land Use FAR 
Area of (based on total 
(square footage) Land Use site area 

including density 
credits) 

Residential 2,572,4001 98 to 100% 2.82 to 2.87 
Retail/Commercial Maximum of Oto2% 0 to 0.05 

50,000 square 
feet2 

Totals 2,622,400 100% 2.87 

1 The residential gross floor area excludes potential retail/commercial areas. 
2 Conversion of residential to retail/commercial square footage, up to a maximum of 50,000 

square feet, is allowed under the proffers. Such areas will be identified at time of FOP. 
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The proposed land use mix is based on a maximum build out of the subject property 
as shown on the COP and is generally in conformance with the Comprehensive 
Plan. For areas designated as Residential Mixed Use, the land use mix, if the 
maximum of amount of retail/commercial is developed, would be 98% residential 
and 2% retail/commercial. This figure complies with the Comprehensive Plan 
definition of that designation, which states that the residential component should be 
on the order of 75% or more of the total development. 

The proffers provide that up to 50,000 square feet of the proposed residential 
square footage can be converted to retail/commercial use. However, no minimum 
commitment to retail/commercial uses has been made. Given this small amount of 
potential retail use (up to 2%) and given the proximity of the existing Village 
Commons Shopping Center and the proposed retail along the future Station Place 
(proposed with Scotts Run Station South), staff believes that a minimum 
commitment was not necessary. However, staff did recommend that if 
retail/commercial uses were incorporated into the development, they should be 
located along primary pedestrian corridors. To this end, the applicant designated 
potential retail locations on Sheet A.03 of the COP to reflect the primary pedestrian 
corridors depicted on Sheet L-06 of the COP. In this manner, any proposed 
retail/commercial uses will activate the appropriate streetscapes. 
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The entire 20.96-acre site is within the Transit Oriented Development (TOO) district, which 
the Comprehensive Plan identifies as the area generally within 1/2 mile of each of the 
Metro stations. About 30% of the subject property is located within 1/4 mile of the McLean 
Metro Station. The adjoining 10 acres, or almost 50% of the property, is within the 1/4 to 
1/3 mile radius of the station. The remainder of the property is within the 1/3 to 1/2 mile 
radius of the station. 

The Comprehensive Plan does not set a maximum FAR for those properties within a 1/4 
mile of a Metro station. For TOO district areas located between 1/4 and 1/3 mile from a 
Metro station, the Plan states that in developments that do not include any office space or 
other high trip generating uses, an intensity of 2.5 FAR, plus any bonuses achieved, 
should be allowed. The project's proposed intensity is shown on the table below. 
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Intensity Tiers, WDU Bonus Calculations and FAR 

Intensity Tier Land Esti- Work- GFA (%of Portion of FAR FAR with 
Area in mated force Total)2 GFA without WDU 
sq. ft.& Dwelling Dwelling associated WDU Bonus 
Density Units Units1 withWDU Bonus 
Credit(% Bonus3 

of total) 
Tier2 280,020 1,322 264 1,352,800 0 4.83 4.83 
1/8-1/4 mile 
(Unlimited (31%) (20.0%) (52%) 
FAR) 
Tier3 436,166 1,249 207 1,269,600 211,600 2.43 2.91 
1/4-1/3 mile 
(Maximum (48%) (16.6%) (48%) 
2.5 FAR+ 
Bonus) 
Tier4 197,012 0 0 0 0 0 0 
1/3-1/2 mile 
(Maximum (21%) 
2.0 FAR+ 
Bonus) 

Totals 913,198 2,571 471 2,622,400 211,600 2.64 2.87 

[1] Per the Comprehensive Plan for the Tysons Corner Urban Center, within 1/4 mile of a Metro Station (Tier 
2), 20% of the total number of dwelling units to be constructed should be WDUs. Beyond 1/4 mile of a Metro 
station (Tiers 3 and 4), any units created with bonus floor area should be excluded from the 20% WDU 
calculation. 

[2] Buildings 1, 2, 6, and a portion of Building 5 (49,700 sf) are located within Tier 2. Buildings 3, 4, 7, and a 
portion of Building 6 (411 ,400 sf) are located within Tier 3. 

[3] In accordance with the Comprehensive Plan for Tysons Corner Urban Center, Tier 2 is not entitled to a 
bonus for the provision of WDUs. Tiers 3 and 4 are allowed a 20% residential floor area ratio bonus. 

The proposal complies with intensity recommendations of the Comprehensive Plan. The 
buildings with the highest density are closest to the station in the Tier 2 area. The density 
decreases in the Tier 3 area and only park/open space is proposed for the Tier 4 area. 

Phasing Development to Major Transportation Facilities 

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

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

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

• A smaller CDA or a similar mechanism that provides a significant component of 
the private sector's share of the Tysons-wide improvements needed by 2030; or 
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• Other binding commitments to phase development to the funding or construction 
of one or more of the Tysons-wide improvements needed by 2030." 

The Plan also recognizes the critical role that the Tysons Transportation Fund plays in 
funding transportation improvements and the need to increase the contribution rate as part 
of a comprehensive funding strategy: 

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

On January 8, 2013, the BOS created a Tysons Transportation Service District, 
established the Tysons-wide and Tysons Grid of Streets transportation funds, and adopted 
guidelines for administering the two new funds. 

In order to achieve the Comprehensive Plan recommendations for phasing development to 
transportation improvements, the applicant has proffered to make contributions to the 
transportation funds as set forth in the adopted BOS guidelines. These commitments are 
generally in conformance with the Comprehensive Plan and will be subject to Fairfax 
County Department of Transportation's review of the proposed improvements to be 
credited against the monetary contributions. 

The proffers include language stipulating that the applicant will receive and deduct credits 
against the Tysons-wide and Tysons Grid of Streets transportation funds for off-site public 
street and intersection improvements. Staff is supportive of credit being requested by the 
applicant at COP, but requests that the applicant identify the potential creditable off-site 
public street and intersection improvement and provide a definite credit amount in the 
proffer and agree to allow the cost estimate to be reviewed in the future when more final 
engineering work has been completed. The applicant has identified completion of the 
southern segment of Dartford Drive, which is off-site, as a potential creditable 
improvement. The applicant and staff are still negotiating an appropriate creditable 
amount for this off-site improvement. 

Staff further notes that the applicant has submitted a proffer, as in all cases approved for 
the Tysons Corner Urban Center, discussing participation in the Phase I Dulles Rail 
Transportation Tax District. Because residential condominiums are excluded from this tax 
district, the applicant has agreed to pay Fairfax County a sum equal to the then-present 
value of Phase I District taxes in the event that a property is converted from a use that is 
taxable to condominiums that are not taxable. 
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Affordable and Workforce Housing 

The Comprehensive Plan provides that all projects within the Tysons Corner Urban Genter 
which seek to utilize the redevelopment option included within the District 
Recommendations should provide 20% affordable and workforce dwelling units (WDUs). 
In addition to this general recommendation, the Plan specifically states that if the Mclean 
Commons property (the subject site) were to redevelop, the development proposal should 
have, as an objective, increased affordable housing opportunities (in addition to other 
positive impacts). 

At present, about 80% of the existing 331 apartment units are at or below the 80% 
Average Median Income (AMI) level. To properly reflect the Comprehensive Plan's 
general affordable/workforce housing recommendation, the proffers provide that 20% of 
the total number of units will be designated as WDUs. This provision will result in a 
maximum of 471 WDUs. To meet the Plan's guidance for this property, the proffers further 
provide allocation of WDUs in a manner that results in more WDUs being provided in the 
lower income tiers. The current proffers include a table showing the percentages of WDUs 
to be provided in the various income tiers, with an increase in the percentage of the WDUs 
to be provided in the lower ranges. Unfortunately, staff found this proffer to be difficult to 
track and that it did not guarantee that the units in the lower income tiers would ever be 
built if less than proposed the maximum number of overall units were built. Therefore, the 
applicant has agreed to modify the proffer to state that the first 331 WDUs will be provided 
at tiers that match AMI levels of the existing units and after these units are constructed, 
additional WDUs, up to a total of 471 units, would then be provided utilizing the standard 
breakdown identified in the Comprehensive Plan. The standard and modified breakdowns 
for WDUs are provided below: 

The Tysons Plan recommends the following standard breakdown for WDUs, which will be 
applicable to the 332"d through 471st WDU, per the applicant's proposed proffer. 

Income Tier % of Total Units 
101-120% of AMI 5% of total units 
81-100% of AMI 5% of total units 
71-80% of AMI 5% of total units 
61-70% of AMI 3% of total units 
> 60% of AMI 2% of total units 

To address the Comprehensive Plan's affordable housing recommendation applicable to 
this property, the first 331 WDUs provided on the site will comply with the table below: 

Income Tier % of Total Units 
101-120% of AMI 2.8% of total units 
81-100% of AMI 3.6% of total units 
71-80% of AMI 8.2% of total units 
61-70% of AMI 4.8% of total units 
> 60% of AMI 0.6% of total units 
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Staff is supportive of this proposed modification. 

The FOP for Building 1 provides that 20 percent of the building's 331 units (66 units) will be 
designated as WOUs. For future buildings, the proffers note that it is the intent of the 
applicant to pro-rate the WOUs into each residential building but that the applicant 
reserves the right to consolidate the WOUs into one or more buildings. In any case, all of 
the proposed WOUs will be located on the project site. In addition, the proffers provide 
that the WOUs in each building shall have a bedroom mix similar to that provided in the 
market rate of such building. 

While the Comprehensive Plan recommends that rezoning applicants contribute $3.00 
(one-time) or $0.25 (annually) per non-residential square foot toward affordable housing 
opportunities in Tysons, it further states that ground level retail located in office, hotel, and 
residential buildings should not be included when calculating this contribution amount. 
Therefore, as the proposed retail/service uses will generally be located on the ground level 
of several of the buildings, this contribution would not be applicable to this project. 
However, because the proffers state that retail/uses may also be provided within upper 
floors if shown on an FOP, staff recommends that the applicant add the appropriate 
contribution language to the proffers. The applicant has indicated that the appropriate 
provision will be added to the proffers. 

Staff finds the subject application in conformance with the Comprehensive Plan guidance 
on affordable and workforce housing. 

Coordinated Development and Parcel Consolidation 

The Comprehensive Plan's consolidation guidance for the subject application recom~ends 
that: 

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

• In these subdistricts, the goal for assembling parcels for consolidation or 
coordinated proffered development plans is at least 20 acres. A 
consolidation of less than 20 acres should be considered if the 
performance objectives for consolidation in the Land Use section of the 
Areawide Recommendations are met." 
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The Comprehensive Plan sets five specific objectives for consolidations. These objectives 
are described below and an analysis of the proposal's conformance with each is also 
provided: 

"In all cases, consolidations or coordinated development plans should meet the following 
objectives: 

• Commitment to a functioning grid of streets both on-site and off-site; 

o Conceptual engineering of streets that demonstrate connectivity to 
surrounding areas and satisfy the guidance in the Transportation section 
should be completed. Such engineering should be done in coordination 
with land owners in the surrounding area, and the proposed street 
alignments should be included in an official map, as described in the 
Transportation section. 

o If an official map has already been adopted for the area, the development 
proposal should be in conformance with the street alignments in the 
map." 

The subject application meets the first objective by providing a functioning street grid, 
including the extensions of Colshire Meadow Drive and Dartford Drive, and by working with 
County staff and other landowners in the Tysons East district through the Consolidated 
Traffic Impact Analysis (CTIA) process. 

• "Provision of parks and open space as set forth in the Environmental 
Stewardship section of the Areawide Recommendations, either on-site or within 
the subdistrict through a partnership;" 

The subject application meets the second objective by providing public and private parks 
on-site, including an athletic field. The quality of these parks and other park-related Plan 
objectives will be evaluated further in this report. 

• "Provision of land and/or building space for public facilities as set forth in the 
Public Facilities section of the Areawide Recommendations;" 

The subject application meets the third objective in coordination with Capital One (RZ 
2010-PR-021), another rezoning application in the Tysons East District. In this 
arrangement, Capital One will provide a public facility, a 30,000 square foot community 
center that meets the Comprehensive Plan guidance for both its application and the 
Commons' application. In turn, with its redevelopment, the Commons will provide a full
sized athletic field to satisfy its active recreation contribution, as well as a portion of Capital 
One's contribution (0.5 of Capital One's 0.86 athletic field need). 

• "Conformance with the guidance in the Urban Design section and any urban 
design guidelines for the district or subdistrict; and" 
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The subject application meets the fourth objective by generally conforming to the Plan's 
urban design guidance, as described in the Urban Design section of this report. 

• "Demonstration of how adjacent parcels could be redeveloped in a manner that 
is compatible with the proposal and in conformance with the Plan." 

While not included in the CDP, the applicant provided staff with an exhibit showing 
potential building massing for redevelopment of the Commons Village Shopping Center, to 
the south of the subject site, across Colshire Drive [Tax Map 30-3 ((28)) 002, 007, and 85]. 
The exhibit demonstrated that the subject application will not preclude the future 
redevelopment of these adjacent properties. The other surrounding properties are either 
involved in recent rezonings (including RZ 2011-PR-011 and RZ 2010-PR-023) to 
redevelop or are not identified in the Plan as properties with current redevelopment 
potential. 

The subject application is in general conformance with the Comprehensive Plan guidance 
for consolidation and coordinated development both in terms of the acreage assembled 
(more than 20 acres) and in terms of allowing for a future coordinated development plan. 

Interim Conditions 

The Plan contemplates that the actual redevelopment of zoning approvals in Tysons will 
occur over time in reaction to market conditions. Because a zoning case might involve a 
large amount of land, it is likely that not all buildings will be built at the same time. While 
these situations are expected, they do create a challenge for site design. 

Some proposed blocks contain multiple buildings designed around a conjoined parking 
podium. As such, completion of only one of the buildings may leave an entrance, a 
parking garage, or an upper level park amenity incomplete or exposed until the second 
building is finished. In addition to building design, the vehicular and pedestrian networks, 
which are shown as a complete unit in the CDP, may be only partially completed with a 
particular phase, leaving missing links until build-out. To address these concerns, the 
applicant has proffered that at the time of FDP, to address all interim design conditions. 
Staff agrees that the appropriate time to identify and address these interim conditions is 
with the FDP, at which time the applicant will be better able to address and accommodate 
changes in the area that might occur between the time the CDP is approved, and the later 
date when FDP approval is sought. In addition to the building design features for interim 
phases (such as screening a temporarily open garage), the FOPs will also include a 
demonstration of how pedestrian access will be provided in a safe, convenient and 
pleasant manner to the Metro station and surrounding facilities. 

Public Facilities (Comprehensive Plan Recommendations) 

The Comprehensive Plan does not recommend a specific public facility that should be 
developed in the Old Meadow and Anderson Subdistricts. However, given the large 
amount of potential office and residential development in the area, a community center 
with a gym was identified as a needed facility. As noted above, in exchange for the excess 
athletic field credit (half of a field) generated by the Common's Goodman Field, Capital 
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One will provide a 30,000 square foot community center that meets both the public facility 
recommendations for both Capital One and the Commons' applicant. This cooperation will 
result in two major community facilities in the Tysons East District. 

Staff finds that the applicant has met the public facilities recommendations of the 
Comprehensive Plan for this application. 

Street Grid and Design 

The Comprehensive Plan provides recommendations for a conceptual street grid and for 
street cross sections for various street types. The subject application shows a grid layout 
for the blocks surrounding Colshire Meadow Drive, Anderson Road, Colshire Drive, and 
Dartford Drive. The subject application proposes to construct the on-site portions of this 
grid and limited off-site portions to provide necessary, interim grid connections along 
Colshire Meadow Drive and Dartford Drive. 

Colshire Meadow Drive/Anderson Road/Old Chain Bridge Road Intersection 

During review of this application, staff expressed considerable concern about the 
configuration of the existing Anderson Road/Old Chain Bridge Road intersection. 
Currently, Old Chain Bridge Road and an access driveway located on the opposite side of 
Anderson Road both intersect Anderson Road at angles considerable less than the 
standard 90 degrees. This configuration creates several problems such as confusing lane 
placement, limited sight distance, and longer pedestrian crossing distances. Rectifying 
this intersection is essential given the anticipated increase in traffic, the extension of 
Colshire Meadow Drive, and the desire to increase walkability in the area. 

To address this issue, staff encouraged the applicant to "flatten" the angles of this 
intersection, even though doing so would reduce the footprint of Building 1 and would 
require greater coordination with Cityline Partners, LLC, the Scotts Run Station South 
applicant. The applicant subsequently prepared several iterations of a possible 
reconfiguration of the intersection. As currently designed, the intersection does not contain 
the 90 degree angles found in typical crossings due to limits imposed by topography, 
existing infrastructure, and property ownership patterns. However, it does lessen the 
acuteness of the intersection angles and thereby creates an intersection that both the 
County and VDOT feel is safe and pedestrian friendly. 

On March 21, 2013, the applicant entered into an agreement with Cityline Partners, LLC 
that outlines the timing and financial responsibilities regarding the extension of Colshire 
Meadow Drive between Dartford Drive and Anderson Road. This agreement will facilitate 
the road extension and allow for reconfiguration of this intersection to occur. 

Creating a Direct Connection between Mitre Plaza and Colshire Drive 

The Conceptual Tysons Road Network Map contained in the Comprehensive Plan shows 
a local street providing a direct east-west link between the north-south portion of Colshire 
Drive and Anderson Road. Under the proposed site layout, this conceptual road would 
align with Main Street. However, Main Street, as proposed, is a much shorter road, which 
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would run only two blocks between East Lane and Anderson Road. Because the 
Comprehensive Plan map is conceptual, many alternatives can fulfill the envisioned grid. 
In this case, staff feels that providing a direct connection between Mitre Plaza, a local 
street traversing the Mitre campus, and the east-west segment of Colshire Drive, which 
forms the southern boundary of the Commons project site, would create a suitable east
west grid connection as envisioned by the Plan. In addition, this alignment would eliminate 
a two offset intersections that are within close proximity to each other. 

In order to accomplish this connection, a portion of the east-west segment of Colshire 
Drive would have to be re-aligned northward. This configuration would result in having to 
relocate and redesign proposed Building 7. The applicant feels staff's suggested re
alignment of Colshire Drive would result in bifurcating the southern edge of the property, 
creating a non-developable, remnant parcel and the elimination of Building 7. As such, the 
applicant has not made staff's recommended change. Although the traffic counts do not 
strongly support the need for this direct connection, staff still believes that the re-alignment 
would provide additional connectivity to the grid and eliminate extraneous turning 
movements related to the nearby, offset intersections. 

Route 123 and the Super Boulevard 

Although the proposed project does not front on Route 123, that roadway will provide 
essential access to the development. To address expected deficiencies in the Route 123 
corridor, the Tysons East Consolidated Traffic Impact Analysis (CTIA) process led to a 
recommendation for a "Super Boulevard" on Route 123. The Super Boulevard is a 
concept that modifies the intersections of Old Meadow Road and Colshire Drive along 
Route 123 to restrict left turn movements in favor of signal-assisted U-turns in order to 
provide adequate progression of through traffic and access to side streets. An illustration 
of this concept follows: 

f 
PEDS 

PEDS 

Figure 8: Typical Super Boulevard Schematic 

To offset traffic congestion created from this development and to implement this concept, 
the Fairfax County Department of Transportation (FCDOT) recommended that the 
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applicant address design and construction of the Super Boulevard as part of their 
application. To that end, the applicant has committed to contribute $0.06 per square foot 
of GFA to Fairfax County for the reconstruction of Route 123. The contribution would be 
paid in five equal installments of $31,469 each, to be made upon site plan approval for 
each of the first five buildings to be constructed. 

Phasing 

Phasing internal transportation improvements is complicated due to the need for 
improvements to links not immediately adjacent to the applicant's next construction site. 
On the whole, the applicant proposes to phase the construction of the roads in this 
application as shown on the A-11 to A-20 Sheets within the COP. Where only frontage 
improvements are needed, these improvements will be done as the buildings are 
individually constructed. Where new streets are proposed, these streets will also be built 
along the frontages as the buildings are constructed, unless greater access is needed to 
support access to the building. An example is Main Street, which could be partially 
constructed if Building 1 is constructed first, but would be almost fully completed fully if 
Building 2 were to be built first. 

Staff has identified several issues related to the applicant's proposed schedule for 
improvements. On Sheets C-21 and C-22 of the COP, the applicant shows how the 
project can be completely built out without fully extending Dartford Drive southward, to 
connect with Colshire Drive. The applicant notes that the property needed to complete 
that segment of Dartford Drive is controlled by an adjoining owner (Mitre). Nonetheless, 
staff feels that complete build out of the subject site should not occur without this important 
grid connection as the remaining streets would unlikely to provide adequate capacity. The 
applicant has since revised the proffers to complete this segment of Dartford Drive with 
whichever of Buildings 2, 6, or 7 is last to be constructed. Staff recommends that 
construction of this road segment be moved up so that this segment of Dartford Drive be 
constructed with whichever of Buildings 2, 6, or 7 is constructed second. 

In addition, Sheet C-22 shows the project being completely built out with only an interim 
section for Colshire Meadow between Dartford Drive and Anderson Road. This two-lane 
interim roadway is unlikely to provide adequate capacity for the project at build out and 
does not further the Comprehensive Plan goals for the grid of streets. However, as 
previously mentioned, the applicant has entered into an agreement with the Scotts Run 
South applicant outlining the shared costs and responsibilities for construction of this 
portion of Colshire Meadow Drive. This agreement will help ensure that Colshire Meadow 
Drive will eventually be developed to its ultimate width. 

On-street Parking 

While the streets, overall, have been designed to comply with the Transportation Design 
Standards for Tysons Comer Urban Center, as adopted by the County and VDOT, the 
applicant has asked for several waivers of the required on-street parking in four areas. 
Staff, which has provided recommendations on each of these waivers under separate 
cover, supports these requests as modified. Two of the waivers, FC_P01 and FC_P02, 
would allow Anderson Road to be widened to four lanes without inclusion of on-street 
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parking along the specified segments of the east side of the street. These waivers would 
facilitate retention of the mature willow oaks lining these segments of the road. The third 
on-street parking waiver, FC _P03, requests that no on-street parking be provided along 
the Building 1's Colshire Meadow Drive frontage due to proximity to the Colshire Meadow 
Drive/ Anderson Road intersection. The last waiver involves segments of Dartford Drive 
and Colshire Drive, where there may be sight distance concerns related to short, 
interrupted frontages created by intervening driveways or short blocks. Staff is negotiating 
these waivers with the applicant to ensure that the maximum number of on-street parking 
spaces is provided while traffic safety standards are maintained. 

The proposed street grid for the overall project is in general conformance with the 
guidance in the Comprehensive Plan. 

Pedestrian and Bicycle Facilities 

The Comprehensive Plan also envisions a robust non-motorized transportation network for 
Tysons Corner. The applications accommodate the pedestrian primarily in the streetscape 
network, which will be further discussed below. 

As noted in the street configuration discussion above, the proposed "collector" and 
"avenue" roads will provide for on-road bike lanes in their ultimate configurations. Local 
roads are expected to accommodate bike traffic without the need for separate lanes 
because of their lower speeds. The proffers further commit to provide for resident and 
visitor bike parking at the time of FOP approval. Finally, the submitted FOP includes bike 
parking for occupants in the garage as well as exterior bike parking for visitors. Any further 
refinements can be provided at the time of site plan review. Staff believes these 
commitments meet the Comprehensive Plan recommendations for the provision of 
pedestrian and bicycle facilities. 

Transportation Demand Management (TOM) 

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

The applicant has agreed to a TOM approach, which is consistent with that approved in 
other recent PTC rezonings, and is proffering the following commitments: 
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• The applicant is committing to meet the Plan goals during all phases of 
development of the site in conformance with a new approach to TDM. The 
specific vehicle reduction goals are as follows: 

Development Levels 
Percentage Vehicle 

Trip Reduction 

Up to 65 million SF of GFA 30% 

65 million SF of GFA 35% 

84 million SF of GFA 40% 

90 million SF of GFA 43% 

96 million SF of GFA 45% 

105 million SF of GFA 48% 

113 million SF of GFA 50% 
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• The applicant is committing to monitor its TDM program with traffic counts every 
year and surveys every three years. This commitment is a significant 
improvement from monitoring programs in the past. Annual traffic counts will 
enable the county to review transportation in Tysons on an areawide basis and 
identify future concerns or areas for improvement. 

• The applicant is proffering a detailed implementation plan for the TDM program 
that will also provide the flexibility to modify the program to address changes 
necessary during the life of the project. 

• The applicant has committed to provide seed funds to help establish a 
Tysonswide Transportation Management Association (TMA), which would 
coordinate TDM approaches throughout Tysons. 

Staff believes that the applicant has provided a robust TDM package that will allow the 
program goals to track closely with local and Tysons-overall development. This TDM 
program will also provide the flexibility to make adjustments if other portions of the 
development are not proceeding as expected today. Staff believes the program will 
strongly encourage significant traffic reduction measures, addressing the 
recommendations of the Comprehensive Plan. 

Parking 

Rather than requiring a minimum amount of parking, the PTC district regulations establish 
parking maximums as an effective approach for reducing automobile use. These 
maximums are seen as a critical component of an effective TDM program as a shortage of 
readily available parking has a bearing on mode choice. The amount of parking provided· 
with the proposed development will conform to the parking provisions of the PTC district. 
Additionally, the proffers provide that "the sale or lease rates of parking spaces shall be 
unbundled from the purchase price or lease rate of the individual dwelling units; meaning a 
unit's purchase price or lease rate shall be exclusive of parking costs." This "unbundling" 
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will allow available parking spaces to be used more efficiently and will create an incentive 
for residents to reduce car ownership. 

Streetscape Design 

The Urban Design section of the Comprehensive Plan provides detailed guidance on 
streetscapes within Tysons. The Plan defines three streetscape zones: the landscape 
amenity panel, the sidewalk, and the building zone. These zones are shown in the 
following illustration. Each zone serves a distinct purpose and has varying dimensions 
based on the adjacent street type and land use. 

Building 

I 
I 
I 

• I 

. Travel Lane 
j, and gutter / 

Figure 9: Streetscape Zone Illustration 

Staff believes that the best way to ensure that Tysons develops as a true urban center (as 
opposed to a collection of private developments) is to require that the entire transportation 
system is in the public realm. To further that goal and to promote unification of the public 
transportation network, staff recommends that the sidewalk be included within the public 
right-of-way. As has been noted many times, safe pedestrian movement is vital to a 
thriving downtown. The applicant has agreed to proffer that the public right-of-way be 
extended to the sidewalk and landscape amenity panel and to dedicate the appropriate 
land area accordingly. However, the proffers provide several caveats allowing reduction of 
streetscape dedication widths to 18 inches from face of curb for specified infrastructure 
related situations. This caveat language has been accepted with previous Tyson cases to 
allow for flexibility where topography or other limitations preclude compliance with the 
standard Tysons right-of-way widths. 

All of the proposed streetscapes meet the dimensional standards set forth in the Plan and 
the Urban Design Guidelines with the exception of the four-foot sidewalk width along a 
portion of Anderson Road that accommodates retention of the adjoining, mature willow 
oaks. (As shown on the COP, the existing four-foot wide sidewalk will be retained and 
supplemented with a five-foot wide, parallel sidewalk planned about 15 feet to the east, 
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within Anderson Park, beyond the root zone of the willow oaks.) Staff supports this 
exception. 
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In addition to the dimensions and conceptual design of the streetscape areas, the 
applicant has proffered to provide a streetscape furnishings and materials plan with each 
FOP. These details have been provided with the FOP for Building 1 and are generally 
acceptable. 

In the context of the overall goals of the Comprehensive Plan, the streetscape designs 
proposed in the subject applications are in general conformance with the Plan. 

Building and Site Design 

The Comprehensive Plan guidance for building and site design includes elements such as: 
build-to lines; bulk and massing; and step-backs. The subject applications generally 
adhere to these design recommendations. The proposed buildings have been sited along 
build-to lines to create a consistent street wall. The applicant proposes a pedestrian 
hierarchy to define those areas of the development where pedestrian activity will be 
focused. Basically, primary pedestrian zones are where pedestrian activity is expected to 
be focused. As such, those areas should be designed to accommodate more pedestrians 
and to provide for more interaction between the building and the sidewalk (plazas, cafes, 
storefronts, etc.) The proffers commit to appropriate design articulation and fenestration 
commitments for those buildings frontages identified on FOPs as accommodating non
residential uses. The proffers also provide that ground floor dwelling units shall be 
elevated from the sidewalk level to afford these units privacy. 

Staff believes that the building and site design features proposed in the subject 
applications are in general conformance with the Comprehensive Plan. 

The COP includes illustrative drawings to show the general character of the buildings and 
the sites, which is appropriate for this stage of the development process as additional 
design details will be provided with each FOP. The FOP for Building 1 includes 
significantly more detailed plans, showing (illustrative) interior layouts of ground floor, 
parking levels and roof as well as detailed drawings of the building exterior (all four sides) 
including building materials. Although FOP 2011-PR-017 includes notes which state that 
the drawings are illustrative, it further notes that the drawings are subject to change 
"provided that the general quality and characteristics are maintained". Staff notes that 
flexibility could be helpful to the design but that future designs are expected to be in 
substantial conformance with the style, type, character and form depicted in the drawings. 

While the site design is generally in conformance with the guidance of the Comprehensive 
Plan and provides activated streets, build to lines, streetscapes and amenities, staff has 
asked the applicant to proffer certain standards and/or to commit to refine the design at the 
time of FOP. One specific design concern has been how the exposed parking would 
interact with street frontages. Screening with fac;ade treatment is proposed to limit visibility 
into the garages. However, refining details, including detailed elevations of the screened 
areas, should be provided at FOP. The applicant has agreed to modify the proffers to 
address this concern. 
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Staff finds generally that the site design is in conformance with the standards expected in 
Tysons Corner, as the site design: 

• Concentrates the buildings with the greatest densities near the Metro station; 
• Places the large public parks furthest from the Metro station and creating a buffer 

between the proposed high rise buildings and the existing development to the east 
and south; 

• Configures the street gird and siting the buildings in a manner that maximizes the 
number of units having views terminating in parks; and 

• Creates relatively small blocks which are conducive to walking. 

Building Height 

Legend 

• Tier 1: 225' - 400' 

• Tier 2: 175'- 225' 

• Tier 3: 130' -175' 

Tier 4: 75'- 130' 

Tier 5: 50' - 75' 

Tier 6: 35' - 50' 

* Existing/Approved 
Gateway Building 

Conceptual Building Heights 
Tysons Corner () 
Fairfax County, VIrginia 

Figure 10: Conceptual Building Heights Diagram 

The application properties fall within two building height intensity zones as depicted on the 
height map. For the most part, the buildings proposed in these applications meet the 
Comprehensive Plan guidance for heights. 
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Staff, however, notes that portions of three of the proposed buildings exceed the Plan's 
recommended height limit. These three buildings, Buildings 2, 6, and the northern tower 
(Tower A) of Building 5, are located in the northwest portion of the project site, within Tier 2 
of the Plan's Conceptual Building Height Map. Each of the buildings consists of segments 
of varying heights from six to 22 stories. The 22 story portions of the three buildings are 
clustered around the west terminus of Main Street, closest to the Metro station. The three 
building segments form part of the walls of a "canyon" that opens to the focal point 
proposed in Anderson Park to the east. The Comprehensive Plan recommends a 
maximum height of 225 feet in this area. These building segments are proposed to be 245 
feet in height. 

Staff supports this building height increase noting that the additional 20 feet is inclusive of 
the rooftop penthouses. Generally, penthouses that cover less than 25 percent of the 
rooftop area are exempt from height calculations. However, as these are residential 
buildings, staff finds that it is likely that this area will be amenitized to support rooftop 
activities and spaces for the residents, which would then require the penthouses to be 
included within the height limitations. Therefore, to provide the flexibility, staff suggested 
that the applicant include that penthouses in building height calculations and secure the 
taller building height as part of the COP, as recommended in the Comprehensive Plan. 
Also, staff notes that these building segments reduce in height beyond a quarter mile 
radius of the Metro station, transitioning down to the lower scale buildings adjacent to the 
subject site. 

The COP contains a second area where building height may exceed the Plan's 
recommendation. Proposed Building 5 consists of three towers: a northern tower (Tower 
A) that is located in the Tier 2 height area and proposed to contain 22 stories; a southern 
tower (Tower B) that located in the Tier 3 height area; and an eastern tower (Tower C) that 
is also located in Tier 3 height area. Tower B, located opposite Goodman Field, would 
have the option of containing between six and 18 stories. Tower C, Building 5's smallest 
segment, would have the option of containing between six and seven stories. If Tower B 
were to be developed at its maximum height, it would contain 18 stories and stand at 205 
feet. In the Tier 3 height area, the Plan recommends a maximum building height of 175 
feet. As with the previously discussed building heights, the 205 feet would be inclusive of 
rooftop penthouses. However, unlike the other building segments, Tower B would be 
slightly more than a quarter mile from the Metro station. No specific justification was 
provided for the Tower B option that exceeds the recommended height maximum. 
However, staff notes that the location of this tower adjoins the Tier 2 building area, where 
building height up to 225 feet are permitted. In any case, staff feels that the rationale for 
increasing the maximum building height could be bolstered if the applicant were to proffer 
that should this building segment (Tower B of Building 5) exceed 175 feet in height, at 
least 20 percent of the tower's units be designated as WOUs. As the applicant has 
indicated his intent to prorate the WOUs within each of the buildings, formalizing this intent 
in the proffers for this building segment is reasonable under the prescribed circumstances. 

In addition to establishing maximum building heights for each building, the COP establishes a 
maximum height for parking podiums as two stories above grade. As discussed previously, 
the applicant has proffered to screen the garage where visible from the street. Staff believes 
that more detail on this screening should be provided at the time of FOP. 
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Staff believes that building heights proposed in the subject applications are in general 
conformance with the Comprehensive Plan. 

Tree Canopy and Plantings 
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The Comprehensive Plan recommends increased tree planting in Tysons and recognizes 
that much of this new planting will be accomplished through the provision of street trees. 
While the application meets the tree preservation targets, because the Public Facilities 
Manual (PFM) does not allow off-site trees (such as streetscape trees on public streets) or 
trees in easements on-site to count towards the tree canopy requirements, the applicant 
seeks a PFM modification of the 1 0-year tree canopy requirements. The two zoning cases 
generally provide the majority of their trees as street trees, with additional trees provided in 
above-grade terraces and parks. The applicant has demonstrated that the Plan's 
recommended 10% tree coverage goal for a redevelopment will be achieved with this 
application, so long as the street trees (in the public rights-of-way) and the trees in 
easements were counted. Staff believes a modification in favor of that shown on the COPs 
is appropriate because of the commitment to provide uncompacted soil volumes and the 
commitment to maintain/repair, irrigate, and replace trees damaged or removed by right-of
way or utility maintenance or repair. 

The applicant has provided a utility plan showing the proposed landscaping with 
conceptual utility layouts and sight distance lines. The applicant has committed to avoid 
conflicts between landscaping and utilities to the greatest extent possible and to work with 
the County to remain in substantial conformance with the planting scheme shown on the 
COP and, in the worst case scenario, to work with UFMO prior to deletion of any tree 
shown on the plan. 

To ensure that the tree coverage goals proposed in the current applications will be met 
with each FOP, the applicant has proffered to: (1) update the tree canopy calculations to 
reflect any changes in site or building design; (2) submit a labeled utility plan overlaid on 
the planting plan; and (3) submit a drawing that demonstrates that the locations of all 
proposed trees are viable considering vehicular sight line distance requirements. In 
addition, the applicant has proffered contribution to the County's Tree Preservation and 
Planting Fund, which supplies tree saplings, volunteer support, in-school educational 
activities, and information to landowners regarding methods for enhancing the tree canopy 
on their property. Staff agrees with this approach and finds the landscaping and tree 
canopy in conformance with the Comprehensive Plan. 

Water Quality 

The applicant has pursued a variety of measures to address stormwater management in a 
manner which satisfies both the requirements of the Public Facilities Manual (PFM) and 
the Comprehensive Plan's water quality goals for the Tysons Corner Urban Center. In the 
COP, the applicant has demonstrated how the application will satisfy the PFM standards 
for water quantity and quality control. These measures will include, where applicable, 
intensive and extensive green roof, bio-retention basins, infiltration trenches, urban bio-
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retention (tree pits and stormwater planters), and underground stormwater vaults for reuse 
through irrigation or for controlled release to downstream channels. 

Under the CDP and proffers, the applicant has committed to retain/reuse the first ineh of 
rainfall to the extent practicable and has shown a possible scenario as to how that goal 
could be attained. At the time of FDP, the applicant will refine the work done at CDP and 
will include a specific goal. The applicant will then meet this goal at site plan although 
alternate measures may still be used (for example a bio-retention tree pit may be enlarged 
to compensate for a smaller green roof). Staff believes that this approach will allow for 
continued refinement of the stormwater management commitment while removing the 
subjective measurement of a goal from the site plan process. 

The CDP indicates that 94% of the first inch of runoff will be retained on-site for the entire 
CDP area. The applicant has also committed to achieve the stormwater management 
design credit for LEED. If the applicant captures portions of the runoff from the existing 
right of way adjacent to the properties (that is, right of way that would not normally be 
treated), then the CDP indicates that the retention of runoff over the entire site will be 
increased by 0.03 for a total of 0.97 of the first inch. 

The FDP for Building 1 shows that 92% of the first inch of runoff within the FOP's 
boundaries will be retained on-site. Capturing of off-site runoff from a portion of the 
existing Anderson Road pavement raises this number to 97%. 

The applicant applied for a waiver of Public Facilities Manual (PFM) Section 6-0303.8 to 
permit an underground stormwater management vault in a residential area. DPWES 
completed its review of the application, #3797 -WPFM-003-1, and recommended approval 
subject to conditions. As specified in the PFM, the Board of Supervisors must take action 
of the waiver concurrent with the subject rezoning application. If approved, the waiver 
would allow installation of the underground vault in the Main Street median. Should 
additional underground vaults be necessary, subsequent waivers will be required. 

"Green" Buildings 

The Comprehensive Plan recommends that zoning proposals for residential development 
in the Tysons Corner Urban Center area provide for green building commitments sufficient 
to attain, at a minimum, the United States Green Building Council's (USGBC) LEED 
certification or its equivalent. The applicant has committed to pursue at least LEED 
certification for the residential buildings and has proffered to post a "green building escrow" 
in the amount of $2.00/square foot of GFA as an accountability mechanism to obtain the 
certification. The proffers also provide that subject to DPZ approval, an alternate 
residential rating system may be implemented without an escrow. lfthe latter option is 
selected, the applicant would need to demonstrate attainment of the selected certification 
prior to the issuance of the final RUP for the building. 

Energy/Resource Conservation 

The Comprehensive Plan anticipates that zoning applications in Tysons Corner will include 
commitments to design elements and practices which will reduce the use of energy and 
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water resources. The proposed proffers for the application include the following 
commitments: 
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• To construct each parking garage with at least one electric vehicle recharging 
station that will serve at least two parking spaces and the infrastructure (such as 
conduit) to facilitate additional future stations; 

• To provide an assessment of the potential for shared energy systems for site plans 
with more than one building; 

• To provide utility sleeves through the foundations of the buildings to allow for future 
shared energy or similar systems; and 

• To provide master electric, gas, and water usage data, to the extent that such 
exists, to the County for each building and the entire property. 

With these commitments, staff finds that the recommendations related to energy 
conservation have been met with this application. 

Noise Impacts 

In order to minimize exposure to noise impacts, the Policy Plan of the Comprehensive Plan 
recommends that noise levels be mitigated to 65 dBA for outdoor activity areas, 50 dBA for 
office environments, and 45 dBA for residences, schools, theaters, hotels, and other noise 
sensitive uses. The proposed development includes multi-family residential in the vicinity 
of Route 123, the rail right-of-way and the Dulles Airport Access and Toll Road. As such, 
staff requested that the applicant provide a noise study which measured the current and 
future noise levels impacting the site. 

The applicant submitted a noise study covering the FOP for Building 1. The study 
was prepared by Phoenix Noise and Vibration, LLC and dated December 19, 
2012. This noise study depicts transportation noise levels for year 2030 which will 
be up to 73 dBA DNL for some balconies along the Colshire Meadow Drive and 
Anderson Road frontages of Building 1. The applicant has committed to notify 
potential tenants or purchasers of individual residential units with balconies, either 
in the lease or sales contract, that exterior noise levels may exceed 65 dBA. 

With regard to interior noise levels for new residential buildings, the Plan recommends a 
noise attenuation level of no more than 45 dBA. To address this provision, the applicant 
has proffered to provide a noise study with each FOP to determine if a specific building will 
be affected by transportation generated noise. If the noise study concludes that a building 
will be affected by noise levels which may require mitigation, then, at site plan submission, 
the applicant will submit a refined acoustical analysis. The refined acoustical analysis, 
incorporating findings from a building shell analysis based upon the specific building plans, 
will determine what, if any, noise attenuation measures may be needed. This approach is 
generally acceptable for the proposed residential structures. This study indicates that all 
other areas of the proposed residential buildings will have predicted noise levels below 75 
dBA DNL, which falls within the range of typical noise mitigation measures to achieve an 
interior noise level of 45 dBA. 
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With regard to exterior noise levels for the project's public open spaces, the noise study for 
Building 1 indicated that abutting Anderson Road, the public parks will exceed the 
recommended 65 dBA standard for such areas. However, staff is not recommending 
mitigation as the affected areas are limited to those directly abutting the street and 
mitigation is not practical for the public parks where physical and visual access is highly 
desirable. 

Regarding potential noise associated with construction activities, the applicant has 
proffered the following: 

"Construction Access and Hours. The parking of construction vehicles shall 
occur on the Property, including personal vehicles utilized by construction 
workers. No parking shall occur on adjacent roadways. Truck staging shall 
be permitted on adjacent roadways provided it does not occur in adjacent 
neighborhoods. The hours of exterior construction shall be posted in English 
and in Spanish and shall be limited to the hours between 7:00 a.m. and 9:00 
p.m. Monday through Friday and 8:00 a.m. to 9:00 p.m. on Saturdays. No 
exterior construction will occur on Sundays or the following federal holidays: 
Christmas Day, New Year's Day, Memorial Day, Fourth of July, and Labor 
Day. The Applicant shall provide the Providence District Supervisor with a 
point of contact for construction related issues. The Applicant shall provide 
an initial response to construction related issues within 24-hours of receiving 
notice." 

Urban Parkland Needs 

The Plan for Tysons Corner calls for a comprehensive system of public open spaces to 
serve residents, visitors and workers. This system of public spaces should include parks 
of different types (pocket parks, civic plazas, common greens, recreation-focused parks, 
linear parks/trails, and natural resource areas) to enhance the quality of life, health and 
the environment for those who live, work and visit Tysons Corner. The Plan recognizes 
that while on-site parkland is an integral part of urban design, additional open spaces and 
parkland might be provided off-site to address some of the needs of the future residents 
and employees, especially as related to active recreation facilities. To that end, in the 
Tysons Corner Urban Center Areawide Recommendations, Environmental Stewardship 
Chapter, Parks and Recreation Section, the Plan states the following: 

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

Applying this urban parkland standard to the overall proposed development in the 
Commons, and assuming ultimate build out of development at the mid-range of options, 
the overall proposal generates a need for approximately 6. 73 acres of new urban 
parkland. The applicant is providing approximately 9.03 acres of new urban parkland 
onsite. The public parklands will be provided in Anderson Park, Goodman Field, Main 
Street Promenade, and two plazas. The proposed public parklands exceed the 
recommendations of the Comprehensive Plan. In addition, the on-site urban parks 
provide a diversity of active and passive recreational opportunities for the future residents 
and visitors. 
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Figure 11: Anderson Road Park 

With regard to phasing, staff requested that Anderson Park be delivered with completion 
of the second building in the development and that Goodman Field be delivered with 
completion of the first building adjacent to the field, either Building 4, 5, or 7. The proffers 
propose substantial completion of Anderson Park prior to the issuance of the 300th RUP 
for the third building constructed on the site and completion of Goodman Field prior to 
issuance of the 250th RUP for the fifth building constructed on the site. Staff raised 
concerns about the timing of this proffer and the applicant has since agreed to modify the 
proffers to lower these threshold numbers to the 150th RUP for the third and fifth building 
respectively. In discussing the differing timeframes, the applicant cited difficulties in 
providing a number of the development's costly infrastructure at an accelerated schedule. 

Other key proffer provisions related to these two large, public parks: 

• Upon completion, these parks will be dedicated to the Park Authority. 
• The applicant has proffered to meet with Park Authority staff prior to commencing 

construction of either Goodman Field or Anderson Park, to ensure that the 
proposed design of these facilities meet or exceed all applicable Park Authority 
standards for comparable county facilities. · 

• For Anderson Park, the applicant shall be responsible for routine maintenance of 
the park grounds and facilities, while the Park Authority shall be responsible for 
future capital costs of replacing the parking lot, sports courts, and playground 
equipment. 
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• For Goodman Field, the Park Authority will be responsible for maintenance and 
future replacement of the athletic field and standard field lights, while the applicant 
shall be responsible for maintenance of the land outside the athletic field, including 
historical reference facets, seatwall overlook, entry plaza and any non-standard 
field lights. 

• For Goodman Field, the applicant shall provide and maintain public restrooms for 
users of the park within either Building 4, 5, or 7. 

Athletic Field Needs 

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

" ... recreational facility service level standards in the Park and Recreation 
element of the Countywide Policy Plan should be applied to new 
development in Tysons, with adjustments made for urban demographics and 
use patterns. Using 2050 development projections, anticipated urban field 
use patterns, optimal athletic field design (lights and synthetic turf) and longer 
scheduling periods, the adjusted need for athletic fields to serve Tysons is a 
total of 20 fields ... In general, the need for an athletic field is generated by the 
development of approximately 4.5 million square feet of mixed use 
development in Tysons." 

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

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

Based on Comprehensive Plan guidance for provision of one full-service athletic field per 
4.5 million square feet of new GFA, the proposed development, based on a maximum of 
GFA of 2,622,400 square feet, generates a need for 0.58 of an athletic field, or roughly half 
a field. As previously mentioned, the excess athletic field credit will be exchanged for the 
excess public facilities credit associated with the Capitol One rezoning, RZ 201 0-PR-021, 
with the result being that both projects meet their respective athletic field and public facility 
recommendations and the community obtains two highly desirable public amenities. 
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Other Recreational Facility Needs 

Beyond athletic fields, in the Tysons Corner Urban Center Areawide Recommendations, 
Public Facilities Chapter, Parks Section, the Plan states the following: 

"The Countywide recreation facility service level standards in the Park and 
Recreation element of the Countywide Policy Plan should be applied to new 
development in Tysons, with adjustments made for urban demographics and 
use patterns.. Provision of facilities to meet these service level needs will 
ensure that as Tysons redevelops, publicly accessible athletic fields, tennis 
courts, basketball courts, fitness and program space, swimming pools, and 
other active recreational facilities will be provided at levels meeting the needs 
of future Tysons residents, employees and visitors." 

Using adopted recreational facility service level standards found in the Parks and 
Recreation element of the Policy Plan, the small-footprint publicly accessible recreational 
facilities needed to address the planned growth for this project area include two basketball 
courts, three tennis courts, two playgrounds and about 5,000 square feet of indoor 
fitness/program space. Anderson Park is proffered to be developed with two asphalt 
basketball courts, two sand volleyball courts, a play area for ages 5 to 12, a play/exercise 
area with specialized apparatus for teenagers; two fenced-in, off-leash dog parks (one. for 
small dogs and one for larger dogs), a 36-space parking lot, a water feature or other focal 
point, and open lawns, sidewalks, seating, and other passive amenities. As such, staff 
believes the applicant has adequately satisfied the Plan expectations for local park 
facilities generated by the proposed development. 

The COP shows 2.71 acres of private rooftop amenity areas, with outdoor swimming pool 
and passive recreation areas for use by residents of each of the residential buildings. 
These private spaces and facilities will allow the applicant to meet the Zoning Ordinance 
requirement to spend 1,700 per residential unit on on-site facilities and amenities for 
private use. 

Fairfax County Public Schools 

The proposed development would be served by the Westgate Elementary, Longfellow 
Middle and Mclean High Schools. All three schools are projected to be over capacity in 
2017. The total number of net students (number of students generated by the proposed 
development minus the number of students generated by the existing 331 garden 
apartment complex) generated by the application is projected to be as follows: 

Total 
Elementary 95 
Middle 36 
High 564 
Total 187 
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The applicant has proffered a contribution of $9,378 per student, based on the number of 
students expected to be generated by utilizing the County's current formula, using the 
current ratios of 0.087 students per high rise dwelling unit. If development at the maximum 
level occurs, this would equate to a contribution of $1,753,686. The proffers note that the 
contribution amount is subject to the school district's escalation provision that takes into 
consideration potential revisions to the per student multiplier or the ratio of students per 
high rise dwelling unit. 

Sanitary Sewer 

As noted in the DPWES sanitary sewer analysis, as development in the Tysons Corner 
Urban Center is expected to increase dramatically based on the new Comprehensive Plan 
recommendations, the applicant should be aware that off-site trunk sewer upgrades might 
be necessary in the future, which would be handled by a pro-rata share contribution. This 
application has been reviewed by DPWES and any final determinations on changes will be 
implemented in total at site plan. 

Fire and Rescue 

The subject property is serviced by the Fairfax County Fire and Rescue Department 
Station #401, Mclean. The requested rezoning currently meets fire protection guidelines, 
as determined by the Fire and Rescue Department. Specifically, the Fire Marshal's office 
has indicated that it has no objections to the fire access proposed for Building 1. The 
applicant has proffered that at site plan, should changes be requested in response to 
subsequent issues raised by the Fire Marshal (including adjustments to tree locations, the 
streetscape and perimeter building areas as necessary to allow for required emergency 
vehicle access), then these changes can occur provided such modifications are made in 
consultation with the Fairfax County Department of Planning and Zoning (DPZ), Fairfax 
County Department of Transportation (FCDOT), Urban Forestry Management Division 
(UFMD) of DPWES and the Office of Community Revitalization (OCR) and are in 
substantial conformance with the intent of the COP, FOP and proffers. 

Fairfax Water 

The subject properties have been historically served by the Falls Church City Public Utility 
for water. However, Fairfax Water can adequately serve this site and would be expected 
to do so in the future. Specifically, there is an existing 24-inch water main in Magarity 
Road which is close enough to serve this development. Fairfax Water's transmission and 
distribution system development provides the Commons site access to service through 42-
and 24-inch diameter transmission mains from a large pumping facility at Tysons Corner. 
The Commons site also has access to water storage facilities located at Tysons Corner, 
Penderwood, and Fairfax Hospital and alternative supplies are available from variety of 
additional sources, including pumping facilities at Fairfax Circle or Annandale. Therefore, 
if appears that adequate domestic water service is available from Fairfax Water. 

Please note that the memo provided in Appendix 16 covers the rezoning and FOP 
application. 
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Telecommunications 

While no specific telecommunications facilities are proposed with these applications, the 
applicant has proffered to retain the right to place telecommunications equipment on the 
roofs, so long as such installations meet the applicable Zoning Ordinance regulations and 
are screened or set back so as not to be visible from the surrounding streets. To address 
concerns about future "dead spaces" at ground level where wireless reception is impeded 
by a proliferation of tall buildings, the applicant has proffered that in addition to rooftop 
installations, equipment may be architecturally integrated onto the facades of the buildings 
to ensure on-street and/or open space wireless coverage. 

Historic Preservation 

Although the site is not within a historic district overlay, the Comprehensive Plan contains 
statements about the architectural significance of the existing apartment complex and 
recommends preservation where possible. To obtain input on ways to implement this 
provision, the project was presented to the Architectural Review Board (ARB) for its 
recommendation. In January 2012, the ARB recommended denial of the rezoning based 
on a lack of preservation efforts to retain a portion of the Goodman designed Phases I 
and/or Ill of the existing apartment complex. The Phase I buildings are located on the 
northern half of the property, closest to Dolly Madison Boulevard (Route 123) and the 
Metro station. The Phase Ill buildings are located along the east side of Anderson Road, 
just south of its intersection with Old Chain Bridge Road. 

The applicant noted that retention of the Phase 1 buildings would conflict with the 
Comprehensive Plan recommendation that the highest densities be located closest to the 
Metro station. Also, the applicant pointed out that retention of even a portion of the Phase 
I buildings would prevent creation of the grid of streets as envisioned in the Plan, including · 
the eastward extension of Colshire Meadow Drive. Regarding the two Phase Ill buildings, 
which the ARB also recommended for preservation, the applicant noted that retention of 
these buildings would preclude creation of the northern half of Anderson Park, a public 
amenity that is recommended by the Plan. In addition, these two buildings are located in 
the planned focal area of the development -- an area where streets and buildings are laid 
out to direct views to park vistas as envisioned in the Plan. The ARB's minutes containing 
its recommendation are attached as Appendix 5. 

The applicant addresses the site's historical features with two provisions. First, the 
proffers require that the current development be documented through diagrams and 
photographs consistent with the requirements of a Historical American Buildings Survey 
(HABS). In this manner, a researchable record of the development will be available to the 
public in the future. 

The applicant proposes to incorporate historical reference features into the project. The 
features would be grouped in three categories, The Site, Goodman's Designs for the 
Commons, and Goodman the Architect, which would be distributed throughout the site. 
These features would include structures such as pavilions, walls, landscaping, and 
interpretive signs that would provide context and background for the site's past 
developments and Charles Goodman's site planning and design elements. 
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Representations of these features are shown on Sheet L-18 of the COP and Sheet L-4 of 
the FOP. The proffers require that the historic reference features be provided with each 
FOP that covers areas designated on the COP for such features. As the first FOP covers 
the eastern half of Main Street, the proffers require that the reference features depicted 
within the Main Street median be constructed following completion of the stormwater 
management facilities in the median. 

ZONING ORDINANCE PROVISIONS (Appendix 18) 

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

As noted, this case contains a mix of residential and non-residential uses, such as ground 
floor retail, identified as "retail/service". The proffers retain the right to provide any non
residential use permitted in the PTC District in that square footage allocated to 
"retail/service" subject to: (1) the layout being in substantial conformance with the COP; (2) 
the use meeting all of the use restrictions found in the Zoning Ordinance; and (3) the use 
being shown on an approved FOP. 

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

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

Sect. 16-101 contains six general standards that must be met by a planned development. 
Sect. 16-102 contains three design standards to which all Conceptual and Final 
Development Plans are subject. These general and design standards include the same 
elements that are included in the Areawide Recommendations which are addressed above. 

Overlay District Requirements 

Highway Corridor (HC) (Sect. 7-600) 

The Highway Corridor Overlay District puts additional restrictions on certain automobile 
oriented uses, including drive-in financial institutions, fast food restaurants, quick-service 
food stores, service stations and service station/mini-marts. All of these uses are 
permitted by the PTC District when shown on an approved FOP which are subject to the 
PTC District Use Limitations (as discussed above). Furthermore, staff believes that the 
appropriate time to evaluate these uses against the restrictions of the HC Overlay District 
is when an FOP (or FOPA) is submitted requesting such a use. The FOP for Building 1 
does not propose any of these uses. 
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Waivers and Modifications Requested 

• Modification of Par. 1 A and 1 C of Sect. 2-506 of the Zoning Ordinance (ZO) to allow 
structures located on the building roof to occupy an area greater than 25% of the 
roof as proffered 

The maximum building heights shown on the COP are inclusive of the rooftop penthouses. 
This modification is being requested for air conditioning units and cooling towers that may 
be located outside of the penthouses or other mechanical enclosures and that may be 
installed to meet LEEO certification. Staff is concerned that if improperly located, the 
potential air conditioning units or towers could have adverse visual impacts. Therefore, 
staff is recommending that the proffer be revised to require OPZ review prior to installation 
of these structures. With this proffer revision, staff could support this request. 

• Waiver of Par. 7 of Sect. 6-505 of the ZO to permit outdoor dining area as proffered 
and shown on future FOPs 

As listed on the COP, the designation of outdoor dining areas could be postponed to FOP 
or final site plan. Staff is supportive of postponing such designation to the FOP phase of 
the development process, but feels that final site plan would be too late in the process to 
determine potential impacts to pedestrian flow. The applicant plans to delete "final site 
plan" from this waiver request from the COP. With this COP revision, staff could support 
this waiver. 

• Waiver of Par. 2 of Sect. 2-506 of the ZO to allow a parapet wall, cornice or similar 
projection to extend more than three feet above the roof,· as proffered and shown on 
shown on future FOPs 

The applicant has requested this waiver to provide an opportunity to architecturally screen 
mechanical penthouse equipment and to provide for potential architectural elements above 
the main roof line. Additionally, active recreational uses on roofs may require fencing, 
screening, and barriers exceeding three feet in height. The applicant has indicated that 
the proffers will be revised to set a maximum for these types of roof extensions. With this 
proffer revision, staff could support of this waiver request. 

• Waiver of Par. 3E and G of Sect. 10-105 of the ZO to modify the maximum fence 
height from seven to 14 feet around accessory uses/structures located within the 
rear yard for areas associated with sports courts as proffered and shown on future 
FOPs 

If active recreational uses are provided on roofs or adjacent to roads, they may require 
fencing, screening, or barriers exceeding seven feet (up to 14 feet). Staff is supportive of 
this waiver request as long as the affected areas are shown on an FOP. The applicant 
initially required this waiver include plazas, but has since agreed that the waiver should 
apply only to sports courts and has agreed to revise the waiver request on the COP 
accordingly. With this COP revision, staff could support of this waiver request. 
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• Modification of Sect. 11-201 and 11-203 of the ZO to permit a reduction in the 
required number of loading spaces to that shown on the CDP 

The applicant seeks this waiver to permit the minimum required loading spaces to two per 
building as shown on the CDP. Par. 3 of Sect. 6-509 of the PTC Ordinance states that the 
loading space provisions on Sect. 11-203 are to "be used as a guide". Thus, there is no 
formal loading space minimum requirement. However, in order to avoid any issues at the 
time of site plan review, the applicant is seeking this modification. Based on their 
experience with managing residential properties, the applicant believes that two loading 
docks are adequate to serve each building. Staff is supportive of this requested 
modification. 

• Modification of Sect. 7-0802.2 of the PFM to allow for the projection of structural 
columns into parking stall (no more than four percent of the stall area) 

While each garage will be designed to meet the geometric requirements of the Zoning 
Ordinance and PFM, experience has shown that there is likely to be a small amount of 
intrusion into parking stalls. Because parking is to be limited (and maximums are applied) 
with the proposed buildings, the applicant has not designed the parking garages above 
code, and therefore requests this modification to allow full use of all potential parking areas 
in the garage. 

• Modification of Sect. 7-0800 of the PFM to allow the use of tandem spaces and 
valet spaces to be counted toward required parking as proffered 

The Comprehensive Plan recommendations and PTC District regulations envision the use 
of tandem parking spaces and valet parking as an efficiency measure and as an 
encouragement for shared parking. The applicant requests the right to provide such 
spaces in conjunction with any residential and non-residential uses when building 
management controls/assigns parking spaces. The applicant intends to proffer that 
"tandem parking spaces may be used for residential units with two cars and in office and 
hotel buildings where spaces are assigned by building management." With this proffer 
revision, staff could support this modification. 

• Modification of Par. 4 of Sect. 11-202 of the ZO requiring a minimum distance of 40 
feet of a loading space in proximity to drive aisles, to that shown on the CDP and 
when shown on an approved FDP 

Within the residential buildings, the proposed loading entrances are combined with the 
garage entrances in keeping with the Tysons Street Standards and Comprehensive Plan 
Urban Guidelines. Were the applicant to proffer that any such features would be shown on 
the FDP, staff could be supportive of this waiver request. The applicant has since 
indicated his intent to proffer that such features would be shown on the FDP. With this 
proffer clarification, staff could support of this modification. 

• Waiver of Sect. 11-302 of the ZO to allow a private street (Center Alley) to exceed 
600 feet in length as shown on the CDP 
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This waiver is requested for Center Alley, which will be approximately 800 feet in length. 
With the exception of this service alley, all proposed roads within the development are to 
be public streets. The applicant added Center Alley to their development (a road not 
contemplated in the grid of streets) to allow for shorter blocks and to locate garage 
driveways, both access and loading, on a service alley, as opposed to a street where 
higher pedestrian usage is envisioned. It should be noted that the alley will have 
sidewalks and street trees along both sides. These design objectives are key to achieving 
the vision of the Tysons Corner as described in the Comprehensive Plan. Therefore, staff 
supports the requested waiver. 

• Modification of Par. 7 of Sect. 17-201 of the ZO to permit the applicant to establish 
parking control, signs and parking meters along private streets within the 
development 

In Tysons Corner, street parking will be an important part of providing parking for uses and 
meeting street design standards. As such, the owners of the private streets may wish to 
regulate the use of these parking spaces to serve their needs. Staff supports this waiver. 

• Modification Sect. 17-201 of the ZO to permit the streetscape and on-road bike lane 
system shown on the COP in place of any trails and bike trails shown for the subject 
property on the Comprehensive Plan 

On-street bike lanes are provided on all collectors and avenues, and sidewalks are 
provided along all streets as part of the streetscape in keeping with the urban 
recommendations of the Comprehensive Plan. Therefore, staff supports the requested 
modification. 

• Waiver of Par. 3 of Sect. 17-201 of the ZO to provide any additional interparcel 
connections to adjacent parcels beyond that shown on the COP and as proffered 

The application provides for an interconnected grid of streets and demonstrates how the 
grid may be extended in the future as surrounding properties develop. The proffers 
commit to many of these streets being public and to the street itself being dedicated at the 
time of site plan approval. The applicant has further proffered to provide public access 
easements along the private streets. With these commitments, adequate access is 
provided to connect these developments to the surrounding properties as they redevelop. 
Therefore, staff believes that a waiver of additional interparcel connections is appropriate 
in this instance. 

• Waiver of Sect. 16-403 of the ZO in order to permit a public improvement plan for 
public streets and park spaces without the need for an FOP 

In Tysons, it is expected that developments will occur in phases. In order to facilitate the 
early installation of as many public improvements as possible, staff believes it is 
appropriate to provide a waiver of the FOP requirement for certain public facilities when 
sufficient details are shown on the COP to allow a site plan or public improvement plan to 
be evaluated. In this case, the applicant is requesting such a waiver for public 
improvement plans associated with all public streets and for public park spaces. While the 
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applicant may elect to submit FOPs for these improvements, staff supports the requested 
waiver as a way to encourage infrastructure and park space development as soon as 
possible. 

• Modification of the 10 year tree canopy requirements in favor of that shown on the 
CDP and as proffered 

• Modification of Zoning Ordinance and PFM for required tree preservation target and 
10 percent canopy coverage on individual lots/land bays, to allow for tree 
preservation and canopy to be calculated as shown on the overall CDP area 

As noted earlier in this report, off-site trees (such as street trees in public rights-of-way) 
and trees in easements do not count toward the tree canopy requirements because of 
concerns about maintenance and replacement. However, the applicant has proffered to 
maintain these trees, and replace them should they be damaged or removed (as might 
happen during utility repairs). Were these street trees and trees in easements counted per 
the PFM, the 10 year canopy would be met. Because of the applicant's commitment to 
maintain and replace these trees, staff supports the requested modification. In addition, 
given the intensity of development envisioned by the Comprehensive Plan and this CDP, 
some sites within the entire development may not meet the 10 year tree canopy 
requirements. However, given the consolidation of properties presented for this 
application, staff supports the waiver as the tree canopy requirements will be met on the 
overall development with a combination of street trees and tree preservation. 

• Waiver to allow the use of underground stormwater management and best 
management practices in a residential development, subject to Waiver #3797-
WPFM-003-1 

As discussed in the stormwater analysis, staff is supportive of underground stormwater 
management in the higher density developments expected in Tysons Corner. Waiver 
request #3797 -WPFM-003-1 (found in Appendix 1 0) has been reviewed by staff and 
recommended for approval, with the imposition of conditions found in the waiver report and 
including specifications for the design of the facilities, requirements for maintenance 
agreements, and financial commitments to ensure funds are available for appropriate 
maintenance and any necessary reconstruction. 

Other Requested Waivers and Modifications 

The remaining requested waivers and modifications should be addressed at the time of 
site plan review as staff does not have enough information to evaluate those requests. 
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CONCLUSIONS AND RECOMMENDATIONS 

Staff Conclusions 

The Commons development proposal has been extensively reviewed since adoption of the 
Tysons Comprehensive Plan Amendment and the PTC District Zoning Ordinance 
regulations. The subject application has approached the design process in a thoughtful 
and consistent way such that the building, site, landscape, streetscape, park design and 
environmental enhancements fit well with what was envisioned in the Comprehensive Plan 
and embodied in the applications. 

In general, this application includes buildings which are sited along the street thus creating 
a safe, pleasant, and convenient pedestrian realm. As evidenced by the proffers and 
discussion in this report, staff expects each building to undergo more design review and 
rigorous testing against this COP and the Comprehensive Plan as the buildings are 
submitted for FOP approval. The proposed grid of streets accommodates both on-site 
needs and serves the greater Tysons area by providing additional links in the 
transportation network. The applicant's commitments to the construction of public streets 
will provide useful connections in this subdistrict. The project incorporates a streetscape 
design which, on the whole, conforms to the recommendations of the Comprehensive 
Plan. In addition, the application demonstrates a cohesive park strategy by providing a 
number of public and private parks and recreation facilities, including two large public 
parks, one of which will contain a mix of urban park amenities (dog parks, sports courts, 
playgrounds, walkways, and picnic/barbeque areas) and the other which will contain a full
sized athletic field. Finally, in cooperation with a nearby developer, in exchange for excess 
athletic field credits associated with provision of the full-sized athletic field, the applicant 
will be contributing to the development of a major public facility in the form of a community 
center. 

While, on the whole, this application conforms to the recommendations of the 
Comprehensive Plan and good design principles, there are a few areas that remain 
outstanding. Details related to Tysons Road Fund Credit for construction of an offsite 
segment of Dartford Drive is still being discussed. In addition, to promote downstream 
health, staff is working with the applicant to obtain offsite stormwater treatment on existing 
right of ways which would otherwise never be treated. Finally, as discussed previously, 
there are a number of issues which the applicant plans to address with a revised set of 
proffers. 

Outstanding issues notwithstanding, staff believes that these applications describe an 
urban residential neighborhood in close proximity to a Metro station and retail/service 
uses. The development has addressed the many recommendations of the Comprehensive 
Plan, including transportation, affordable housing, water quality, parks and open space and 
public facilities. Staff therefore concludes that the subject applications are in harmony with 
the Comprehensive Plan and in conformance with the applicable Zoning Ordinance 
provisions with the implementation of the Draft Proffers and Proposed Development 
Conditions contained in Appendices 1 and 2of this Staff Report. 
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Recommendations 

Staff recommends approval of RZ 2011-PR-017, subject to the execution of proffers 
consistent with those contained in Appendix 1. 
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Staff recommends approval of FOP 2011-PR-017, subject to the development conditions 
contained in Appendix 2 and the Board's approval of RZ 2011-PR-017. 

Staff recommends approval of the following modifications and waivers for RZ 2011-PR-017: 

• Modification of Sect. 11-201 and 11-203 of the Zoning Ordinance (ZO) to permit a 
reduction in the required number of loading spaces to that shown on the COP; 

• Modification of Sect. 7-0802.2 of the Public Facilities Manual (PFM) to allow for the 
projection of structural columns into parking stall (no more than four percent of the 
stall area); 

• Waiver of Sect. 11-302 of the ZO to allow a private street (Center Alley) to exceed 
600 feet in length as shown on the COP; 

• Modification of Par. 7 of Sect. 17-201 of the ZO to permit the applicant to establish 
parking control, signs and parking meters along private streets within the 
development; 

• Modification Sect. 17-201 of the ZO to permit the streetscape and on-road bike lane 
system shown on the COP in place of any trails and bike trails shown for the subject 
property on the Comprehensive Plan; 

• Waiver of Par. 3 of Sect. 17-201 of the ZO to provide any additional interparcel 
connections to adjacent parcels beyond that shown on the COP and as proffered; 

• Waiver of Sect. 16-403 of the ZO in order to permit a public improvement plan for 
public streets and park spaces without the need for an FOP; 

• Modification of the 1 0 year tree canopy requirements in favor of that shown on the 
COP and as proffered; 

• Modification of Zoning Ordinance and PFM for required tree preservation target and 
10 percent canopy coverage on individual lots/land bays, to allow for tree 
preservation and canopy to be calculated as shown on the overall COP area; and 

• Waiver to allow the use of underground stormwater management and best 
management practices in a residential development, subject to Waiver #3797-
WPFM-003-1. 
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DRAFT 
PROFFERS 

Commons of McLean L/CAL, LLC 
RZ 2011-PR-017 

March 25,2013 

APPENDIX 1 

Pursuant to Section 15.2-2303(A) of the Code of Virginia (1950, as amended) and 
Section 18-204 of the Zoning Ordinance of Fairfax County (1978, as amended), the property 
owner and applicant, for themselves and their successors and/or assigns (hereinafter collectively 
referred to as the "Applicant"), hereby proffer that the development of the parcels under 
consideration and shown on the Fairfax County 2012 Tax Maps as 30-3 ((28)) 5, 6, 8 and B4 (the 
"Subject Property") shall be in accordance with the following conditions if, and only if, the 
Board of Supervisors (the "Board") approves a rezoning (RZ 2011-PR-017) of the Subject 
Property from the R-20 and HC to the PTC and HC zoning districts. 

The Subject Property is referred to as "The Commons." 

GENERAL 

1. Conceptual Development Plan. The Subject Property shall be developed in substantial 
conformance with The Commons Conceptual Development Plan ("CDP") dated January 
14, 2011, and revised through February 15, 2013, prepared by VIKA, Inc., WDG 
Architecture, PLLC, and Parker Rodriguez, Inc. The CDP includes flexibility for the 
heights of Buildings 4, 7, and a portion of Building 5, as explained on Sheet C-2 of the 
COP. The Applicant reserves the right to construct one or more of these buildings ( 4, 7 
and/or 5) at a height of six (6) stories up to the maximum number of stories identified in 
the COP development tabulations. The proffered elements of the CDP are limited to the 
grid of streets, general location of the points of access, general location of the buildings, 
mix of uses, building heights, amount and general location of urban park land, and 
general quality and character of the streetscape. Other elements of the COP may be 
adjusted or modified with approval of future Final Development Plans ("FDPs") in 
accordance with the provisions set forth in Sect. 16-402 of the Fairfax County Zoning 
Ordinance (the "Zoning Ordinance") and these Proffers. 

2. Minor Modifications. Minor modifications to the COP may be permitted as determined 
by the Zoning Administrator. The Applicant shall have the flexibility to modify the 
layout shown on the CDP without requiring approval of a Conceptual Development Plan 
Amendment ("CDPA") provided such changes are in substantial conformance with the 
COP as determined by the Zoning Administrator and do not affect the proffered elements 
of the CDP identified in Proffer 1, pursuant to Par. 4 of Sect.16-403 of the Zoning 
Ordinance. The number of units, floors and square footage within and among the 
buildings may be adjusted as set forth on the COP and in these Proffers, as long as (i) the 
maximum building setbacks from the property lines as shown on the COP are 
maintained; (ii) the maximum building heights comply with those shown on the COP; 



(iii) the overall maximum gross floor area as shown on the CDP is maintained; and (iv) 
the redevelopment is otherwise in general conformance with the CDP and these Proffers. 

3. Declarations/Owners Associations. The Applicant shall cause the recordation of one or 
more declarations creating an umbrella owners' association ("UOA'') and as necessary, 
condominium owners' associations ("COA'') or declarations of covenants and 
agreements dealing with the governance of maintenance and operation of the Subject 
Property or other governance documents which will legally bind the Subject Property, 
(collectively referred to as the "Governance Documents"). Such Governance Documents 
shall be prepared, be legally effective and recorded prior to the issuance of the first Non
Residential Use Permit ("Non-RUP") or Residential Use Permit ("RUP") for new 
construction on the Subject Property. The respective Governance Documents (including 
budgets provided in any offering or sale materials) shall specify the various proffer and 
maintenance obligations set forth in these Proffers, including the maintenance of certain 
streets, associated sidewalks and streetscapes, and site amenities such as, but not limited 
to, the publicly accessible park areas, as well as implementation of the transportation 
demand management (the "TDM") program. Purchasers shall be advised in writing of 
these obligations, and other restrictions, prior to entering into a contract of sale, whether 
purchasing residential or commercial property. The notice requirements of this proffer 
shall not apply to renters of individual residential units. 

PROPOSED DEVELOPMENT 

4. Proposed Development. The maximum gross floor area ("GF A") permitted on the 
Subject Property is 2,622,400 square feet (the "Proposed Development"). Development 
of the Subject Property may include any use permitted in the Planned Tysons Comer 
Urban ("PTC") District, subject to limitations in these Proffers and in the PTC Zoning 
Ordinance. The primary use of the Subject Property shall be residential. However, up to 
50,000 square feet of residential GF A may be converted to retail/service uses at the 
Applicant's sole discretion within the proposed buildings. The retail/service uses 
provided may include any retail or service use permitted in the PTC District, subject to 
the Use Limitations in Sect. 6-505, or uses accessory to the primary use. Such uses may 
be provided generally within the ground floor (i.e., street level) of the proposed buildings; 
however, such uses may also be provided within upper floors if shown on an FDP. The 
type, extent and location of all retail/service uses shall be provided with the submission 
of each FDP. Potential retail/service locations, should the Applicant choose to provide 
them at its sole discretion, are conceptually shown on Sheet A.03 of the CDP. 

Uses allowed by special exception or special permit in the PTC District may be 
authorized through a separate special exception or special permit process without the 
need for a PCA or CDP A, provided the use is in general conformance with the approved 
CDP. 

5. Final Development Plans. FDPs approved for individual building sites on the Subject 
Property shall establish the maximum GF A for each building within the limits established 
by these Proffers and the CDP. The specific GFA for each building shall be established 
at final site plan. If the GF A approved with the FDP is less than the maximum shown on 
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the CDP, or if the GFA approved with the site plan is less than the maximum shown on 
the FDP, the excess GFA may be utilized in another building or building(s) within the 
Subject Property, provided the excess GF A can be accommodated within the maximum 
building height(s) shown on the CDP and subject to approval of the applicable FDP(s) or 
Final Development Plan Amendments ("FDPA(s)") for the building(s) utilizing the 
excess GF A. In addition, the following information shall be provided with each FDP or 
FDPA not filed concurrently with this rezoning: 

A. Tabulations. A tabulation indicating the development status of all property 
subject to these Proffers shall be provided with each subsequent FDP and each 
site plan submitted for the Subject Property. The tabulation shall include a listing 
of all existing and proposed buildings, along with the GF A and uses approved on 
the CDP, FDP and site plan as may be applicable. The tabulation shall identify 
the reassignment of any excess GF A (as compared with what was originally 
shown on the applicable CDP) and shall be updated with each subsequent FDP 
and site plan approved for the Subject Property. 

B. Tree Canopy Calculations. A tabulation indicating the tree canopy calculations of 
all property subject to these Proffers shall be provided with each FDP and site 
plan submitted for the Subject Property and shall be updated with each subsequent 
FDPA and site plan approved for the Subject Property. 

C. Supplemental Transportation Information. The following information to 
supplement the requirements of the Zoning Ordinance: (i) a copy of the previous 
TDM Annual Report, if available, to determine progress toward attaining TDM 
goals and any planned modifications to the TDM program; (ii) vehicular sight 
distance lines at all intersections within, and adjacent to, the FDP area overlaid on 
the Landscape Plan; and (iii) a comparison of the trip generation associated with 
the FDP, FDPA or site plan uses for the Subject Property based on ITE's, 8th 
edition, Trip Generation compared to those uses reflected for that building site in 
the Transportation Impact Analysis prepared by Wells+ Associates ("TIA'') dated 
May 2011 as revised through April 2012. If the trip generation associated with 
the FDP, FDPA or site plan results in more than 100 additional peak hour 
directional trips (inbound or outbound) then the Applicant shall provide such 
supplemental traffic analyses if required by VDOT and/or FCDOT to address 
such an increase in trips. Such supplemental analyses will be limited to an 
assessment of the site entrances, those off-site tum bays that directly serve the 
Subject Property and/or any of those intersections within the TIA study area. 

D. Utilities. Approximate location of existing and proposed utilities to serve the area 
of the FDP including the location of the any utility vaults and maintenance points 
to stormwater management facilities overlaid on the Landscape Plan. 

E. Proposed Uses. A list of proposed uses, demonstration of how such uses meet the 
applicable "Use Limitations" of Section 6-505 of the Ordinance, and a description 
in the statement of justification of how the mix of uses at the build-out of the 
Subject Property will comply with these Proffers. 
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F. Architectural Elements. Specific information on architectural elements as 
provided in Proffer 7 as well as details regarding any parapet walls, cornices or 
similar projections extending more than three feet above the roof. 

G. Build-to-Lines. Refinement of the build-to-lines based on proposed uses, location 
of possible outdoor dining areas, and identification of awnings and canopies that 
extend beyond the building zone. 

H. Streetscape. A graphic depiction of, and any adjustments to, the activated 
streetscape elements and refinement of, and adjustments to, streetscape elements. 

I. Garage Treatments. Proposed parking garage facrade treatments. 

J. Landscaping. Detailed landscape plans. 

K. Streetscape Furnishings. Submission of a "Streetscape Furnishing and Materials 
Plan." 

L. Interim Conditions. Identification of specific proposed interim conditions within 
the FDP area and outside the FDP area. 

M. Phasing. Identification of specific proposed phased improvements and those 
generally set forth on the phasing-related exhibits provided on the CDP. 

N. Parking Spaces. Refinement of the number of parking spaces; details, to the 
extent known, as to when tandem spaces and/or valet parking will be utilized; and 
assuming parking ratios in early phases exceed the maximum ratios allowed, a 
description and/or tabulation in the statement of justification discussing how the 
subject FDP and preceding FDPs are achieving the Comprehensive Plan's 
recommendations for phased parking such that at the build-out of the Subject 
Property the maximum parking rates are not exceeded. 

0. Loading Spaces. Identification of loading spaces located within 40 feet of a drive 
aisle. 

P. Parks and Recreation. Specific park details, site amenities and substitute 
recreation facilities. 

Q. Residential Amenities. Specific facilities and amenities to be provided for each 
residential building. 

R. Provisions for Bicycles. Bicycle parking, storage and bicycle lane dimensions as 
provided in Proffer 37. 

S. Stormwater Management. Identification of specific stormwater management 
facilities and access points to underground vaults. 
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T. Bus Shelters. At the time of FDP, the Applicant will coordinate with FCDOT on 
the location of up to two (2) bus shelter locations and designs on Anderson Road 
and one (1) on Dartford Drive. 

U. Functional Drawings. Details with respect to sight distance and/or vegetation 
conflicts with building entrances and/or intersections as presented on Sheet L-19 
of the CDP. Said functional drawings shall also include proposed right-of-way 
lines associated with public streets. 

V. Fencing. Identification of proposed fencing, screening, or barriers serving active 
recreational uses on roofs or adjacent to streets that exceed seven (7) feet in 
height. 

6. Fire Marshal Evaluation. Changes to the CDP and FDPs shall be permitted in response to 
the review of site plans by the Fire Marshal, including adjustments to tree locations, the 
streetscape and perimeter building areas as necessary to allow for required emergency 
vehicle access, without requiring approval of a PCA, CDPA and/or FDPA, provided such 
modifications are made in consultation with the Fairfax County Department of Planning 
and Zoning ("DPZ"), Fairfax County Department of Transportation ("FCDOT"), the 
Urban Forest Management Division ("UFMD") of the Fairfax County Department of 
Public Works and Environmental Services ("DPWES") and the Office of Community 
Revitalization ("OCR") and in substantial conformance with the intent of the CDP, FDP 
and these Proffers. 

ARCHITECTURAL DESIGN 

7. Architecture 

A. Materials and Design. Buildings shall create a sense of identity and place at a 
human scale through the use of unifying elements such as materials, textures, 
color, window treatments, detailing, lighting and landscaping. Buildings shall be 
designed of high-quality architecture and building materials that are typically used 
on the exterior of Class A residential buildings of a similar quality as conceptually 
depicted on the CDP, with architectural details provided at the time of FDP 
approval for the respective phases. No exterior insulation and finish systems 
(EIFS) shall be used except for potential use on mechanical penthouse enclosures 
or unless specifically approved by Fairfax County with an FDP for an individual 
building or phase. Each FDP shall, for the phase for which that FDP is filed, 
specify the building materials, architecture, and specific features designed to 
activate streetscapes, as further described below. Architectural plans, elevations, 
illustrations, materials and heights may be revised subsequent to CDP and FDP 
approval as a result of final architectural and engineering design, provided the 
quality of design remains in substantial conformance with that shown on the CDP 
and subsequent FDPs and set forth in these Proffers, as determined by DPWES in 
consultation with DPZ or OCR. 
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B. Universal Design. A minimum of 10 percent (10%) of all dwelling units shall be 
designed and constructed with some Universal Design features, as determined by 
the Applicant. These elements shall be identified at the time of building plan 
submission. 

C. Bird-Friendly Features. At the time of building plan submission for the first new 
building to be constructed on the Subject Property, an initial study shall be 
prepared and submitted to OCR addressing whether bird-friendly design strategies 
may be employed to reduce bird injury and death due to in-flight collisions with 
the building and/or building elements. The strategies to be studied should make 
the building visible to birds in flight and reduce reflections that distract or confuse 
birds though the use of appropriate glazing treatments or architectural elements, 
including using color, texture, opacity, patterns, louvers, screens, interior window 
treatments, or ultraviolet materials that are visible to birds. A narrative 
summarizing the results of that study and which strategies, if any, will be 
implemented shall be submitted to OCR at the time of building permit issuance. 

8. Build-to-Lines. Build-to-lines ("BTL") have been established as depicted on the CDP, to 
create an urban, pedestrian-oriented environment where buildings are located close to the 
street and pedestrian/streetscape areas are located between the buildings and the 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 BTL shall be 
permitted provided such are in general conformance with the CDP and are shown on an 
approved FDP. Awnings and other architectural canopies attached to the building 
frontage that project out from the BTLs shall provide adequate clearance for pedestrian 
movement and shall not conflict with street tree locations. At the time of FDP approval, 
if retail/restaurant uses are proposed, the Applicant shall identify possible locations along 
the street level for expanded areas for outdoor dining adjacent to cafes and restaurants 
and shall provide appropriate building zones for such uses in keeping with the 
Comprehensive Plan recommendations. 

9. Activated Streetscapes and Ground Floor Elements. The Applicant shall provide for 
activated streetscapes by designing and constructing the exterior facades of ground floor 
areas adjacent to streets as generally described below, with modifications and further 
refinements permitted with the approval of FDPs. 

A. All buildings shall be designed and constructed with ground floors having a 
minimum floor to floor height of 14 feet to accommodate potential non-residential 
uses designed to activate the streetscape. Specific activation elements to be 
utilized for each building, along with any necessary modifications to the building 
architecture such as building elevations, window glazing and entries, shall be 
graphically depicted on the FDP for review and approval and may be further 
refined at site plan. 

B. Where the ground floors of buildings incorporate non-residential uses, the 
building design shall include: 
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(i) functioning entry doors with a maximum separation of 75 feet or less, 
unless a greater separation is needed to accommodate larger tenant spaces 
or as may be permitted by the Zoning Administrator; 

(ii) non-residential entries with recessed and/or welcoming entries 
incorporating awnings or canopies as appropriate; and 

(iii) a minimum of 50% transparent glazing of the street wall up to a height of 
9 feet above the adjacent sidewalk, with building entrances considered to 
meet a portion of the transparency guidelines. 

C. In residential buildings that do not incorporate non-residential uses on part or all 
of the ground floors, the building design shall include: 

(i) to the degree feasible, lobby, recreational and amenity spaces, on the 
ground floors of the primary facade. Such spaces shall incorporate a 
minimum of 40% transparent glazing of the street wall up to a height of 9 
feet above the adjacent sidewalk, with building entrances considered to 
meet a portion of the transparency guidelines; 

(ii) residential uses along the remainder of the building fa9ade shall include a 
percentage of transparent glazed facades typical of windows required for 
dwelling units; and 

(iii) individual dwelling units that have entrances with direct access to the 
street level shall utilize design features to provide interior privacy (such as 
having a ground floor elevation that is above the sidewalk grade). 

D. Parking structures along the ground floor facades of buildings shall be minimized. 
Above grade parking structures fronting on Colshire Meadow Drive, Main Street, 
South Street and East Lane shall incorporate non-residential uses, residential 
dwellings or associated amenity spaces at the ground level, or the general fa9ade 
detailing of the building above may be continued to the ground plane. Above 
grade parking structures fronting on Anderson Road, Center Alley and Dartford 
Drive shall include screening composed of architectural systems designed to 
restrict views into the garage spaces from street level and provide a more 
attractive and enjoyable pedestrian experience. The details of such screening 
shall be provided at FDP. 

E. Loading/trash/service areas shall be screened from public view through the use of 
roll down doors or similar treatment. 

10. Building Height. The number of floors shown on the CDP is conceptual and may be 
adjusted at FDP provided the maximum building heights are not exceeded. The final 
height for each building and specific steps in building height may be determined at the 
time of FDP, site plan or building permit approval, but shall not exceed the maximum 
building heights shown on the CDP, as measured from average grade. Building and 
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podium heights may be less than the maximum heights shown on the CDP, provided the 
buildings retain a similar urban form to that shown on the CDP or the FDP. 

The respective building heights of Buildings 4 and 7 may vary between six (6) and fifteen 
(15) stories. The building height of Building 5 may vary between six (6) and twenty-two 
(22) stories. Final building and podium heights for such buildings shall be determined at 
FDP. 

All building penthouses and rooftop structures shall be integrated into the architecture of 
the buildings. The height and extent of any rooftop penthouse shall be provided in the 
FDP. Maximum building heights shall include penthouses and all rooftop structures. 

11. Rooftop Telecommunications and Mechanical Equipment. Telecommunications 
equipment may be placed on the proposed buildings' rooftops. Any such facilities must 
comply with the applicable requirements of the Zoning Ordinance and be screened and/or 
setback sufficiently from the perimeter of the roof and penthouse such that they are not 
visible from the surrounding streets. Screening measures may, without limitation (i) 
include screening with architectural features and/or landscaping compatible with the 
building fa9ade architecture, (ii) include the facilities as part of the architecture of the 
buildings, (iii) utilize compatible colors, or (iv) employ telecommunication screening 
material and flush-mounted antennas. Telecommunications equipment also may be 
architecturally integrated onto the fa9ades of the building where necessary to ensure on
street and/or open space coverage. Rooftop amenities such as amenity terraces, 
landscaping or recreation courts may also be used to screen rooftop telecommunications 
equipment and mechanical units. 

12. Historical Documentation/On-site References. The Applicant shall incorporate historic 
references to past uses of the Property throughout the site, including reference to the 
original Commons of McLean buildings, as generally shown on Sheet L-18. Such 
references shall be provided with each corresponding FDP within which a historical 
reference is provided. The design, appearance, and specific location of the historical 
references may be modified at FDP and/or site plan in consultation with DPZ and OCR. 
The references shown within the Main Street median between Anderson Road and Center 
Alley shall be constructed following completion of the SWM features in the median 
referenced in Proffer 49, but in no case later than the issuance of the final RUP for 
Building 1. 

13. Heritage Resource Documentation. 

A. For the purpose of recording and documenting significant historic and 
architectural information that otherwise would be lost, the Applicant shall cause 
existing structures on the Subject Property to be photographed and documented, 
prior to any ground disturbing activity, by an individual who meets The Secretary 
of the Interior's professional qualification standards for history, architectural 
history or historic architecture, as specified at http://www.cr.nps.gov/local
law/arch stnds 9.htm. 
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B. The report entitled The Commons of McLean Eligibility Assessment for Fairfax 
County Inventory of Historic Sites prepared by History Matters, LLC and dated 
June 17, 2011 (the "History Matters Report"), shall be used to identity significant 
historic and architectural features of the existing buildings and to guide the 
preparation of measured drawings and photographs. Such drawings and 
photographs shall be completed in accordance with the Historic American 
Building Survey ("HABS") standards, as specified at 
http://www.nps.gov/history/hdp/standards/standards.pdf. The number, subject matter 
and size of the drawings and the number and angle of photographic views shall be 
coordinated with DPZ heritage resource staff prior to the preparation of drawings 
and the taking of photographs. Completed drawings and photographs shall be 
approved by DPZ heritage resource staff prior to any ground disturbing activity. 

C. The approved drawings, photographs and the History Matters Report (the 
"Documentation") shall be compiled in a format based upon HABS with the goal 
to provide architects, scholars and the general public with comprehensive 
documentation of the significant buildings, structures and cultural landscape 
significant in the growth and development of the built environment of Fairfax 
County. 

D. Prior to site plan approval for the first new building on the Subject Property, the 
Documentation shall be submitted to the Virginia Room of the Fairfax County 
Public Library and the Virginia Department of Historic Resources (VDHR). The 
Applicant shall notify DPZ in writing of such submission and provide a copy of 
the Documentation to DPZ. 

14. Festivals, Fairs or Similar Activities. The Applicant or its designee, shall be permitted to 
operate festivals, fairs or similar activities on the Subject Property, either in interim 
surface parking lots or within publically accessible private open space as shown on the 
CDP, including portions of Center Alley without limitation. The Applicant reserves the 
right to periodically close all or portions of Center Alley and Main Street, subject to 
VDOT approval as may be required, for said activities. The Applicant shall coordinate 
with the Zoning Administrator regarding the issuance or approval of a temporary special 
permit as may be required under the Zoning Ordinance, which may include the 
establishment of an annual permit for continuing or seasonal events. Said events shall be 
limited to the following: 

A. A maximum of 52 events per year; 

B. Admission or other fees may be charged; 

C. Sponsorships by the Applicant, a civic organization, local Chamber of Commerce, 
charitable organization, service club, non-profit or similar entity; and 

D. Compliance with all Health Department Regulations. 
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GREEN BUILDING AND SUSTAINABLE ENERGY PRACTICES 

15. Residential Building Certifications. 

A. The Applicant shall include, as part of the building plan submission for each 
residential building to be constructed on the Subject Property, a list of specific 
credits that the Applicant anticipates attaining within the most current version of 
the U.S. Green Building Council's Leadership in Energy and Environmental 
Design ("LEED") for new construction rating system that is available at the time 
of the Applicant's registration of the building. Alternatively, the Applicant shall 
include such a list within the LEED for Homes rating system determined to be 
applicable by the U.S. Green Building Council ("USGBC"), or its equivalent (as 
determined jointly by the Applicant and Fairfax County). 

B. In addition, prior to site plan approval, the Applicant shall designate the Chief of 
the Environment and Development Review Branch of DPZ as a team member in 
the USGBC's LEED Online system. This team member will have privileges to 
review the project status and monitor the progress of all documents submitted by 
the project team, but will not be assigned responsibility for any LEED credits and 
will not be provided with the authority to modify any documentation or 
paperwork. 

C. Except as otherwise provided below as an alternative, a LEED or equivalent
accredited professional ("LEED-AP") who is also a professional engineer or 
licensed architect shall provide certification statements at the time of building 
plan review confirming that the items on the list are expected to meet at least the 
minimum number of credits necessary to attain "LEED Certified" status for the 
project. 

D. Prior to the building plan approval for each new building, the Applicant shall 
post, for each building, a "green building escrow," in the form of cash or a letter 
of credit as defined in the Public Facilities Manual ("PFM") from a financial 
institution acceptable to DPWES, in the amount of $2.00/square foot of GF A. 
This green building escrow shall be in addition to and separate from other bond 
requirements and shall be released upon demonstration of attainment of LEED 
certification, by the USGBC, under the project's registered version of the LEED
NC or LEED for Homes rating system or other LEED rating system determined, 
by the USGBC, to be applicable to each building. The provision to the 
Environment and Development Review Branch of DPZ of documentation from 
the USGBC that each building has attained LEED certification will be sufficient 
to satisfy this commitment. At the time LEED certification is demonstrated to the 
Environment and Development Review Branch of DPZ, the escrowed funds shall 
be released to the Applicant. 

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

If the Applicant fails to provide, within three (3) years of issuance of the final 
RUP for the building, documentation to the Environment and Development 
Review Branch of DPZ demonstrating attainment of LEED certification or 
demonstrating that the building has fallen short of LEED certification by more 
than three (3) points, the entirety of the escrow for that building will be released 
to Fairfax County and will be posted to a fund within the County budget 
supporting implementation of County environmental initiatives. Prior to any 
release of the escrow to the County, the Applicant shall first be notified and 
permitted an additional thirty (30) days to provide the necessary documentation 
and avoid forfeiture of the funds. 

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

E. As an alternative to the actions outlined in the paragraphs B, C, and D above, the 
Applicant may choose at its sole discretion to pursue a certification higher than 
LEED Certified, in which case a LEED or equivalent-accredited professional will 
provide certification statements at the time of building plan review confirming 
that the items on the list of specific credits will meet at least the minimum number 
of credits necessary to attain LEED Silver certification. 

Prior to building plan approval for the building to be constructed, the Applicant 
shall submit documentation to the Environment and Development Review Branch 
of DPZ to demonstrate that the building is anticipated to attain a sufficient 
number of design-related credits that, along with the anticipated construction
related credits, will be sufficient to attain LEED Silver certification. Under this 
alternative, the Applicant is not required to provide a "green building escrow" 
unless the Applicant fails to provide the above referenced documentation that the 
building is anticipated to attain LEED Silver certification. 

F. The Applicant may select, subject to EDRB approval, an alternate residential 
rating system such as Earth Craft, Energy Star Qualified Homes for Multifamily 
High Rise, or National Association of Home Builders with Energy Star for energy 
performance path that may be implemented without an escrow. If one of the 
alternate residential rating systems listed herein is selected, the Applicant shall 
demonstrate attainment of the selected certification from a rater recognized 
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through the selected progress prior to the issuance of the final RUP for the 
building. In the event certification is dependent on the post occupancy operation 
of the building, the Applicant shall demonstrate attainment of the selected 
certification prior to final bond release. 

16. Sustainable Energy Practices. To promote efficient, renewable and sustainable energy 
practices, the Applicant shall provide the following information and/or infrastructure: 

A. Electric Vehicle Charging Infrastructure and Parking Spaces. A minimum of one 
( 1) electric vehicle recharging station that serves two (2) parking spaces and 
conduit to facilitate additional future recharging stations in each parking garage. 

B. Shared Energy. For any site plan that includes more than one building, provide an 
assessment of the potential, within the area subject to the site plan, of shared 
energy systems, including but not limited to combined heat and power (CHP) (co
generation), micro-CHP, distributed energy resources, and district heating and/or 
cooling, and, if a shared energy strategy will not be pursued, provide a narrative 
discussion regarding the reason(s) for this outcome. At a minimum, the Applicant 
shall ensure that utility sleeves through the foundations of the proposed buildings 
are sized to accommodate a pipe/facility, a maximum of 12 inches in diameter, 
allowing potential future energy sharing or alternate energy sources. 

C. Energy and Water Data. To the extent there are master electric, gas and water 
meters for entire buildings, upon request by the County, the Applicant shall 
provide to the County aggregated non-proprietary energy and water consumption 
data, as practicable, for each building and the entire Subject Property. 

URBAN SITE DESIGN AND LANDSCAPING 

17. Landscaping. The CDP includes a conceptual landscape plan for the Subject Property 
consisting of an overall plan and details regarding streetscapes, plazas, publicly 
accessible park areas, courtyards and private amenity areas. As part of subsequent FDP 
and site plan approvals, more detailed landscape plans for each building phase shall be 
provided in general conformance with the concepts shown on the CDP with adjustments 
permitted so long as the quantity and quality of the landscaping provided and the function 
of the space remains consistent with that shown on the CDP. Such plan shall include the 
location of all known utilities and sight distance requirements overlaid on the planting 
plan. 

As part of the site plan submission for each building phase, the Applicant shall submit to 
UFMD for review and approval a detailed landscape plan that is in substantial 
conformance with the quantity and quality of plantings and materials landscaping shown 
on the respective approved FDP. Specific trees targeted for preservation on the approved 
FDPs shall be protected as set forth in Proffer 17. Tree planting and streetscaping shall be 
provided as described in Proffer 18. Tree species and planting sites as set forth on the 
FDP, are subject to revision as may be approved by UFMD. 
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18. Tree Preservation within Anderson Park. The Applicant shall submit a tree preservation 
plan and narrative (the "Tree Preservation Plan") with the site plan submission for 
Anderson Park, as defined in Proffer 46. The Tree Preservation Plan shall be prepared by 
a certified arborist or a registered consulting arborist, and shall be subject to the review 
and approval of the UFMD. 

A. Tree Preservation Plan: The Tree Preservation Plan shall include a tree inventory 
that identifies the location, species, critical root zone, size, crown spread and 
condition analysis percentage rating for all individual trees to be preserved, as 
well as all on and off-site trees, living or dead with trunks 12 inches in diameter 
and greater (measured at 4 Y2 feet from the base of the trunk or as otherwise 
allowed in the latest edition of the Guide for Plant Appraisal published by the 
International Society of Arboriculture) located within 25 feet outside the limits of 
clearing and grading and 1 0 feet inside the limits of clearing and grading for the 
FDP for Anderson Park. The Tree Preservation Plan shall provide for the 
preservation of those areas shown for tree preservation, those areas outside of the 
limits of clearing and grading shown on the FDP and those additional areas in 
which trees can be preserved as a result of final engineering. In particular, the 
Tree Preservation Plan shall provide for the preservation of the approximately 14 
mature willow oak trees located along the eastern side of Anderson Road, as 
depicted on Sheet L-9. The Tree Preservation Plan shall include all items 
specified in PFM 12-0507 and 12-0509. Specific tree preservation activities that 
will maximize the survivability of any tree identified to be preserved, such as 
crown pruning, root pruning, mulching, fertilization, and others as necessary, 
shall be included in the Tree Preservation Plan. 

B. Tree Appraisal: The Applicant shall retain a professional arborist with experience 
in plant appraisal, to determine the replacement value of all trees 12 inches in 
diameter or greater located on the Subject Property that are shown to be saved on 
the Tree Preservation Plan. These trees and their value shall be identified on the 
Tree Preservation Plan at the time of the first submission of the respective site 
plan(s). The replacement value shall take into consideration the age, size and 
condition of these trees and shall be determined by the so-called "Trunk Formula 
Method" contained in the latest edition of the Guide for Plan Appraisal published 
by the International Society of Arboriculture, subject to review and approval by 
UFMD. 

At the time of the respective site plan approvals, the Applicant shall post a cash 
bond or a letter of credit payable to the County of Fairfax to ensure preservation 
and/or replacement of the trees for which a tree value has been determined in 
accordance with the paragraph above (the "Bonded Trees") that die or are dying 
due to unauthorized construction activities. The letter of credit or cash deposit 
shall be equal to 50% of the replacement value of the Bonded Trees. At any time 
prior to final bond release for the improvements on the Subject Property 
constructed adjacent to the respective tree save areas, should any Bonded Trees 
die, be removed, or are determined to be dying by UFMD due to unauthorized 
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construction activities, the Applicant shall replace such trees at its expense. The 
replacement trees shall be of equivalent size, species and/or canopy cover as 
approved by UFMD. In addition to this replacement obligation, the Applicant 
shall also make a payment equal to the value of any Bonded Tree that is dead or 
dying or improperly removed due to unauthorized construction activity. This 
payment shall be determined based on the Trunk Formula Method and paid to a 
fund established by the County for furtherance of tree preservation objectives. 
Upon release of the bond for the improvements on the Subject Property 
constructed adjacent to the respective tree save areas, any amount remaining in 
the tree bonds required by this proffer shall be returned/released to the Applicant. 

C. Tree Preservation Walk-Through. The Applicant shall retain the services of a 
certified arborist or registered consulting arborist, and shall have the limits of 
clearing and grading marked with a continuous line of flagging prior to the walk
through meeting. During the tree-preservation walk-through meeting, the 
Applicant's certified arborist or landscape architect shall walk the limits of 
clearing and grading with a UFMD representative to determine where adjustments 
to the clearing limits can be made to increase the area of tree preservation and/or 
to increase the survivability of trees at the edge of the limits of clearing and 
grading, and such adjustment shall be implemented. Trees that are identified as 
dead or dying may be removed as part of the clearing operation. Any tree that is 
so designated shall be removed using a chain saw and such removal shall be 
accomplished in a manner that avoids damage to surrounding trees and associated 
understory vegetation. If a stump must be removed, this shall be done using a 
stump-grinding machine in a manner causing as little disturbance as possible to 
adjacent trees and associated understory vegetation and soil conditions. 

D. Limits of Clearing and Grading. The Applicant shall conform to the limits of 
clearing and grading as shown on the FDP for Anderson Park, subject to 
allowances specified in these proffered conditions and for the installation of 
utilities and/or trails as determined necessary by the Director of DPWES, as 
described herein. If it is determined necessary to install utilities and/or sidewalks 
in areas protected by the limits of clearing and grading as shown on the FDP, they 
shall be located in the least disruptive manner necessary as determined by UFMD. 
A replanting plan shall be developed and implemented, subject to approval by 
UFMD, for any areas protected by the limits of clearing and grading that must be 
disturbed for such sidewalks or utilities. 

E. Tree Preservation Fencing. All trees shown to be preserved on the Tree 
Preservation Plan shall be protected by tree protection fencing. Tree protection 
fencing in the form of four ( 4) foot high, fourteen ( 14) gauge welded wire 
attached to six (6) foot steel posts driven eighteen (18) inches into the ground and 
placed no further than ten (1 0) feet apart or, super silt fence to the extent that 
required trenching for super silt fence does not sever or wound compression roots 
which can lead to structural failure and/or uprooting of trees shall be erected at the 
limits of clearing and grading as shown on the demolition, and phase I & II 
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erosion and sediment control sheets, as may be modified by the "Root Pruning" 
proffer below. 

All tree protection fencing shall be installed after the tree preservation walk
through meeting but prior to any clearing and grading activities, including the 
demolition of any existing structures. The installation of all tree protection 
fencing shall be performed under the supervision of a certified arborist, and 
accomplished in a manner that does not harm existing vegetation that is to be 
preserved. Three (3) days prior to the commencement of any clearing, grading or 
demolition activities, but subsequent to the installation of the tree protection 
devices, UFMD shall be notified and given the opportunity to inspect the site to 
ensure that all tree protection devices have been correctly installed. If it is 
determined that the fencing has not been installed correctly, no grading or 
construction activities shall occur until the fencing is installed correctly, as 
determined by UFMD. 

F. Root Pruning. The Applicant shall root prune, as needed to comply with the tree 
preservation requirements of these proffers. All treatments shall be clearly 
identified, labeled, and detailed on the erosion and sediment control sheets of the 
subdivision plan submission. The details for these treatments shall be reviewed 
and approved by UFMD, accomplished in a manner that protects affected and 
adjacent vegetation to be preserved, and may include, but not be limited to the 
following: 

(i) Root pruning shall be done with a trencher or vibratory plow to a depth of 
18 inches. 

(ii) Root pruning shall take place pnor to any clearing and grading, or 
demolition of structures. 

(iii) Root pruning shall be conducted with the supervlSlon of a certified 
arborist. 

(iv) A UFMD representative shall be informed when all root pruning and tree 
protection fence installation is complete. 

G. Demolition of Existing Structures. The demolition of all existing features and 
structures within areas of tree preservation fencing shown on the site plan shall be 
done by hand without heavy equipment and conducted in a manner that does not 
impact individual trees and/or groups oftrees that are to be preserved as reviewed 
and approved by UFMD. 

H. Site Monitoring. During any clearing or tree/vegetation/structure removal within 
Anderson Park, a representative of the Applicant shall be present to monitor the 
process and ensure that the activities are conducted as proffered and as approved 
by UFMD. The Applicant shall retain the services of a certified arborist or 
registered consulting arborist to monitor the impact of construction and 
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demolition work on tree preservation efforts in order to ensure conformance with 
all tree preservation proffers, and UFMD approvals. The monitoring schedule 
shall be described and detailed in the Landscaping and Tree Preservation Plan, 
and reviewed and approved by UFMD. 

19. Streetscape Elements. Streetscaping shall be installed throughout the Subject Property as 
conceptually illustrated on the CDP and as at FDP. Streetscape elements shall include: a 
landscape amenity panel located immediately behind the face of curb; a clear pedestrian 
sidewalk adjacent to the landscape amenity panel; and a building zone between the 
pedestrian sidewalk and the face of the building that is designed to allow access to the 
building and/or additional landscaping adjacent to residential uses and also storefront 
browsing, outdoor display, outdoor dining, and similar uses adjacent to non-residential 
uses. The existing four (4) foot sidewalk located along the north side of Anderson Road 
shall be preserved to minimize impacts on the adjacent mature street trees. Streetscaping 
elements may be adjusted at the time of FDP approval provided the quality of the 
streetscape is consistent with that shown on the CDP. 

A. Street Trees. Tree planting sites are set forth on the CDP, subject to revision as 
may be approved on the FDP or at site plan review by UFMD. The Applicant 
shall retain the services of a certified arborist or registered consulting arborist to 
monitor the design and inspect the planting of the street trees and shall notify 
UFMD in writing or by electronic mail no later than three business days prior to 
tree pit construction to allow for County inspection. All tree planting sites shall 
meet the following specifications, unless otherwise approved by UFMD: 

(i) A minimum of 4 feet open surface width and 16 square feet open surface 
area for Category III and Category IV trees, with the tree located in the 
center of the open area. 

(ii) A minimum rooting area of 8 feet wide (may be achieved with techniques 
to provide un-compacted soil below pavement), with no barrier to root 
growth within four feet of the base of the tree. Where minimum planting 
widths of 8 feet cannot be provided, structural cell technology, or other 
measures acceptable to UFMD shall be utilized. 

(iii) Soil volume for Category III and Category IV trees (as defined in Table 
12.19 of the PFM) shall be 700 cubic feet per tree for single trees but may 
be reduced to a minimum of 400 cubic feet where paving above rooting 
zones is necessary to accommodate pedestrian traffic or where utility 
locations preclude greater soil volume. For two trees planted in a 
contiguous planting area, a total soil volume of at least 600 cubic feet per 
tree shall be provided. For three or more trees planted in a contiguous 
area, the soil volume shall equal at least 500 cubic feet per tree. A 
contiguous area shall be any area that provides root access and soil 
conditions favorable for root growth throughout the entire area. Minimum 
soil volumes of 700 cubic feet will be achieved in areas of lower 
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pedestrian volume and where pavement is not required over tree rooting 
zones. 

(iv) Soil specifications in planting sites shall be provided in the planting notes 
to be included in all site plan submissions. 

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

(vi) Trees zones shall be installed with a fully automatic, drip irrigation 
system. 

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

B. Non-Invasive Plant Materials. Invasive species, as defined in the PFM, shall not 
be used within the streetscape and landscaped open space areas. 

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

1. Conceptual Utility Master Plans. A conceptual utility master plan overlaid 
on a landscape plan shall be submitted with each FDP and shall include 
general locations for all stormwater cisterns and vaults, electrical vaults, 
storm sewer lines, sanitary sewer lines, and conceptual locations for other 
utilities. Adjustments to the type and location of utilities shall be 
permitted at the time of FDP or site plan approval to avoid conflicts with 
street trees, utilities and other site engineering considerations. 

n. Conflicts. If there is no other reasonable option, utilities may be placed 
within open space or streetscape areas provided that the long-term health 
of new street trees and other plantings is ensured by the provision of 
sufficient soil volume as shown on the CDP, as determined by UFMD. If 
at the time of site plan approval, new street trees shown on the FDP are in 
conflict with the existing or proposed utilities and alternative locations for 
such street trees that are satisfactory to UFMD cannot be accommodated, 
the Applicant may relocate or delete such trees in consultation with 
UFMD and/or relocate such utilities without the need for the issuance of a 
minor modification approved by DPZ or the approval of a .PCA, CDPA or 
FDPA. 
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111. Access Points. Maintenance access points to SWM Facilities and electric 
vaults beneath the streetscape shall be located outside clear pedestrian 
walkway zone of the streetscape to the extent feasible. If the access points 
must be located in the walkway zone, they shall be designed as a lift out 
panel with the same paving materials as the walkway, be flush with the 
walkway, and meet ADA accessibility requirements. 

D. Sight Distance Considerations. Sight distances and anticipated road design speeds 
shall be depicted on the landscape plan in the FDP to demonstrate that all 
proposed street trees are viable. If determined at site plan approval that street tree 
locations conflict with sight distance requirements, the Applicant shall make 
efforts to gain approval of said trees by making minor adjustments to their 
locations or by removing their lower branches. However, in the event that VDOT, 
Fairfax County or any applicable utility company does not approve such tree 
locations, the Applicant shall be permitted to delete or relocate those tree 
location(s) in consultation with UFMD and without the need for the issuance of a 
minor modification approved by DPZ or approval of a PCA, CDPA or FDP A. 

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

F. Signage and Wayfinding. Signage for the Subject Property shall be provided in 
accordance with the requirements of Article 12 of the Zoning Ordinance. 
Alternatively, the Applicant may seek approval of a Comprehensive Sign Plan 
("CSP"). The placement of traffic control signage on public streets shall be 
subject to the review and approval of VDOT. Wayfinding signage and elements 
proposed in a CSP shall be coordinated with the Tysons Partnership so as to 
facilitate a consistent wayfinding and signage system throughout the district, but 
shall not be subject to approval by the Tysons Partnership. Wayfinding shall 
provide direction to locations of prominent attractions, parks, cultural arts 
destinations, and other public amenities. 

G. Tysons Comer Urban Design Guidelines. The Applicant reserves the right, at its 
sole discretion, to utilize and follow in part, or in whole, the Tysons Comer Urban 
Design Guidelines ("TCUDG") in lieu of the design specifications of these 
Proffers related to the specifications covered by such guidelines. 

H. Maintenance. The Applicant shall maintain in good repair and replace, as needed, 
all pedestrian realm elements within the Proposed Development. Elements to be 
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maintained within the pedestrian realm include all publicly-owned areas between 
the curb and building fa9ade and all privately-owned spaces that are between the 
curb and the building facade. For any public areas, the Applicant shall enter into 
the appropriate agreement, in a form approved by the Office of the County 
Attorney, with the Board of Supervisors (or other public entity, as needed) to 
permit the Applicant to perform such maintenance, with the exception of repairs 
necessitated by contractors or utilities operating pursuant to a permit issued by 
VDOT or FCDOT. An alternative maintenance agreement may be entered into 
upon written agreement by both the County and the Applicant. Unless altered 
through an agreement by both the County and the Applicant, maintenance 
commitments shall include: 

(i) All plantings including trees, shrubs, perennials, and annuals; 

(ii) All associated irrigation elements; 

(iii) All hard surfaces including but not limited to paving and retaining walls; 

(iv) All streetscape furnishings including benches and bike racks; 

(v) All lighting fixtures, brackets and poles; 

(vi) All non-VDOT standard sign posts, traffic signal poles, pedestrian signal 
poles, mast arms, signal heads and control boxes; 

(vii) All special drainage features, such as Low Impact Development facilities; 

(viii) Snow removal, including from on-street parking spaces on private access 
drives; 

(ix) Trash recycling and litter removal; 

(x) Leaf removal; and 

(xi) All urban park amenities in the development including horticultural care, 
maintenance of all water features, irrigation, lighting, furnishings, paving, 
and art, with the exception of those urban park amenities that are 
transferred to the Fairfax County Park Authority ("FCPA") or otherwise 
specified in these Proffers. 

I. Interim Improvements. As determined at the time of FDP approval, where the 
final streetscape design cannot be fully implemented during certain phases of 
development, the Applicant shall provide interim streetscape improvements as 
described in Proffer 19. 

20. Lighting. All on-site, outdoor and parking garage lighting shall meet or be less than that 
permitted under the Outdoor Lighting Standards of Section 14-900 of the Zoning 
Ordinance and be compatible with the recommendations set forth in the TCUDG. 
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A. Streetscape Lighting. All streetscape lights shall be compatible with the 
recommendations set forth in the TCUDG. To the extent possible, the Applicant 
shall attempt to use the same street lights along Colshire Meadow as the Scotts 
Run Station South application for the sake of continuity. The same or similar 
street lights shall be used consistently throughout the Proposed Development and 
be selected from those listed in the Tysons Urban Design Guidelines, or other 
lights as may be approved by DPZ, OCR, and DPWES. 

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

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

D. Goodman Field Lighting. The Applicant shall construct field lighting for 
Goodman Field, as conceptually shown on Sheet L-08. Such lighting shall be 
designed in a manner that minimizes impacts on the adjacent residential buildings 
in terms of both visual appearance and spillover effects. 

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

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

B. If interim improvements not located on the property subject to the FDP are 
contemplated with any FDP, such FDP shall specify how and when such 
improvements shall be constructed. 

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

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

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

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

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

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

(vi) Grading and seeding of areas on the Property where existing 
improvements are removed to accommodate a portion of the Proposed 
Development, and are not scheduled to commence construction within 24 
months; 

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

TRANSPORTATION IMPROVEMENTS 

22. Grid of Streets. For the purposes of these Proffers, Anderson Road and Dartford Drive 
shall be considered to run north-south and Colshire Meadow Drive and Colshire Drive 
shall be considered to run east-west. The Applicant shall construct and open for use to 
the public a proposed grid of streets as generally located and depicted on the CDP and in 
accordance with the phased development set forth in these Proffers. The functional 
classification of those roadways comprising the grid of streets is summarized below: 
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Street Classification 
Anderson Road Avenue 
Colshire Meadow Drive Collector 
Dartford Drive (between Colshire Collector 
Meadow Drive and Col shire Drive) 
Colshire Drive (between Anderson Local 
Road and Dartford Drive) 
Main Street Local 
Center Alley Service Street/ Alle_y_(£rivate)_ 
East Lane Local 
South Street Local 

A. Public Streets. Those streets constructed within the limits of the Subject Property 
and identified on the CDP as Anderson Road, Colshire Meadow Drive, Dartford 
Drive, Colshire Drive, Main Street, East Lane, and South Street shall be designed 
and constructed as public streets. Public street improvements proposed herein 
shall be subject to VDOT approval and be in general conformance with the 
Transportation Design Standards for Tysons Corner Urban Center (the "Design 
Standards") of the Memorandum of Agreement approved by the Board of 
Supervisors on September 13, 2011, as may be amended (the "MOA"), subject to 
modifications/waivers as may be granted. The Applicant shall design these streets 
to meet the Design Standards and shall work diligently with VDOT and the 
County during the FDP and site plan approval processes to ensure that the 
improvements proposed to existing and new public streets will be accepted into 
the VDOT system for maintenance. As may be necessary with respect to all of 
the existing and new public streets, right-of-way, as may be further qualified by 
these proffers, shall be dedicated and conveyed to the Board in fee simple, as 
applicable, at the time of site plan approval. In the event that VDOT does not 
accept any dedicated public street for maintenance as identified on the CDP and 
in these Proffers within seven (7) years of opening any street for public use, then 
such street may be retained by the Applicant, within its sole discretion and upon 
notification of the same to FCDOT, as a private street subject to a public access 
and maintenance agreement in a form acceptable to the County Attorney. In such 
event, a PCA, CDPA and/or FDPA will not be required. 

B. Rights-of-Way. 

At the time of site plan approval, the Applicant shall dedicate and convey in fee 
simple to the Board of Supervisors right-of-way for each of the public streets 
listed in Paragraph A above to a point inclusive of the landscape amenity panel 
and the sidewalk or to such standard as may be approved on the FDP, with the 
following exceptions: 

(i) If at the time of site plan approval it is determined that stormwater 
management facilities, electric vaults or other similar facilities proposed to 
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be located beneath the landscape amenity panel/sidewalk prevent VDOT 
and/or Fairfax County from accepting the landscape amenity 
panel/sidewalk within the right-of-way, the Applicant shall provide 
dedication measuring 18 inches from the proposed face of curb line and 
shall grant a public sidewalk and utility easement in a form acceptable to 
the Office of the County Attorney, over the area of the amenity 
panel/sidewalk. This easement shall allow for the installation of signage 
necessary for the safety and operation of the street as well as parking 
regulation equipment by VDOT and/or the County. In addition, the 
Applicant shall provide easements within the amenity panel/sidewalk area 
for bus shelters as determined at the time of FDP or site plan. 

(ii) If at the time of site plan approval it is unclear whether stormwater 
management facilities, electric vaults or other similar facilities proposed to 
be located beneath the landscape amenity panel/sidewalk will be 
acceptable to VDOT and/or Fairfax County, the Applicant shall provide 
dedication measuring 18 inches from the proposed face of curb line at the 
time of site plan approval and shall reserve for potential future dedication 
the landscape amenity panel and sidewalk areas. A temporary public 
access easement in a form acceptable to the County Attorney shall be 
recorded over the reserved landscape amenity panel/sidewalk areas until 
such time as such areas are dedicated. Conveyance of the amenity 
panel/sidewalk areas to the Board of Supervisors shall occur following 
construction of the street and streetscape improvements and final street 
acceptance inspection by Fairfax County and/or VDOT subject to the 
stipulations in these Proffers. 

(iii) Should it be determined following final street acceptance inspection that 
the landscape amenity panel and sidewalk areas are not acceptable to 
VDOT and/or Fairfax County to be included in the right-of-way, the 
reservation of potential future dedication of the landscape amenity panel 
and sidewalk areas shall be released and the Applicant shall grant a public 
sidewalk and utility easement, in a form acceptable to the Office of the 
County Attorney over such areas. This easement shall allow for the 
installation of signage necessary for the safety and operation of the street 
as well as parking regulation equipment by VDOT and/or the County. In 
addition, the Applicant shall provide easements within the amenity 
panel/sidewalk area for bus shelters as determined at the time of FDP or 
site plan. 

(iv) All right-of-way dedications shall be subject to advanced density credit as 
specified in Proffer 56. 

C. Naming. The Applicant reserves the right to provide different street names than 
those shown on the CDP. 
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D. Parking Lanes. The Applicant shall provide on-street parking throughout the 
limits of the Subject Property as generally located on the CDP and as may be 
adjusted with FDP approval. The County and VDOT may restrict parking during 
peak commuting periods (typically 6:00 to 9:00 AM and 4:00 to 7:00 PM), in 
order to provide for turning movements to/from the public and/or private street 
network or to provide additional travel lanes. If requested by the County and/or 
VDOT, the Applicant shall install signs restricting parking. 

The on-street parking spaces along public street frontages will be in addition to 
the total number of required parking spaces provided. The Applicant reserves the 
right to increase the amount of on-street parking shown on the CDP subject to 
approval by VDOT and FCDOT. The Applicant reserves the right to restrict the 
use of spaces along any private streets and on any future public streets prior to 
VDOT acceptance, through appropriate signage or such other means as the 
Applicant determines appropriate, that otherwise are not required to satisfy the 
parking requirements for use as temporary or short term parking, car-sharing 
parking and/or similar uses. 

23. Street Improvements. All on and off-site public street improvements, on-site Service 
Streets and Private access drives together with appropriate/required pavement transitions 
shall be constructed with the redevelopment of individual buildings as reflected on Sheets 
A-ll through A-20 of the CDP (the "Phasing Plan"). Except as modified below, such 
improvements shall be completed and open for use by the public but not necessarily 
accepted by VDOT for maintenance prior to the issuance of the initial RUP or non-RUP 
for the individual building to be constructed. 

24. Anderson Road. 

A. Prior to site plan approval for the earlier to be constructed of Buildings 3 or 4, the 
Applicant shall submit plans to DPW &ES for the improvement of Anderson Road 
south from Old Chain Bridge Road to Colshire Drive as generally shown on Sheet 
C-7 of the CDP (excluding improvements to the Colshire Meadow Drive/Old 
Chain Bridge Road intersection if designed/constructed by others.) 

B. The Applicant shall improve Anderson Road (except for the intersection with 
Colshire Meadow Drive/Old Chain Bridge Road if constructed by others) through 
the Subject Property as generally depicted on Sheets C-7, C-8 and C-11 of the 
CDP. 

C. Notwithstanding the aforementioned, the raised median on Anderson Road south 
of Old Chain Bridge Road shall not be constructed/extended until such time as 
those townhomes located on the east side of Anderson Road have been razed. 

D. Sections of Anderson Road shall be reconstructed with adjacent building phases 
as generally shown on the "Phasing Plan", except where modified by an FDP. 
The Applicant reserves the right, in its sole discretion to complete the 
improvements to Anderson Road as outlined in Paragraph A above as a single 

24 



public road improvement or in separate segments, as long as at least the frontage 
improvements for respective individual buildings have been constructed prior to 
the issuance of the first initial RUP or Non-RUP for that building reflected on a 
site plan. 

E. In any event, Anderson Road shall be constructed in its entirety between Old 
Chain Bridge Road/Colshire Meadow Drive (excluding the Old Chain 
Bridge/Colshire Meadow Drive intersection if constructed by others) and Colshire 
Drive no later than twenty-four (24) months after the razing of existing building 
sites L and M. 

F. If at the time of site plan submission for existing building sites L and M, building 
site K is to remain, then the on-street parking along the east side of Anderson 
Road along the building site K frontage may be modified in order to retain interim 
access to building site K. In such event, those streetscape improvements along 
Anderson Road in the vicinity of building site K would be completed with the 
completion of Anderson Park. 

25. Colshire Meadow Drive. 

A. If not previously constructed by others, in conjunction with the submission of the 
site plan Building 2, the Applicant shall submit a VDOT public roadway plan (the 
"Road Plan") for the ultimate improvement of Colshire Meadow Drive from 
Anderson Road west to Dartford Drive including the intersections with Old Chain 
Bridge Road and Dartford Drive. Colshire Meadow Drive shall ultimately be 
constructed as generally reflected on COP Sheets C-7 through C-8 consistent with 
the Phasing Sheets and the typical section presented on CDP Sheet C-11. The 
extent, final design and timing of these ultimate improvements to Colshire 
Meadow Drive, as generally described and referenced above, shall be provided in 
conjunction with the development of Building 2 and determined at the time of site 
plan approval for the individual building. The Applicant reserves the right, in its 
sole discretion, to complete such ultimate improvements as a single public road 
improvement or in two separate segments, as long as at least the frontage 
improvements for the respective individual building have been constructed prior 
to the issuance of the first initial RUP or Non-RUP for that building reflected on 
the site plan. 

In the event that Colshire Meadow Drive cannot be completed to its ultimate cross 
section between Dartford Drive and Anderson Road without impacting existing 
uses on either the Van Buren Block (Cityline Partners) or the Subject Property, 
then the Applicant shall be permitted to construct interim improvements for this 
link and the Old Chain Bridge Road and Dartford Drive intersections as 
determined in consultation with VDOT and FCDOT. 

B. If an improvement to the section of Colshire Meadow Drive between Anderson 
Road and Dartford Drive, including the intersection with Anderson Road/Old 
Chain Bridge Road (including signal modifications) is constructed by others prior 
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to site plan submission for Building 2, then the Applicant shall dedicate and 
convey upon written demand by Fairfax County such right-of-way and ancillary 
easements necessary to facilitate such construction by others provided: (i) interim 
access to/from the existing residential units located along Ambergate Place is 
maintained at all times; and (ii) such improvements to the Subject Property are 
minimized and coordinated with the Applicant prior to site plan approval for the 
improvement of this section of Colshire Meadow Drive. In such event, the 
Applicant will escrow its share of the cost of the ultimate improvements along the 
site's frontages for use/release by and/or to others prior to site plan approval for 
Building 2. Those specific streetscape improvements, as reflected on the Phasing 
Plan along the Building 1, 2 and Anderson Park frontages would then be 
constructed with the development of those building sites. 

C. Construction of the four lane section will require off-site rights-of-way and/or 
easements from the adjacent parcel identified as 2012 Tax Map 30-3 ((28)) A. 

(i) In the event the Applicant is unable to acquire the right-of-way and/or 
easements necessary to construct the above improvement through a 
cooperative agreement with the owner, which may include a reservation of 
advanced density credit for dedicated rights-of-way consistent with the 
Zoning Ordinance, then the Applicant shall submit a written request to 
Fairfax County in accordance with Proffer 53 that the County use its 
powers of condemnation. 

(ii) In the event the County elects not to use its powers of condemnation to 
acquire the off-site rights-of-way and/or easements to facilitate the 
construction of the above improvement, then the Applicant shall be 
relieved of its obligation to construct the four lane section of Colshire 
Meadow Drive and be permitted to construct a two lane interim section of 
Colshire Meadow Drive within the Subject Property's limits as depicted on 
Sheet C-22. The Applicant shall however, dedicate the full width of the 
street to its ultimate configuration within the Subject Property in 
accordance with Proffer 22 and escrow funds for its share of the costs of 
the final improvements. 

D. The final design of the improvements to Colshire Meadow Drive as generally 
described above shall be determined in conjunction with the submission of all site 
plans for those portions of the Subject Property along Colshire Meadow Drive. 
Sections of Colshire Meadow Drive shall be constructed with adjacent building 
phases as generally shown on the Phasing Plan, except where modified by FDP. 
Such sections will be complete and open for public use no later than twenty-four 
(24) months after the issuance of the first RUP for Building 2 or the third building 
to be constructed, whichever occurs first. In such event, the Applicant may use 
any funds escrowed by others with the County for the improvement of Colshire 
Meadow Drive as described in Paragraph A above. 

26. Dartford Drive 
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A. Unless previously constructed by others, the Applicant shall construct Dartford 
Drive from Colshire Meadow Drive south to Colshire Drive in general accordance 
with the design on Sheets C-7 and C-8 of the CDP and Collector Street Section 
(Dartford Drive) depicted on Sheet C-11 with variable pavement/widening 
provided at select locations to accommodate certain turning movements and/or 
pavement transitions. 

B. Construction of this full section will require off-site rights-of-way and/or 
easements from the adjacent parcel identified as 2012 Tax Map 30-3 ((28)) 3A1, 
4A3 and 28B. 

(i) In the event the Applicant is unable to acquire the right-of-way and/or 
easements necessary to construct the above improvement through a 
cooperative agreement with the owner, which may include a reservation of 
advanced density credit for dedicated rights-of-way consistent with the 
Zoning Ordinance, then the Applicant shall submit a written request to 
Fairfax County in accordance with Proffer 53 that the County use its 
powers of condemnation. 

(ii) In the event the County elects not to use its powers of condemnation to 
acquire the off-site rights-of-way and/or easements to facilitate the 
construction of the above improvement, then the Applicant shall be 
relieved of its obligation to construct the full section of Dartford Drive and 
be permitted to construct a two lane interim section of Dartford Drive 
within the Subject Property's limits as depicted on Sheet C-21. The 
Applicant shall however, dedicate the full width of the street to its ultimate 
configuration within the Subject Property in accordance with Proffer 20B 
and escrow funds for its share of the costs of the final improvements. 

C. The final design of the improvements to Dartford Drive as generally described 
above shall be determined in conjunction with the submission of all site plans for 
those portions of the Subject Property along Dartford Drive. Sections of Dartford 
Drive shall be constructed with adjacent building phases as generally shown on 
the Phasing Plan, except where modified by FDP. Such sections will be complete 
and open for public use prior to the issuance of the first RUP for the last of 
Buildings 2, 6 or 7 to be constructed. 

27. Colshire Drive. 

A. The Applicant shall improve Colshire Drive along the Subject Property's frontage 
as generally depicted on Sheets C-7 and C-8 of the CDP. Colshire Drive shall be 
constructed in general accordance with the Public Local Street Section (Colshire 
Drive) depicted on Sheet C-11. 

B. The final design of the improvements to Colshire Drive as generally described 
above shall be determined in conjunction with the submission of all site plans for 
those portions of the Subject Property fronting Colshire Drive. Sections of 
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Colshire Drive shall be constructed with adjacent building or park phases as 
generally shown on the Phasing Plan, except where modified by FDP. Such 
sections will be complete and open for public use prior to the issuance of the first 
RUP for the last new building or dedication of the park identified as Goodman 
Field, whichever occurs first. Right-of-way for Colshire Drive shall be dedicated 
and conveyed to the Board at the time of site plan approval for the last building to 
be constructed on the Subject Property or dedication of the park land for 
Goodman Field, whichever occurs first. 

28. Main Street. The Applicant shall construct Main Street in general accordance with the 
design shown on Sheets C-7 and C-8 of the CDP and the Local Street Section (Main 
Street) depicted on Sheet C-11. Construction shall be provided as shown on the Phasing 
Plan and as further detailed at the time of FDP approval. 

29. East Lane and South Street. The Applicant shall construct East Lane and South Street in 
general accordance with the designs shown on Sheets C-7 and C-8 of the CDP and the 
Local Street Section (East Lane and South Street) depicted on Sheet C-11. Construction 
shall be provided as shown on the Phasing Plan and as further detailed at the time of FDP 
approval. 

30. Center Alley. The Applicant shall construct Center Alley as a private service alley in 
general accordance with the design shown on Sheets C-7 and C-8 and the Private Alley 
Section (Center Alley) depicted on Sheet C-11. Construction shall be provided as shown 
on the Phasing Plan and as further detailed at the time of FDP approval. A public access 
easement in a form acceptable to the Office of the County Attorney shall be granted for 
Center Alley and appurtenant facilities to facilitate inspection, pedestrian and emergency 
access; such public access easement to become effective upon completion of Center 
Alley. 

31. Colshire Meadow Drive/Dartford Drive Traffic Signal. If not previously constructed by 
others, then within twelve (12) months of the issuance of the first RUP or Non-RUP for 
the second of new Buildings 1, 2 or 6, the Applicant shall prepare and submit a warrant 
study for a new traffic signal at the intersection of Colshire Meadow Drive and Dartford 
Drive. If the signal is warranted then the Applicant shall design and equip said signal, 
including those pedestrian features as may be required by VDOT no later than twelve 
(12) months after approval of the warrant. In such event, the Applicant may use any 
funds that may have been escrowed by others for such signal installation. In the event 
the signal is not warranted at that time, then the Applicant shall conduct a second warrant 
analysis within twelve (12) months of the issuance of the first RUP or Non-RUP for the 
last building to be constructed on the Subject Property. If warranted at that time, then the 
Applicant shall design and equip said signal, including those pedestrian features as may 
be required by VDOT no later than twelve ( 12) months after approval of the warrant. In 
such event, the Applicant may use any funds that may have been escrowed by others for 
such signal installation. If the signal is not warranted at that time, then the Applicant 
shall escrow with the County its pro rata share based on 2020 PM peak trip estimates 
toward the cost of future signalization of this intersection by others. 
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32. Route 123 Restriping. Concurrent with the approval of the site plan for the fifth new 
building on the Subject Property, the Applicant shall contribute $7,500 to the County for 
the restriping of select right-tum lanes to shared through/right lanes at up to three 
locations on Route 123 between the Beltway and the Dulles Access Road subject to 
VDOT approval. In the event, VDOT does not approve such restriping, then the County 
may use the funds for other transportation improvements/enhancements in the Tysons 
East District. 

33. Traffic Signal Modifications. Concurrent with the submission of the site plan for the fifth 
new building on the Subject Property, the Applicant shall contribute a total of $40,000 to 
be used to modify the signal timings in the Dolley Madison Boulevard corridor between 
the Beltway and the Dulles Access Road and at the Great Falls Street/Chain Bridge Road 
intersection as may be required by VDOT. If at the time of site plan approval for the fifth 
(5th) new building, signal timing modifications have not been requested by VDOT for the 
Route 123 corridor, the County may utilize those funds for any other transportation 
improvements/enhancements in the Tysons East District. 

34. Route 123 Super Street Concept. The Applicant will contribute $0.06 per square foot of 
GFA to Fairfax County for the reconstruction of that segment of Route 123 as a super 
street to be paid in five ( 5) equal installments of approximately $31 ,469 each. Said 
payments shall be made upon site plan approval for each of the first five buildings to be 
constructed. For purposes of this proffer only, this contribution shall be adjusted 
annually beginning with the second payment and every anniversary thereafter as 
permitted by Section 15.2 2303.2 ofthe Code ofVirginia as amended. 

35. Construction Traffic Management. The Applicant shall prepare and implement a 
construction congestion management plan during construction of each phase of the 
redevelopment, as appropriate, through its development/construction manager and the 
TPM, as defined in Proffer 44, so as to provide safe and efficient pedestrian and vehicle 
circulation at all times on the Subject Property and on the public roadways adjoining the 
Subject Property. This management plan shall identify anticipated construction 
entrances, construction staging areas, construction vehicle routes and procedures for 
coordination with FCDOT and/or VDOT concerning construction material deliveries, 
lane or street closures, and/or other construction related activities to minimize disturbance 
on the surrounding road network. 

Such plans shall be prepared by a qualified professional and submitted for review and 
comment to the VDOT, FCDOT and DPWES prior to issuance of the building permit for 
each phase. In addition, the TPM shall coordinate any adjustments to the TOM Plan, as 
defined in Proffer 44, that may be necessary to address any management plan issues. 

36. Tysons Grid of Streets Transportation Fund. The Applicant shall provide a contribution 
of $1,000 for each new market rate residential unit and $6.44 for or each square foot of 
new non-residential space (excluding any public space) constructed on the Subject 
Property to Fairfax County for the Tysons Grid of Streets Transportation Fund (the 
"Tysons Grid Fund"). The contribution associated with each building shall be paid on or 
before the issuance of each initial Residential Use Permit ("RUP") or Non-Residential 
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Use Permit ("Non-RUP") for the subject building based on the actual GFA of non
residential space and/or the actual number of market rate residential units in the building. 
The amount due with each building shall be adjusted for any creditable in-kind 
contributions described herein. 

The Applicant shall receive and deduct applicable in-kind credits against the 
contributions that would otherwise be due to the County for the Tysons Grid Fund in 
keeping with the Guidelines for the Tysons Grid Fund endorsed by the Board of 
Supervisors on January 8, 2013, as may be amended. Specifically, the Applicant shall 
receive credits for: 

A. Costs incurred by the Applicant in the acquisition of off-site right-of-way and 
associated easements, including costs borne by the Applicant associated with any 
Fairfax County condemnation actions, for the construction of off-site public 
streets and intersection improvements; and 

B. Costs incurred by the Applicant for the construction of all or a part of off-site 
Dartford Drive (not including costs of the Property's frontage improvements) as 
reflected in Exhibit 

37. Tysons-wide Transportation Fund. The Applicant shall contribute the sum of $5.63 per 
square foot of new non-residential space (excluding any public space) and $1 ,000 for 
each net new residential unit constructed on the Subject Property to Fairfax County for 
the Tysons-wide Transportation Fund. The contribution associated with each building 
shall be paid on or before the issuance of each initial RUP or Non-RUP for the subject 
building based on the actual GF A of non-residential space and/or the actual number of 
market rate residential units in the building. 

In the event the Board expands the list of Tysons-Wide projects as reflected on Table 7 of 
the Comprehensive Plan to include the Route 123 Super Street Concept referenced 
herein, then the Applicant reserves the right to seek credit for those funds contributed to 
the improvement of Route 123 as reflected in Proffer 34. 

BICYCLE FACILITIES 

38. Bicycle Circulation. In combination with the street and streetscape improvements 
identified in these Proffers, the Applicant shall provide pavement and striping for on-road 
bicycle lanes along the Subject Property's frontages with Anderson Road, Colshire 
Meadow Drive, and Dartford Drive. Such lanes shall typically be four (4) feet where 
adjacent to curb and gutter and five (5) feet in width where not adjacent to curb and 
gutter, as shown on Sheet C-11 with the final dimension determined at the time of FOP 
approval and may be further refined at site plan. Bicycle lane striping shall be subject to 
approval by VDOT. 

39. Bicycle Parking. The Applicant shall provide bicycle racks and bike storage areas 
throughout the Subject Property, the specific locations of which shall be approved by 
FCDOT at the time of FOP approval and further refined with site plan approval. The 
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bike racks shall be inverted U-style racks or other design approved by FCDOT. The total 
number of bike parking/storage spaces shall be consistent with the Fairfax County Policy 
and Guidelines for Bicycle Parking for each building or group of buildings as determined 
at FDP. 

PARKING 

40. Zoning Ordinance Requirements. Parking on the Subject Property shall be provided in 
accordance with the parking requirements for the PTC District set forth in Sect. 6-509 
and Article 11 of the Zoning Ordinance, and as shown on the CDP. The exact number of 
spaces to be provided shall be refined with approval of the FDPs and determined at the 
time of site plan approval based on the specific uses, number of residential units and 
bedroom mix. If changes in the mix of uses or residential bedroom mix result in parking 
greater than that anticipated on the CDP, the additional parking spaces shall be 
accommodated within the proposed parking structures, without increasing the height or 
mass of the parking structures. 

41. Future Parking Revisions. The Applicant reserves the right to provide parking at revised 
rates (rates referring to the number of parking spaces provided per dwelling unit for 
residential uses or per square foot of GF A for retail uses) as may be permitted by a future 
amendment to the Zoning Ordinance. Optional use of revised rates shall not require a 
CDP A or PCA, provided there is no increase in the mass or height of above-grade 
parking structures. 

42. Parking Stipulations. 

A. The Applicant shall provide controlled access to the parking garage and shall 
ensure that the control equipment is capable of counting vehicles entering and 
exiting the garage. 

B. The sale or lease rates of parking spaces shall be "unbundled" from the purchase 
price or lease rate of the individual dwelling units; meaning a unit's purchase 
price or lease rate shall be exclusive of parking costs. 

TRANSPORTATION DEMAND MANAGEMENT 

43. Tysons Transportation Management Association. The Applicant shall make a 
contribution to the Tysons Partnership towards the establishment of a future 
transportation management association (the "TMA"), which may be established for the 
Tysons Comer Urban Center and to which all other Tysons property owners will also 
contribute.The Applicant shall make a one-time contribution to the Tysons Partnership 

Transportation Council for the establishment of this future TMA based on a 
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participation rate of $0.05 per gross square foot of new residential uses to be 
constructed on the Subject Property. 

B. Twenty-five percent (25%) of the total contribution to the TMA shall be paid 
upon site plan approval of the first new building to be constructed on the Subject 
Property. The remaining seventy-five percent (75%) of the total contribution 
shall be paid in three (3) equal installments prior to the issuance of the first RUP 
or Non-RUP for the next three (3) new buildings, but in any event no later than 
ten ( 1 0) years from the date of approval of these rezoning applications. 

C. If subsequent to the approval of this Rezoning, a Tysons Corner Urban Center
wide TMA is approved by FCDOT and established for the purpose of 
administering TDM programs in the Tysons Corner Urban Center, then the 
Applicant may, in its sole discretion, join or otherwise become associated with 
such entity and transfer some or all marketing and/or monitoring functions of this 
TDM Program to the new entity, whereupon this Proffer in whole or in part shall 
be void and of no further force or effect. Further, if determined by FCDOT that a 
proactive, private TDM program is no longer necessary, the TDM structure in this 
Proffer may be rendered null and void in whole or in part without the need for a 
PC A. 

D. If the TMA has not been established within three (3) years after the approval of 
this Rezoning, this Proffer shall be null and void with no further effect on the 
Subject Property. Further, any funds contributed to the Tysons Partnership 
Transportation Council would then be returned to the Applicant that paid such 
funds. 

44. TDM Administrative Group. The Applicant shall establish a TDM Administrative Group 
(the "AG") to fund, implement and administer the transportation demand management 
program (the "TDM Program") for the Property as described more fully below. The AG 
shall include, at a minimum, one representative for each group of residential buildings 
under the same management company. Prior to issuance of the first building permit for 
new development on the Property, evidence shall be provided to FCDOT that the AG has 
been established. 

45. Transportation Demand Management. The proffered elements of the TDM Program as 
set forth below are more fully described in the Commons Transportation Demand 
Management Plan prepared by Wells + Associates, Inc. dated October 11, 2012 (the 
"TDM Plan"). It is the intent of this Proffer that the TDM Plan will adapt over time to 
respond to the changing transportation related circumstances of the Subject Property, the 
surrounding community and the region, as well as to technological and/or other 
improvements, all with the objective of meeting the trip reduction goals as set forth in 
these Proffers. Accordingly, modifications, revisions, and supplements to the TDM Plan 
as coordinated with FCDOT can be made without the need for a PCA provided that the 
TDM Plan continues to reflect the proffered elements of the TDM Program as set forth 
below. 
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A. Definitions. For purposes of this Proffer, "Stabilization" shall be deemed to occur 
one-year following issuance of the last initial RUP for the final new building to be 
constructed on the Subject Property. "Pre-stabilization" shall be deemed to occur 
any time prior to Stabilization. 

B. Trip Reduction Objective. The objective of this TDM Program shall be to reduce 
the vehicle trips generated by residents of the Subject Property during weekday 
peak hours associated with the adjacent streets as more fully described in the 
TDM Plan, by meeting the percentage vehicle trip reductions established by the 
Comprehensive Plan as set forth below. These trip reduction percentages shall be 
multiplied by the total number of residential vehicle trips that would be expected 
to be generated by the uses developed on the Subject Property as determined by 
the application of the Institute of Transportation Engineers' Trip Generation (8th 
Edition) rates and/or equations ("ITE Trip Generation"). The number of trips 
determined by the product of such equation shall be referred to herein as the 
"Maximum Trips After Reduction." For purposes of this calculation, the 
maximum number of dwelling units proposed to be constructed in each building 
on the Subject Property as determined at the time of site plan approval for each 
building shall be applied to the calculation described in the preceding sentence. 
The target reductions shall be as follows: 

Development Levels Percentage Vehicle Trip Reduction 
Up to 65 million SF of GF A 30% 
65 million SF of GF A 35% 
84 million SF of GF A 40% 
90 million SF of GF A 43% 
96 million SF of GF A 45% 
105 million SF of GF A 48% 
113 million SF of GF A 50% 

The trip reduction goals outlined above are predicated on the 
achievement of specific development levels within the Tysons Comer 
Urban Center as anticipated in the Comprehensive Plan. Prior to 
undertaking trip measurements, the AG shall, in conjunction with the 
County develop a summary of the then existing (i.e., based on RUPs 
issued) development levels in Tysons Comer in order to determine the 
appropriate vehicle trip reduction goal. 

If, through an amendment to the Comprehensive Plan, the Board of 
Supervisors should subsequently adopt a goal for trip reductions that is 
lower than that committed to in this Proffer, then the provisions of this 
Proffer shall be adjusted accordingly without requiring a PCA. 
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C. TDM Program Components - Property-wide. The TDM Program shall include, 
but not necessarily be limited to, the property-wide components described in the 
TDM Plan, including, but not limited to: 

(i) The installation of bicycle racks outside for visitors and 

(ii) The installation of indoor bicycle storage for employees and residents. 

D. TDM Program Components- Residential. The TDM Program shall include, but 
not necessarily be limited to the residential components described in the TDM 
Plan, including but not limited to: 

(i) A minimum of one business center with designated work space and 
including appropriate technology that may include computers, access to 
printer(s), copier(s) and fax machine(s) will be located within one of the 
residential buildings in the development. 

E. Process of Implementation. The TDM Program shall be implemented as follows, 
provided that modifications, revisions, and supplements to the implementation 
process as set forth herein as coordinated with FCDOT can be made without 
requiring a PCA. 

(i) TDM Program Manager. If not previously appointed, the AG shall 
appoint and continuously employ, or cause to be employed, a TDM 
Program Manager (TPM) for The Commons. If not previously appointed, 
the TPM shall be appointed by the AG no later than sixty (60) days after 
the issuance of the first building permit for the first new building to be 
constructed on the Property. The TPM duties may be part of other duties 
assigned to the appointee. The AG shall notify FCDOT and the District 
Supervisor in writing within 1 0 days of the appointment of the TPM. 
Thereafter the AG shall do the same within ten (1 0) days of any change in 
such appointment. 

(ii) TDM Annual Report and Budget. If not already effectuated for the then
current calendar year, the TPM shall prepare and submit to FCDOT an 
initial TDM Work Plan ("TDMWP") and Annual Budget no later than 180 
days after issuance of the first building permit for the first new building on 
the Property. Each subsequent year the TPM shall prepare an Annual 
Report for the then-current calendar year, the TPM shall revise the Annual 
Report with the following year's submission to incorporate the new 
construction on the Subject Property. The Annual Report shall include, at 
amtmmum: 

a. Details as to the start-up components of the TDMWP that will be 
put into action effective with the first new building on the Subject 
Property; 
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b. The budget needed to implement the TDMWP (the "TDM 
Budget") for the coming calendar year; 

c. A summary of the existing development levels in the Tysons 
Comer Urban Center; 

d. A determination of the applicable Maximum Trips After Reduction 
for the Subject Property; 

e. Provision of the specific details associated with the monitoring and 
reporting requirements consistent with the TDM plan; and 

f. Submission of an annual report to FCDOT by February 1st of each 
year beginning with the first calendar year following the 
submission of the first TDMWP and Budget. 

The Annual Report shall be reviewed by FCDOT. If FCDOT has 
not responded with any comments within sixty ( 60) days after 
submission, then the Annual Report shall be deemed approved and 
the TDM program shall be implemented. If FCDOT responds with 
comments on the Annual Report, 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 shall submit such revisions to the 
Annual Report as discussed and agreed to with FCDOT and begin 
implementation of the approved program and fund the approved 
TDM Budget. Thereafter the TPM, in conjunction with each 
Annual Report summarizing the results of the TDM Program to be 
submitted no later than September 30t\ shall update the TDM 
program and TDM Budget for each succeeding calendar year, 
modify or enhance program elements and establish a budget to 
cover the costs of implementation of the TDM program for such 
year. The expected annual amounts of the TDM Budget are further 
described in Section 7.0 of the TDM Plan. 

(iii) TDM Account. If not previously established, the AG, through the TPM, 
shall establish a separate interest bearing account with a bank or other 
financial institution qualified to do business in Virginia (the "TDM 
Account") within 30 days after approval of the initial TDMWP and TDM 
Budget. All interest earned on the principal shall remain in the TDM 
Account and shall be used by the TPM for TDM purposes. The TDM 
Account shall be funded by the AG, through the TPM. The TDM Account 
shall not be eliminated as a line item in the governing budget associated 
with the Subject Property and funds in the TDM Account shall not be 
utilized for purposes other than to fund TDM strategies/programs and/or 
specific infrastructure needs as may be approved in consultation with 
FCDOT. 
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Funding of the TDM Account shall be in accordance with the budget for 
the TDM Program elements to be implemented in a year's TDMWP. In 
no event shall the TDM Budget exceed $128,250 (this amount shall be 
adjusted annually from the date of rezoning approval for the Property (the 
"Base Year") and shall be adjusted on each anniversary thereafter of the 
Base Year as permitted by VA. Code ann. Section 15.2-2303.3. The TPM 
shall provide written documentation to FCDOT demonstrating the 
establishment of the TDM Account within ten (10) days of its 
establishment. The TDM Account shall be replenished annually thereafter 
following the establishment of each year's TDM Budget. The TDM 
Account shall be managed by the TPM. 

(iv) TDM Remedy Fund. At the same time the TPM creates and funds the 
TDM Account, the TPM shall establish a separate interest bearing account 
(referred to as the "TDM Remedy Fund") with a bank or other financial 
institution qualified to do business in Virginia. Funding of the TDM 
Remedy Fund shall be made one time, on a building by building basis, at 
the rate of $0.30 per gross square foot of new residential uses on the 
Subject Property. Funding shall be provided by the building owners prior 
to the issuance of the first initial RUP for each applicable new building. 
This amount shall be adjusted annually from the date of rezoning approval 
of the Subject Property (the "Base Year") and shall be adjusted on each 
anniversary thereafter of the Base Year as permitted by VA. Code Ann. 
Section 15.2-2303.3. Funds from the TDM Remedy Fund shall be drawn 
upon only for purposes on immediate need for TDM funding and may be 
drawn on prior to any TDM Budget adjustments as may be required. 

(v) TDM Incentive Fund. The "TDM Incentive Fund" is an account into 
which the building owners, through the TPM, shall deposit contributions 
to fund a multi-modal incentive program for initial purchasers/lessees 
within The Commons. Such contributions shall be made one time on a 
building by building basis at the rate of $0.02 per gross square foot of new 
residential uses to be constructed on the Subject Property and provided 
prior to the issuance of the first initial RUP for each individual new 
building. 

(vi) TDM Penalty Fund. The "TDM Penalty Fund" is an account into which 
the AG shall, through the TPM, deposit penalty payments as may be 
required to be paid pursuant to this Proffer for non-attainment of trip 
reduction goals. The County may withdraw funds from the TDM Penalty 
Fund for the implementation of additional TDM Program 
elements/incentives and/or congestion management associated with the 
Subject Property. To secure the AG's obligations to make payments into 
the TDM Penalty Fund, the AG shall provide the County with a letter of 
credit or a cash escrow as further described below. 
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Prior· to the issuance of the first RUP for each new building on the 
Property, the AG shall: 

a. Establish the TDM Penalty Fund, if not previously established by 
the TPM, and/or 

b. Deliver to the County a clean, irrevocable letter of credit issued by 
a banking institution approved by the County or escrow cash in an 
interest-bearing account with an escrow agent acceptable to 
DPWES to secure the AG's obligations to make payments into the 
TDM Penalty Fund (the "Letter(s) of Credit or Cash Escrow(s)"). 
The Letter(s) of Credit or Cash Escrow(s) shall be issued in an 
amount equal to $0.05 for each square foot of new residential GFA 
shown on the approved site plan for each new building on the 
Subject Property. Until the Letter(s) of Credit or Cash Escrow(s) 
has been posted, the figure in the preceding sentence shall escalate 
annually from the first day of the calendar month following the 
date on which the first RUP for the first new building on the 
Subject Property has been issued as permitted by VA. Code Ann. 
Section 15.2-2303.3 using the date of rezoning approval as the 
base year. Once the Letter(s) of Credit or Cash Escrow(s) has 
been posted, there shall be no further adjustments or increases in 
the amount thereof. The Letter(s) of Credit or Cash Escrow(s) 
shall name the County as the beneficiary and shall permit partial 
draws or a full draw. The foregoing stated amount(s) of the 
Letter(s) of Credit or Cash Escrow(s) shall be reduced by the sum 
of any and all previous draws under the Letter(s) of Credit or Cash 
Escrow(s) and payments by the AG (or the TPM) into the TDM 
Penalty Fund as provided below. 

(vii) Monitoring. The TPM shall verify that the proffered trip reduction goals 
are being met through the completion of Person Surveys, Vehicular 
Traffic Counts of residential uses, and/or other such methods as may be 
reviewed and approved by FCDOT. The results of such Person Surveys 
and Vehicular Traffic Counts shall be provided to FCDOT a:; part of the 
Annual Reporting process. Person Surveys and Vehicular Traffic Counts 
shall be conducted for the Subject Property beginning one year following 
issuance of the final initial RUP for the first new building to be 
constructed on the Subject Property. Thereafter, Person Surveys shall be 
conducted every three years and Vehicular Traffic Counts shall be 
collected annually until the results of three (3) consecutive annual traffic 
counts conducted upon Stabilization show that the applicable trip 
reduction goals for the Subject Property have been met. At such time and 
notwithstanding Paragraph H below, Person Surveys and Vehicular 
Traffic Counts shall thereafter be provided every five (5) years. 
Notwithstanding the above, FCDOT may suspend such Person Surveys 
and/or Vehicular Traffic Counts if conditions warrant. 
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F. Remedies and Penalties. 

(i) Pre-Stabilization. If the Maximum Trips After Reduction for the Subject 
Property is exceeded as evidenced by the Vehicular Traffic Counts 
outlined above, then the TPM shall meet and coordinate with FCDOT to 
address, develop and implement such remedial measures as may be 
identified in the TDM Plan and annual TDMWP. 

a. Such remedial measures shall be funded by the Remedy Fund, as 
may be necessary, and based on the expenditure program that 
follows: 

Maximum Trips Exceeded Expenditure 
Up to 1% No Remedy needed 

1.1% 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 

b. If the results of the traffic counts conducted during Pre
Stabilization show that the trip reduction goals have been met site
wide for three (3) consecutive years in accordance with the goals 
outlined on the table below, then a portion of the Remedy Fund as 
outlined in the same table below shall be released back to the 
building owners through the TPM. The amount released will be 
relative to the amount contributed by those buildings constructed 
and occupied at the time Vehicular Traffic Counts are conducted. 
Any funds remaining in the Remedy Fund after such release will 
be carried over to the next consecutive three (3) year period. 

Up to 65,000,000 SF ofGFA in Tysons 

Meet or Exceed Trip Cumulative % Remedy 
Goal for 3 Years By: Fund Returned 

Meet Goal 30% 
5%- 10% 50% 

10.1%-15% 65% 
15.1%- 18% 80% 
18.1-20% 90% 

Reach Final Goal 100% 

65,000,000- 84,000,000 SF of GF A in Tysons 
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Meet or Exceed Trip Cumulative o/o Remedy 
Goal for 3 Years By: Fund Returned 

Meet Goal 50% 
5%-10% 65% 

10.1%- 13% 80% 
13.1%-15% 90% 

Reach Final Goal 100% 

84,000,000-90,000,000 SF ofGFA in Tysons 

Meet or Exceed Trip Cumulative o/o Remedy 
Goal for 3 Years By: Fund Returned 

Meet Goal 65% 
5%-8% 80% 

8.1%- 10% 90% 

Reach Final Goal 100% 

90,000,000 - 96,000,000 SF of GF A in Tysons 

Meet or Exceed Trip Cumulative o/o Remedy 
Goal for 3 Years By: Fund Returned 

Meet Goal 80% 
5%-8% 90% 

Reach Final Goal 100% 
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96,000,000- 113,000,000 SF of GF A in Tysons 

Meet or Exceed Trip Cumulative % Remedy 
Goal for 3 Years By: Fund Returned 

Meet Goal 90% 

5% 100°/o 

113,000,000+ SF of GF A in Tysons 

Meet or Exceed Trip Cumulative % Remedy 
Goal for 3 Years By: Fund Returned 

Meet Goal 100% 

c. There is no requirement to replenish the TDM Remedy Fund at 
any time. Any cash left in the Remedy Fund will be released to the 
TPM for final distribution to the AG once three consecutive annual 
Traffic Counts conducted upon Stabilization show that the trip 
reduction goals have been met. 

(ii) Upon Stabilization. 

a. If the TDM Program monitoring, as evidenced by the Vehicular 
Traffic Counts outlined above, reveals that the Maximum Trips 
After Reduction for the Subject Property is exceeded, then the 
TPM shall meet and coordinate with FCDOT to address, develop 
and implement such remedial measures as may be identified in the 
TDM Plan and annual TDMWP and funded by the Remedy Fund 
(if available) as may be necessary, commensurate with the extent 
of deviation from the Maximum Trips After Reduction goal as set 
forth in accordance with the expenditure schedule outlined above. 

b. If the results of the traffic counts conducted upon-Stabilization 
show that the trip reduction goals have been met site-wide for three 
(3) consecutive years in accordance with the goals outlined on the 
table above, then any remaining Remedy Funds shall be released 
back to the AG through the TPM. 

c. If, despite the implementation of remedial efforts, the applicable 
Maximum Trips After Reduction based on the existing 
development levels for the Tysons Comer Urban Center, as 
described in Proffer 43B, are still exceeded after three consecutive 
years, then, in addition to addressing further remedial measures as 
set forth in this Proffer, the TPM shall be assessed a penalty 
according to the following: 
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Exceeded Trip Goals Penalty 
Less than 1% No Penalty Due 
1% to 3% 5% of Penalty Fund 
3.1%to 6% 10% of Penalty Fund 
6.1% to 10% 15% of Penalty Fund 
Over 10% 20% of Penalty Fund 

d. The AG, through the TPM, shall make the payments required by 
this Proffer into the TDM Penalty Fund upon written demand by 
the County, and the County shall be authorized to withdraw the 
amounts on deposit in the TDM Penalty Fund. If the AG fails to 
make the required penalty payment to the TDM Penalty Fund 
within thirty (30) days after written demand, the County shall have 
the ability to withdraw the penalty amount directly from the 
Letter(s) of Credit or Cash Escrow(s). 

e. The maximum amount of penalties associated with the Subject 
Property, and the maximum amount the AG shall ever be required 
to pay pursuant to the penalty provisions of this Proffer, including 
prior to and after Stabilization, shall not in the aggregate exceed 
the amount of the Letter(s) of Credit or Cash Escrow(s) determined 
and computed pursuant to the provisions of the above Proffer. 
There is no requirement to replenish the TDM Penalty Fund at any 
time. The Letter(s) of Credit and/or any cash left in the Cash 
Escrow(s) shall be released to the AG once three consecutive 
counts conducted upon Stabilization show that the Maximum Trips 
After Reduction have not been exceeded. 

G. Additional Trip Counts. If an Annual Report indicates that a change has occurred 
that is significant enough to reasonably call into question whether the applicable 
vehicle trip reduction goals are continuing to be met, then FCDOT may require 
the TPM to conduct additional Vehicular Trip Counts (pursuant to the 
methodology set forth in the TDM Plan) within 90 days to determine whether in 
fact such objectives are being met. If any such Vehicular Trip Counts 
demonstrate that the applicable vehicle trip reduction goals are not being met, 
then the TPM shall meet with FCDOT to review the TDM strategies in place and 
to develop modifications to the TDM Plan to address the surplus of trips. 

H. Review of Trip Reduction Goals. At any time and concurrent with remedial 
actions and/or the payment of penalties as outlined in this Proffer, the TPM may 
request that FCDOT review the vehicle trip reduction goals established for the 
Subject Property and set a revised lower goal for the Subject Property consistent 
with the results of such Person Surveys and Vehicular Traffic Counts provided for 
by this Proffer. In the event a revised lower goal is established for the Subject 
Property, the Maximum Trips After Reduction shall be revised accordingly for the 
subsequent review period without the need for a PCA. 
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I. Continuing Implementation. The AG through the TPM shall bear sole 
responsibility for continuing implementation of the TDM Program and 
compliance with this Proffer. The AG through the TPM shall continue to 
administer the TDM Program in the ordinary course in accordance with this 
Proffer including submission of Annual Reports. 

J. Notice to Owners. All owners of the Subject Property shall be advised of the 
TDM Program set forth in this Proffer. The then current owner shall advise all 
successor owners and/or developers of their funding obligations pursuant to the 
requirements of this Proffer prior to purchase and the requirements of the TDM 
Program, including the annual contribution to the TDM Program (as provided 
herein), shall be included in all initial and subsequent purchase documents. 

K. Enforcement. If the TPM fails to timely submit a report to FCDOT as required by 
this Proffer, the TPM will have sixty (60) days within which to cure such 
violation. If after such sixty (60) day period the TPM has not submitted the 
delinquent report, then the Applicant shall be subject to a penalty of $100 per day 
not to exceed $36,500 for any one incident. Such penalty shall be payable to 
Fairfax County to be used for transit, transportation, or congestion management 
improvements within the vicinity of the Subject Property. 

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

(i) Traffic conditions, road hazards, construction work zones, and road 
detours. 

(ii) Arrival times and delays on Metrorail, Tysons Circulator, and area bus 
routes. 

(iii) Real time parking conditions and guidance to current on-site parking 
vacancies, if available. 

(iv) Bus stops pre-wired for real-time arrival/departures information, if 
available. 

The Applicant shall work with FCDOT and/or the Tysons Partnership to 
identify sources and facilitate electronic transmittal of data. Furthermore, 
the Applicant shall participate in efforts to implement any future dynamic 
traffic management program for the Tysons area. 

AFFORDABLE/WORKFORCE HOUSING 
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46. Affordable Dwelling Units. If required by the provisions of Part 8 of Article 2 of the 
Zoning Ordinance, Affordable Dwelling Units ("ADUs") shall be provided pursuant to 
said regulations unless modified by the ADU Advisory Board. 

47. Workforce Dwelling Units. In addition to any ADUs that may be required pursuant to 
these Proffers, the Applicant shall also provide for-sale and/or rental housing units on the 
Subject Property in accordance with the Board of Supervisors' Tysons Comer Urban 
Center Workforce Dwelling Unit Administrative Policy Guidelines dated June 22, 2010. 
Workforce Dwelling Units ("WDUs") shall be provided such that the total number of 
ADUs. if any, plus the total number of WDUs results in not less than twenty percent 
(20%) of the total residential units constructed as part of the Proposed Development. The 
20% applies to the total number of dwelling units to be constructed on the Subject 
Property. If ADUs are provided in the development, both the ADUs and the ADU bonus 
units shall be deducted from the total number of dwelling units on which the WDU 
calculation is based. 

The WDUs generated by each residential building on the Subject Property shall be 
provided within said building, however the Applicant reserves the right to consolidate the 
WDUs into one or more buildings with the build-out of the Subject Property and thereby 
increase the number of WDU units in one or more buildings beyond twenty percent 
(20%) with a corresponding decrease in the number of WDU units in the other buildings. 
The WDUs in each building shall have a bedroom mix similar to that provided in the 
market rate units in such building. Additionally, in the event that parking spaces are 
guaranteed to be made available for lease to individual market rate dwelling units, at least 
one (1) parking space shall be made available for lease by each ADU and/or WDU in the 
development. 

The total number of WDUs provided shall be affordable to various income level tiers in 
accordance with the following distribution: 

Income Tier % ofTotal WDUs Provided 
101-120% of AMI 14% 
81-100% of AMI 18% 
71-80% of AMI 41% 
61-70% of AMI 24% 
<60% of AMI 3% 
Total 100% 

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

PARK AND RECREATIONAL FACILITIES 

48. Publicly Accessible Parks and Recreational Facilities. Provision of publicly-accessible 
park and open space areas shall be in substantial conformance with the concepts, 
locations and minimum acreages depicted on the CDP and as further defined in these 
Proffers and may be adjusted at the time of FDP and site plan approval to allow for final 
engineering and design considerations. A wayfinding and signage system shall be 
developed in coordination with FCP A and the Tysons Partnership at the time of CSP, 
FDP and site plan approval and installed by the Applicant to ensure the public can easily 
identify and access all publicly accessible park spaces. The following parks and facilities 
shall be provided as generally shown on the CDP, with more specific details to be 
provided at the time of FDP approval. Additional or substitute recreational facilities to 
those listed below may be approved with the FDP provided such facilities result in an 
equivalent or enhanced quality of recreational opportunities. 

Prior to commencing construction of either Goodman Field or Anderson Park, as 
described below, the Applicant shall offer to meet with FCPA to ensure that the proposed 
design of these facilities meet or exceed all applicable FCP A standards for comparable 
County facilities (e.g., athletic fields, sport courts). 

A. Goodman Field. The Applicant shall construct a Recreation-Focused park of 
approximately 3.41 acres bounded by Anderson Road, Colshire Drive, East Lane 
and South Street. The park shall be provided as generally shown on Sheet L-08 of 
the CDP and shall include the following facilities: 

(i) One full-size, full-service rectangular athletic field with a synthetic all
weather turf and field lights consistent with FCP A specifications. The 
field dimensions shall be 195 feet by 360 feet with an additional 15 foot 
overrun area on all sides. The field lights shall provide for extended use 
of the field up to 10:00 p.m. 

(ii) Seatwall overlook adjacent to Colshire Drive. 

(iii) Entry plaza at the comer of East Lane and South Street. 

The Applicant shall dedicate Goodman Field in fee-simple to the FCP A for park 
purposes following completion of the improvements listed above. Such 
dedication shall be without any cost to the County or obligation to join any 
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applicable owner's association. Improvements shall be complete prior to the 
issuance of 300th RUP for the fifth building constructed on the Subject Property 
and dedication shall occur prior to bond release for that same building. The 
Applicant reserves the right to reserve easements over the area to be dedicated 
that may be reasonably necessary to support the development of the remainder of 
the Subject Property. Such easements shall not unreasonably interfere with the 
use of the area to be dedicated as a public park. 

The Applicant shall enter into an agreement with, FCP A, in a form acceptable to 
the County Attorney setting forth the details of the dedication, facility 
construction and perpetual maintenance responsibilities of the park. FCP A shall 
be responsible for maintenance and future replacement of the athletic field and 
standard FCPA field lights and the Applicant shall be responsible for maintenance 
of the land outside the athletic field including the history wall, seatwall overlook, 
entry plaza and any non-standard field lights. The Applicant shall also provide 
and maintain public restrooms for users of the park within either Building 4, 5 or 
7, the choice of which shall be at the Applicant's sole discretion. If provided in 
Buildings 4 or 5, the restrooms shall be accessed directly either from South Street 
or Center Alley. Any access on Center Alley shall include appropriate directional 
signage and be provided no further than one hundred (100) feet from South Street. 
If provided in Building 7, access shall be provided directly from East Lane. 

B. Anderson Park. The Applicant shall construct an urban Common Green park of 
approximately 4.35 acres on the portion of the Subject Property located east of 
Anderson Road. The park shall include a mixture of hardscaping, landscaping 
and the following facilities: 

(i) A surface parking lot with approximately 36 spaces (existing lot to 
remain); 

(ii) Two asphalt basketball courts; 

(iii) Two sand volleyball courts; 

(iv) One play area for ages 5-12; 

(v) One play/exercise area with specialized apparatus for teenagers; 

(vi) Two fenced-in off-leash areas, one for small dogs and one for larger dogs; 

(vii) Open lawns, sidewalks, seating and other passive amenities; and 

(viii) A water feature or other focal point. 

The Applicant shall dedicate Anderson Park in fee simple to the FCP A for park 
purposes following completion of the improvements listed above. Such 
dedication shall be without any cost to the County or obligation to join any 
applicable owner's association. Construction of Anderson Park shall be 
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substantially complete prior to the issuance of the 250th RUP for the third building 
constructed on the Subject Property and dedication shall occur prior to bond 
release for that same building. However, in the event that the second building to 
be constructed on the Subject Property is Building 3, then the Applicant shall 
construct half of Anderson Park along with that building, as shown on the Phasing 
Plan. In that case, Anderson Park shall be completed with the construction of the 
third building to be constructed on the Subject Property. The Applicant reserves 
the right to reserve easements over the area to be dedicated that may be 
reasonably necessary to support the development of the remainder of the Subject 
Property. Such easements shall not unreasonably interfere with the use of the area 
to be dedicated as a public park. 

The Applicant shall enter into an agreement with FCP A in a form acceptable to 
the County Attorney setting forth the details of the dedication, facility 
construction and perpetual maintenance responsibilities of the park. The 
Applicant shall be responsible for routine maintenance of the park grounds and 
facilities and the FCP A shall be responsible for future capital costs of replacing 
the parking lot, tennis courts, sand volleyball courts and playground equipment. 

C. Public Plazas. The Applicant shall construct public plazas at the corner of 
Colshire Meadow Drive and Dartford Drive adjacent to Building 2 (the "Building 
2 Plaza") and fronting on East Lane adjacent to Building 6 (the "Building 6 
Plaza"), as generally shown on Sheet L-19 of the CDP. Both plaza areas shall 
include hardscaping, landscaping and public seating, and Building 6 Plaza shall 
include a terraced water feature or similar focal feature. 

The Building 2 Plaza shall be constructed prior to bond release for Building 2. 
The Building 6 Plaza shall be constructed prior to bond release for Buildings 6 or 
7, whichever is the later building to be constructed. 

D. Main Street Promenade. The Applicant shall construct public park space within 
the median of Main Street as shown on Sheets L-04, L-05 and L-18 ofthe CDP. 
Facilities shall include landscaping, historic references as noted in Proffer 12, 
pedestrian paths and seating. Construction shall occur in phases as shown on the 
Phasing Plan and may include interim park conditions as determined with 
approval ofthe FDP. 

E. Public Access. For the park areas described in Paragraphs C and D above, the 
Applicant shall retain the area(s) in fee simple, record public access easement(s) 
ensuring that the park space is open to the public for periods of times consistent 
with traditional Fairfax County parks subject to usual and customary rules and 
regulations, and provide for perpetual private maintenance. 

49. Private Amenities and Recreation Facilities for Residents. The Applicant shall provide 
on-site recreational facilities for the future residents of the Subject Property as generally 
shown on the CDP. Pursuant to Par. 2 of Sect. 6-110 of the Zoning Ordinance regarding 
developed recreational facilities, the Applicant shall expend a minimum of $1,700 per 
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market-rate and workforce residential unit on such recreation facilities. Prior to final 
bond release for each residential building, the balance of any funds not expended on-site, 
as determined by DPWES shall be contributed to the FCPA for the provision of 
recreation facilities serving Tysons Comer. 

The specific facilities and amenities to be provided for each individual residential 
building or shared between two or more buildings, which shall be for the use and 
enjoyment of those building(s') residents, shall be determined at the time of FDP 
approval. Amenities to be provided may include, but not be limited to: 

A. Private courtyard terraces on the upper level of the parking podiums with seating 
areas, specialty landscaping, lawn and/or shaded areas and hardscape areas. 

B. Private exterior recreational area on the roof or podium level with facilities such 
as a swimming pool, lounge deck, and shade structure; 

C. Interior fitness center furnished with exercise equipment such as stationary bikes, 
treadmills, weight machines, free weights, etc., but not necessarily staffing; and 

D. Clubroom for resident gatherings and/or media/entertainment center. 

PUBLIC FACILITIES 

50. Public School Contribution. Per the Residential Development Criteria Implementation 
Motion adopted by the Board of Supervisors on September 9, 2002, and revised July, 
2006, the Applicant shall contribute $9,378 per net new expected student (based on a 
ratio of 0.087 students per residential unit) to the Fairfax County School Board to be 
utilized for capital improvements to schools that serve the Tysons Comer area. Such 
contribution shall be made on or before the issuance of the first RUP for each residential 
building on the Subject Property and shall be based on the actual number of dwelling 
units built in each building. 

If, prior to site plan approval for the respective residential buildings, Fairfax County 
should modify, on a county-wide basis, the expected ratio of students per subject multi
family unit or the amount of the contribution per student, the amount of the contribution 
shall be modified for that building to reflect the then current ratio and/or contribution. 

ENVIRONMENT 

51. Stormwater Management. Stormwater management (SWM) measures for the Subject 
Property shall be designed to protect receiving waters downstream of Tysons Comer by 
reducing runoff from impervious surfaces using a progressive approach. This progressive 
approach will, to the maximum extent practicable, strive to retain on-site and/or reuse the 
first inch of rainfall. Proposed SWM and Best Management Practice (BMP) facilities 
will follow a tiered approach and include (where applicable) rainwater 
harvesting/detention vaults, runoff reducing BMPs, Innovative BMPs, and Offsite or 
Shared SWM Facilities. At the time of each FDP submission, the Applicant shall provide 
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calculations showing the proposed volume reductions and shall work cooperatively with 
DPWES and DPZ to ensure that the first inch of rainfall is retained or reused to the 
maximum extent practicable. 

Additionally, the above noted SWM Facilities will be designed to (where applicable) 
meet the requirements of LEED 6.1 and 6.2 for each building/phase of the development 
based upon the LEED Boundary identified with each building/phase. Low Impact 
Development (LID) streetscape design techniques will be identified/detailed to 
treat/control the rain that falls on the ground plane. Access points to the various SWM 
facilities will be detailed at the time of FDP to ensure they are outside of the landscape 
amenity panel and sidewalk zone in public rights-of-way of the streetscape. 

The SWM Facilities within the Main Street median between Anderson Road and Center 
Alley, as generally shown on Sheet C-13, shall be constructed prior to the issuance of the 
first RUP for Building 1. Such facilities shall include a bioretention area and LEED 
reuse vault, unless modified at FDP or site plan. Modifications to the proposed design 
and layout of the SWM facilities may be made at FDP and/or site plan in consultation 
with DPZ, OCR and DPWES. 

52. Noise Study. Prior to FDP approval for Building 1, and for each subsequent building, the 
Applicant shall provide a noise study to determine if the specific building will be affected 
by transportation generated noise. If the specific noise study concludes that the specific 
building will be affected by noise levels that require mitigation, then at site plan 
submission, the Applicant will submit a refined acoustical analysis. The refined 
acoustical analysis will incorporate findings from a building shell analysis based on the 
building plans to determine what, if any, noise attenuation measures may be needed. 
Such study shall be submitted to the Environment and Development Review Branch of 
DPZ and DPWES for review. Based on the findings of that report, the Applicant shall 
show any noise impacted units on the site plan and shall provide the following noise 
attenuation measures, unless otherwise modified by the findings of the building shell 
analysis. 

A. In order to reduce interior noise to a level of approximately 45 dBA Ldn, dwelling 
units anticipated by the study to be impacted by traffic noise through windows 
and walls having levels projected to be greater than 70 dBA Ldn shall employ the 
following acoustical measures: 

Exterior walls shall have a laboratory sound transmission class (STC) rating of at 
least 45. Doors and glazing shall have a laboratory STC rating of at least 37 
unless glazing constitutes more than 20% of any fa9ade exposed to noise levels 
above 70 dBA Ldn. If glazing constitutes more than 20% of an exposed fa9ade, 
then the glazing shall have a STC rating of up to 45 as dictated by the percent of 
glass. All surfaces shall be sealed and caulked in accordance with methods 
approved by the American Society for Testing and Materials (ASTM) to 
minimize sound transmission. 
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B. In order to reduce interior noise to a level of approximately 45 dBA Ldn, dwelling 
units anticipated by the study to be impacted by highway noise having levels 
projected to be between 65 and 70 dBA Ldn, shall be constructed with the 
following acoustical measures: 

Exterior walls should have a laboratory sound transmission class (STC) rating of 
at least 39. Doors and glazing shall have a laboratory STC rating of at least 28 
unless glazing constitutes more than 20% of any fa9ade exposed to noise levels of 
65 to 70 dBA Ldn. If glazing constitutes more than 20% of an exposed fa9ade, 
then the glazing shall have a STC rating of up to 39 as dictated by the percent of 
glass. All surfaces should be sealed and caulked in accordance with methods 
approved by the American Society for Testing and Materials (ASTM) to 
minimize sound transmission. 

PHASING 

53. Development Phasing. For purposes of these Proffers "construct" shall mean that: 1) a 
committed road improvement is open to use by the public for travel whether or not the 
improvement has been accepted for maintenance by the state, and 2) a committed 
publicly accessible park space improvement is substantially complete and open to use by 
the public for use whether or not the improvement has been accepted by the County or 
FCP A. Development of the Subject Property shall be phased with the provision of 
streets, park and open space areas, and public facilities as shown on the Phasing Plan, as 
further outlined in these Proffers and as follows: 

A. Street construction shall occur as specified as stipulated elsewhere m these 
Proffers. 

B. Sidewalks and streetscape improvements along the frontages of each building 
shall be provided commensurate with the construction of each building. 

C. Private residential courtyard and roof-top amenities for each building as 
determined at the time of FDP approval shall be provided commensurate with the 
construction of each building. 

D. Service alleys providing access to parking and loading areas as determined at the 
time of FDP shall be constructed commensurate with the construction of each 
building. 

E. Interim improvements as outlined in Proffer 19 and as may be determined at time 
of FDP approval shall be provided commensurate with the construction of each 
building. 

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

MISCELLANEOUS 

55. Condemnation Procedures. To the extent the development of the Subject Property in 
accordance with these Proffers may require the acquisition of property, rights-of-way 
and/or easements from parcels that are not part of the Subject Property (collectively 
referred to as the "Off-Site Parcels"). The Applicant shall use its good faith efforts and 
offer a reasonable fair market value for said property, right-of-way and/or easements. In 
the event the Applicant is not able to acquire the property, rights-of way and/or 
easements from the Off-Site Parcels necessary to fulfill the obligations described herein, 
the Applicant shall demonstrate its efforts in writing and submit a written request to 
Fairfax County to acquire the property, rights-of way and easements by means of its 
condemnation powers. 

In conjunction with any such request, the Applicant shall forward to the appropriate 
County agency: (a) plat, plans and profiles showing the necessary property, rights-of way 
and/or easements to be acquired; (b) an appraisal, prepared by a MAl (Member of the 
Appraisal Institute) independent appraiser approved by the County, of the value of the 
property, rights-ofway and/or easements to be acquired and of all damages, if any, to the 
residue of the Off-Site Parcel; (c) a sixty (60) year title search certificate of the Off-Site 
Parcel from which the property, rights-of way and/or easement is to be acquired; and (d) 
cash in an amount equal to appraised value of the property, rights-of-way and easements 
and of all damages to the residue of the Off-Site Parcel; and (e) a copy of written offers 
and counteroffers and evidence of owners refusal of such offers and counteroffers. In the 
event the Owner of the Off-Site Parcel is awarded more than the appraised value of the 
Off-Site Parcel and of the damages to the residue in a condemnation suit, the Applicant 
shall pay the amount of the award in excess of cash amount to the County within fifteen 
(15) calendar days of said award. It is understood that the Applicant upon demand shall 
pay all other costs incurred by the County in acquiring the easements to the County. 

Prior to and during any potential condemnation proceedings, the Applicant, its successors 
and assigns, shall be permitted, at its own risk, to submit, process and receive approval of 
the Site Plan and related subdivision plat(s), easement plats, development permits, 
building plan approvals and building permits for other portions of the Subject Property. 

56. Metrorail Tax District Buyout for Certain Residential Uses. At least sixty days prior to 
recording any final residential condominium documents for portions of the Subject 
Property located within the now existing Phase I Dulles Rail Transportation Improvement 
District (the "Phase I District"), the Applicant shall provide a written notice to the 
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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 Subject 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 based on the use of that portion of the Subject Property subject to the 
condominium prior to this Rezoning 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. 

57. Adjustment in Contribution Amounts. All monetary contributions, except as may be 
further specified in these proffers, shall adjust on a yearly basis from the base month of 
January 2014 ·and change effective each January I thereafter, as permitted by VA. Code 
Ann. Section 15.2-2303.3. 

58. Advanced Density Credit. Advanced density credit is reserved consistent with the 
provisions of Par. 4 of Sect. 2-308 of the Zoning Ordinance for all eligible dedications 
described herein or as may be required by Fairfax County or VDOT. 

59. Severability. Pursuant to Section 18-204 of the Zoning Ordinance, any portion of the 
Subject Property may be the subject of a PCA, Special Exception ("SE"), Special Permit 
("SP"), or FDPA without joinder and/or consent of the owners of the other portions of the 
Subject Property, provided that such PCA, SE, SP or FDPA does not materially adversely 
affect the other phases. Previously approved zoning applications applicable to the 
balance of the Subject Property that is not the subject of such a PCA, SE, SP or FDPA 
shall otherwise remain in full force and effect. 

60. Successors and Assigns. These Proffers will bind and inure to the benefit of the 
Applicant and their successors and assigns. Each reference to "Applicant" in this proffer 
statement shall include within its meaning and shall be binding upon Applicant's 
successor(s) in interest and/or the owners from time to time of any portion of the Subject 
Property during the period of their ownership. Once portions of the Subject Property are 
sold or otherwise transferred, the associated proffers become the obligation of the 
purchaser or other transferee and shall no longer be binding on the seller or other 
transferor. 

61. Tysons Partnership. The Applicant shall become a member of the Tysons Partnership or 
its residential equivalent. 

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

[SIGNATURES BEGIN ON NEXT PAGE] 
{ A0548987 .DOCX I I Proffers 2-15-13 005210 000004} 
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APPENDIX 2 

Proposed Development Conditions 

FOP 2011-PR-017 

Commons of Mclean UCAL LLC 

April17, 2013 

If it is the intent of the Planning Commission to approve Final Development Plan 
FOP 2011-PR-017 to permit a residential building with at Tax Map 30-3 ((28)) 5, staff 
recommends that the Planning Commission condition the approval by requiring 
conformance with the following development conditions. 

1. This FOP is subject to the provisions of Article 17, Site Plans, as may be 
determined by the Director, Department of Public Works and Environmental 
Services (DPWES). Any plan submitted pursuant to this final development plan 
(FOP) shall be in substantial conformance with the approved FOP entitled The 
Commons - Building 1, prepared by WDG Architecture, and revised March 25, 
2013, and these conditions. Minor modifications to the approved FOP may be 
permitted pursuant to Par. 4 of Sect. 16-403 of the Zoning Ordinance. 

2. The temporary open space shown on the FOP shall be maintained by the owner 
of the property (or its assigns). A public access easement consistent with all site 
plan, PFM, and County Attorney requirements shall be recorded over the 
sidewalks in the temporary open space area shown on the FOP and the sidewalk 
required in Condition 3 below. 

3. Until such time as Colshire Meadow Drive is constructed along the northern 
boundary of the subject property, an interim pedestrian connection shall be 
provided between the western terminus of the Building 1 sidewalk along the 
Colshire Meadow Drive extension and the interim north-south sidewalk proposed 
within the temporary open space. Should this interim pedestrian connection not 
meet handicap standards due to slopes, signage directing users to an accessible 
route shall be posted. This interim pedestrian connection shall be installed prior 
to the issuance of the final RUP for Building 1. 



APPENDIX 3 

REZONING AFFIDAVIT 

DATE: March 11,2013 
(enter date affidavit is notarized) 

1, G. Evan Pritchard, attorney/agent , do hereby state that I am an 
(enter name of app I icant or authorized agent) 

(check one) [ ] 
[.t] 

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

inApplic~ion~o.(s): -~~_2_0_1_1-_P_R_-0_1_7~~~~~~~~~~~~~~~~~~~~~ 
(enter County-assigned application number(s), e.g.~ 88-V-001) 

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

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

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

NAME 
(enter first name, middle initial, and 
last name) 
Commons of McLean LICAL LLC 

Agents: 
Seth R. Landau 
R. William Hard 
Joshua S. White 
Michael J. Smith 

(check ifapplicable) 

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

listed in BOLD above) 
850 Cassatt Road, Suite 300 Applicant/Title Owner of 
Berwyn, PA I 93 I 2 Tax Map 30-3 ((28)) 84, 5, 6, 8 

[.t] There are more relationships to be listed and Par. l(a) is 
continued on a "Rezoning Attachment to Par. 1(a)" form. 

* In the case of a condominium, the title owner, contract purchaser, or lessee of 10% or more of the units in the 
condominium. 

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



Page _I_ of l._ 
Rezoning Attachment to Par. l(a) 

DATE: March II, 20I3 
(enter date affidavit is notarized) 

for Application No. (s): _RZ __ 2_0_I_I-_P_R_-O_I_7 ____________ _ 
(enter County-assigned application number (s)) 

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

NAME 
(enter first name, middle initial, and 
last name) 

VIKA, Incorporated 
Agents: 
John F. Amatetti 
Robert R. Cochran 
P. Christopher Champagne 

VIKA Capitol, LLC 
Agents: 
Shawn T. Frost 
John F. Amatetti 

VIKA Virginia, LLC 
Agents: 
John F. Amatetti 
Robert R. Cochran 
P. Christopher Champagne 
Joseph D. Amatetti 
Anthony C. Morse 
Nelson P. Kirchner 
J. Thomas Harding 

WDG Architecture, PLLC 

Agents: 
Frederick B. Hammann 
Thomas F. Zych 

ParkerRodriguez, Inc. 

Agents: 
James E. Parker 
John F. Torti 
Daniel A. Avrit 
Trini M. Rodriguez 

(check if applicable) 

\M RZA-1 Up""'d (711106) 

[.t] 

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

listed in BOLD above) 

8180 Greensboro Drive, Suite 200 Engineer/ Agent 
McLean, VA 221 02 

4910 Massachusetts Avenue, NW Engineer/Agent 
Suite 214 
Washington, DC 20016 

8180 Greensboro Drive, #200 Engineer/ Agent 
McLean, VA 221 02 

1025 Connecticut Avenue, NW Architect/Agent 
Washington, DC 20036 

101 N. Union Street, Suite 320 
Alexandria, VA 22314-3231 

Landscape Architects/ Agent 

There are more relationships to be listed and Par. I (a) is continued further 
on a "Rezoning Attachment to Par. I (a)" form. 



Page 1._ of_2_ 
Rezoning Attachment to Par. l(a) 

DATE: February 6, 2013 
(enter date affidavit is notarized) 

for Application No. (s): _RZ __ 2_0_1_1-_P_R_-_0_17 _____________ _ 
(enter County-assigned application number (s)) 

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

NAME 
(enter first name, middle initial, and 
last name) 
M.J. Wells & Associates, Inc. 

Agents: 
Robin L. Antonucci 
Terence J. Miller 
Jami L. Milanovich 
Kevin R. Fellin 

Walsh, Colucci, Lubeley, Emrich & 
Walsh, P.C. 

Agents: 
Martin D. Walsh 
Lynne J. Strobel 
Timothy S. Sampson 
M. Catharine Puskar 
Sara V. Mariska 
G. Evan Pritchard 
Jonathan D. Puvak 
Elizabeth D. Baker 
lnda E. Stagg 

e Elizabeth A. Nicholson f/k/a 
Elizabeth A. McKeeby 

ARUP USA, Inc. 

Agent: 
Raymond A. Grill 

Phoenix Noise & Vibration LLC 

Agents: 
Scott B. Harvey 
Josh V. Curley 

(check if applicable) 

FORM RZA-1 Updated (7/1/06) 

[ ] 

ADDRESS 
(enter number, street, city, state, and zip code) 

1420 Spring Hill Road, Suite 600 
McLean, Virginia 22102 

2200 Clarendon Boulevard, # 1300 
Arlington, Virginia 22201 

1120 Connecticut Avenue, NW 
Suite 200 
Washington, D.C. 20036 

5216 Chairman's Court, Suite I 07 
Frederick, MD 21703 

RELA TIONSHIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Transportation Consultant/ 
Agent 

Attorneys/Planners/ Agent 

Fire Consultant/ Agent 

Noise Consultant/Agent 

There are more relationships to be listed and Par. I (a) is continued further 
on a "Rezoning Attachment to Par. l(a)" form. 



Page Two 
REZONING AFFIDAVIT 

DATE: March 11, 2013 
(enter date affidavit is notarized) 

for Application No. (s): RZ 2011-PR-017 ------------------------------------------------
(enter County-assigned application number(s)) 

================================================================================== 
l(b). The following constitutes a listing*** ofthe SHAREHOLDERS of all corporations disclosed in this 

affidavit who own I 0% or more of any class of stock issued by said corporation, and where such 
corporation has I 0 or less shareholders, a listing of all of the shareholders, and if the corporation is 
an owner of the subject land, all of the OFFICERS and DIRECTORS of such corporation: 

(NOTE: Include SOLE PROPRIETORSHIPS, LIMITED LIABILITY COMPANIES, and REAL ESTATE 
INVESTMENT TRUSTS herein.) 

CORPORATION INFORMATION 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Commons of McLean LICAL LLC 
850 Cassatt Road, Suite 300 
Berwyn, PA 19312 

DESCRIPTION OF CORPORATION: (check one statement) 
[.!] There are I 0 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of 

any class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF SHAREHOLDERS: (enter first name, middle initial, and last name) 
LCOR Residential II LLC, Sole Member 

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

(check if applicable) f.t] There is more corporation information and Par. l(b) is continued on a "Rezoning 
Attachment l(b)" form. 

***All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE 0 WNER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate 
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on 
the attachment page. 

FORM RZA·I Updated(7/l/06) 



Page _1_ of j_ 
Rezoning Attachment to Par. l(b) 

DATE: March 11, 2013 
(enter date affidavit is notarized) 

for Application No. (s): _RZ __ 2_0_1_1-_P_R_-_0_17 _____________ _ 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
LCOR Residential II LLC 
850 Cassatt Road, Suite 300 
Berwyn, PA 19312 

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

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

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
LCOR/Cal Associates LLC, Sole Member 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 
Peter P. DiLullo, President/CEO; Kurt M. Eichler, EVP; R. William Hard, EVP; Thomas J. O'Brien, EVP/COO/Assistant Secretary; 
David A. Sigman, EVP; Seth R. Landau, SVP/General Counsel/Secretary; David W. Kock, SVP, Finance; Michael J. Smith, SVP; 
James M. Driscoll, SVP; Harmar Thompson, SVP; Peter P. DiLullo III, VP; Aristides Koutouvides, VP 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
LCOR/Cal Associates LLC 
850 Cassatt Road, Suite 300 
Berwyn, PA 19312 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are 10 or less shareholders, and all ofthe shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

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

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
LCOR Odyssey LLC (owns Jess than 10% of Commons of McLean L!Cal LLC), Manager/Member/Operator 
CSJV LICAL LLC, Member/Investor 
Management Committee: Timothy E. Works, John K. Saer, Jr., Peter P. DiLullo 
Managing Members: Peter P. DiLullo, Kurt M. Eichler, R. William Hard, Thomas J. O'Brien 
============================================================================== 
NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 
Peter P. DiLullo, President/CEO; Kurt M. Eichler, EVP; R. William Hard, EVP; Thomas J. O'Brien, EVP/COO/Assistant Secretary; 
David A. Sigman, EVP; Seth R. Landau, SVP/General Counsel/Secretary; David W. Kock, SVP, Finance; Michael J. Smith, SVP; 
James M. Driscoll, SVP; Harmar Thompson, SVP; Peter P. DiLullo III, VP; Aristides Koutouvides, VP 

(check if applicable) 

FORM RZA-1 Updated (7/1/06) 

There is more corporation information and Par. l(b) is continued further on a 
"Rezoning Attachment to Par. I (b)" form. 



Page .2__ of i_ 
Rezoning Attachment to Par. l(b) 

DATE: March 11,2013 

(enter date affidavit is notarized) 
for Application No. (s): _RZ __ 2_0_11_-_PR_-0_1_7 ____________ _ 

(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
CSJV LICAL LLC 
850 Cassatt Road, Suite 300 
Berwyn, PA 19312 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are IO or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning IO% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
California State Teachers' Retirement System (a pension fund with thousands of members, none of whom own 10% or more of Commons 
of McLean L/Cal LLC), Sole Member 

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

===================================================================================== 
NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
VIKA Capitol, LLC 
4900 Massachusetts A venue, NW, Suite II 0 
Washington, DC 20016 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than IO shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
John F. Amatetti, Charles A. Irish, Jr., Jeffrey B. Amateau, P. Christopher Champagne, Robert R. Cochran, Harry L. Jenkins, 
Kyle U. Oliver, Mark R. Morelock 

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

(check if applicable) 

FORM RZA-1 Updated (7/1/06) 

There is more corporation information and Par. I{b) is continued further on a 
"Rezoning Attachment to Par. l(b)" form. 



Page _3_ of i_ 
Rezoning Attachment to Par. l(b) 

DATE: March 11,2013 
(enter date affidavit is notarized) 

for Application No. (s): _RZ __ 2_0_11_-_P_R_-0_1_7 ____________ _ 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
VIKA Virginia, LLC 
8180 Greensboro Drive, #200 
McLean, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns 10% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
John F. Amatetti, Charles A. Irish, Jr., Harry L. Jenkins, Robert R. Cochran, Mark G. Morelock, Jeffrey B. Amateau, Kyle U. Oliver, 
P. Christopher Champagne 

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
VIKA, Incorporated 
8180 Greensboro Drive, Suite 200 
McLean, VA 221 02 

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

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns I 0% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
John F. Amatetti, Charles A. Irish, Jr., Harry L. Jenkins, Robert R. Cochran, Mark G. Morelock, Jeffrey B. Amateau, Kyle U. Oliver, 
P. Christopher Champagne 

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

(check if applicable) 

FORM RZA-1 Updated (711/06) 

There is more corporation information and Par. l(b) is continued further on a 
"Rezoning Attachment to Par. l(b)" form. 



Page_±_ of_6_ 
Rezoning Attachment to Par. l(b) 

DATE: March 11,2013 
(enter date affidavit is notarized) 

for Application No. (s): _RZ __ 2_0_11_-_P_R_-0_1_7 ____ --:-:--------
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
WDG Architecture, PLLC 
I 025 Connecticut A venue, NW 
Washington, DC 20036 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all ofthe shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
Managing Members: C. R. George Dove, Malcolm D. Dixon, Frederick B. Hammann II, Eric J. Liebmann, Marc Nathanson (nmi), 
Jeffrey A. Morris, Robert C. Keane 
Members: Siti N. Abdul-Rahman, Sean M. Stadler 

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
ParkerRodriguez, Inc. 
101 N. Union Street, Suite 320 
Alexandria, VA 22314-3231 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all ofthe shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Trini M. Rodriguez 
James E. Parker 

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

(check if applicable) [.t] 

FORM RZA-1 Updated (7/1/06) 

There is more corporation information and Par. l(b) is continued further on a 
"Rezoning Attachment to Par. l(b)" form. 



Page _5_ of_6_ 
Rezoning Attachment to Par. l(b) 

DATE: March 11,2013 
(enter date affidavit is notarized) 

for Application No. (s): _RZ __ 2_0_1_1-_P_R_-_0_17 _____________ _ 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
M.J. Wells & Associates, Inc. 
1420 Spring Hill Road, Suite 600 
McLean, Virginia 22102 

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

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

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
M.J. Wells & Associates, Inc. Employee Stock Ownership Trust. All employees are eligible plan participants; however, no one employee 
owns I 0% or more of any class of stock. 

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

===================================================================================== 
NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Walsh, Colucci, Lubeley, Emrich & Walsh, P.C. 
2200 Clarendon Boulevard, I 3th Floor 
Arlington, Virginia 22201 

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

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

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
David J. Bomgardner, E. Andrew Burcher, Thomas J. Colucci, Michael J. Coughlin, Peter M. Dolan, Jr., Jay du Von, William A. Fogarty, 
John H. Foote, H. Mark Goetzman, Bryan H. Guidash, Michael D. Lubeley, J. Randall Minchew, M. Catharine Puskar, John E. Rinaldi, 
Kathleen H. Smith, Lynne J. Strobel, Garth M. Wainman, Nan E. Walsh, Martin D. Walsh 

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

(check if applicable) [.t] 

FORM RZA-1 Updated (7/1/06) 

There is more corporation information and Par. l(b) is continued further on a 
"Rezoning Attachment to Par. 1 (b)" form. 



Page _j__ of _j__ 
Rezoning Attachment to Par. l(b) 

DATE: March 11,2013 
(enter date affidavit is notarized) 

for Application No. (s): _RZ __ 2_0_1_1-_P_R_-_0_17 _____________ _ 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Phoenix Noise & Vibration LLC 
5216 Chairman's Court, Suite I 07 
Frederick, MD 21703 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are 10 or Jess shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns I 0% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
Scott B. Harvey, Karen Q. Marble-Hall, Mark W. Heaney, Rhonda E. Cleveland, Joseph G. Harvey, Tommie J. Harvey 

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
ARUP USA, Inc. 
1120 Connecticut A venue, NW, Suite 200 
Washington, D.C. 20036 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or Jess shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

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

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
ARUP USA, Inc. is an employee owned company with no stockholder owning I 0% or more of the stock. 

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

(check if applicable) [ ] 

FORM RZA-1 Updated (7/1/06) 

There is more corporation information and Par. l(b) is continued further on a 
"Rezoning Attachment to Par. l(b)" form. 



REZONING AFFIDAVIT 

DATE: March 11, 2013 
(enter date affidavit is notarized) 

for Application No. ( s ): _RZ __ 20_1_1_-_PR_-0-:-1_7 __ ---,--,----:-:-----:------,-------
(enter County-assigned application number(s)) 

Page Three 

================================================================================== 
l(c). The following constitutes a listing*** of all ofthe PARTNERS, both GENERAL and LIMITED, in 

any partnership disclosed in this affidavit: 

PARTNERSHIP INFORMATION 

PARTNERSHIP NAME & ADDRESS: (enter complete name, number, street, city, state and zip code) 
None 

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

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

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

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER or LESSEE* of the land. 
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of shareholders; managing members shall also be listed. Use footnote numbers to designate 
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on 
the attachment page. 

FORM RZA-1 Updated (7/1/06) 



REZONING AFFIDAVIT 

DATE: March 11, 2013 
(enter date affidavit is notarized) 

for Application No. (s): _RZ __ 2_0_11-,--_P_R_-0--=-1_7 __ --:-_--:---:-----:----:---:----
(enter County-assigned application number(s)) 

l(d). One ofthe following boxes must be checked: 

Page Four 

[ ] In addition to the names listed in Paragraphs l(a), l(b), and l(c) above, the following is a listing 
of any and all other individuals who own in the aggregate (directly and as a shareholder, partner, 
and beneficiary of a trust) 10% or more ofthe APPLICANT, TITLE OWNER, CONTRACT 
PURCHASER, or LESSEE* ofthe land: 

[.t] Other than the names listed in Paragraphs l(a), l(b), and l(c) above, no individual owns in the 
aggregate (directly and as a shareholder, partner, and beneficiary of a trust) I 0% or more of the 
APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 

2. That no member ofthe Fairfax County Board of Supervisors, Planning Commission, or any member of 
his or her immediate household owns or has any financial interest in the subject land either 
individually, by ownership of stock in a corporation owning such land, or through an interest in a 
partnership owning such land. 

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter "NONE" on the line below.) 

None 

(check if applicable) [ ] 

FORM RZA-1 Updated(7/1106) 

There are more interests to be listed and Par. 2 is continued on a 
"Rezoning Attachment to Par. 2" form. 



,• •· 

Page Five 
REZONING AFFIDAVIT 

DATE: M arch II 20 13 
(enter date affidav it is notari zed) 

fo r Application No. (s): RZ 20 11 -PR-017 ----------------------------------------------
(enter County-ass igned application number(s)) 

3. That w ithin the twe lve-month period prior to the public hearing of this application, no member of the 
Fairfax County Board of Superv isors, Planning Commiss ion, or any member of his or her immedi ate 
household, e ither directly or by way of partnership in which any of them is a partner, employee, agent, 
or attorney, or through a partner of any of them, or through a corporat ion in which any of them is an 
offi cer, director, employee, agent, or attorney or holds I 0% or more of the outstanding bonds or shares 
of stock of a particular c lass, has, or has had any business or financ ia l re lationship, other than any 
ordinary depos itor or customer re lationship w ith or by a reta il establishment, public utility , or bank, 
inc luding any gift or donati on hav ing a va lue of more than $ 100, singularly or in the aggregate, w ith 
any of those li sted in Par. I above. 

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter "NONE" on line be low.) 
one 

(NOTE: Business or financial relationships of the type described in this paragraph that arise after 
the filing of this application and before each public hearing must be disclosed prior to the 
public hearings. See Par. 4 below.) 

(check ifapplicable) [ ] There are more disclosures to be li sted and Par. 3 is continued on a 
'"Rezoning Attachment to Par. 3" form . 

4. That the information contained in this affidavit is complete, that all partnerships, corporations, 
and trusts owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT 
PURCHASER, or LESSEE* of the land have been listed and broken down, and that prior to each 
and every public hearing on this matter, I will reexamine this affidavit and provide any changed 
or supplemental information, including business or financial relationships of the type described 
in Paragraph 3 above, that arise on or after the date of this application. 

WITNESS the following signature: 

(check one) 

G . Evan Pritchard , attorney/agent 

(type or print fi rst name, middle initia l, last name, and t it le of signee) 

Subscribed and sworn to before me this II day of _M __ a_rc_h ___________ 20_1_3 _ , in the State/Comm. 
of Virg inia , County/C ity of_A_r_h_·n'""'g'-to_n ________ _ 

My commission expires: 11 /30/20 15 
KIMBERlY K. FOWl 

Registration I 283945 
Nolai'Y PUblic: c.-





. ' 
REZONING AFFIDAVIT 

DATE: March 11,2013 
(enter date affidavit is notarized) 

1, G. Evan Pritchard, attorney/agent , do hereby state that I am an 
(enter name of applicant or authorized agent) 

(check one) [ ] 
[.!] 

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

in Application No.(s): FOP 2011-PR-017 ---------------------------------------------------------
(enter County-assigned application number( s ), e.g. RZ 88-V -00 I) 

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

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

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

NAME 
(enter first name, middle initial, and 
last name) 
Commons of McLean LICAL LLC 

Agents: 
Seth R. Landau 
R. William Hard 
Joshua S. White 
Michael J. Smith 

(check ifapplicable) 

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

listed in BOLD above) 
850 Cassatt Road, Suite 300 Applicant/Title Owner of 
Berwyn, PA 19312 Tax Map 30-3 ((28)) 5 pt. 

[.t] There are more relationships to be listed and Par. l(a) is 
continued on a "Rezoning Attachment to Par. l(a)" form. 

* In the case of a condominium, the title owner, contract purchaser, or lessee of 10% or more ofthe units in the 
condominium. 

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

\RM RZA-1 Upd01od (7111061 



' . 

Page _1_ or_2_ 
Rezoning Attachment to Par. l(a) 

DATE: March 11,2013 
(enter date affidavit is notarized) 

for Application No. (s): _F_D_P_2_0_1_1-_P_R_-_0_17 ____________ _ 
(enter County-assigned application number (s)) 

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

NAME 
(enter first name, middle initial, and 
last name) 

VIKA, Incorporated 
Agents: 
John F. Amatetti 
Robert R. Cochran 
Philip C. Champagne 

VIKA Capitol, LLC 
Agents: 
Shawn T. Frost 
John F. Amatetti 

VIKA Virginia, LLC 
Agents: 
John F. Amatetti 
Robert R. Cochran 
Philip C. Champagne 
Joseph D. Amatetti 
Anthony C. Morse 
Nelson P. Kirchner 
J. Thomas Harding 

WDG Architecture, PLLC 

Agents: 
Frederick B. Hammann 
Thomas F. Zych 

ParkerRodriguez, Inc. 

Agents: 
James E. Parker 
John F. Torti 
Daniel A. A vrit 
Trini M. Rodriguez 

(check if applicable) 

~RM RZA-1 Up"''' (7/i/06) 

[.I] 

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

listed in BOLD above) 

8180 Greensboro Drive, Suite 200 Engineer/ Agent 
McLean, VA 22102 

4910 Massachusetts Avenue, NW Engineer/Agent 
Suite 214 
Washington, DC 20016 

8180 Greensboro Drive, #200 Engineer/ Agent 
McLean, VA 22102 

1025 Connecticut Avenue, NW Architect/Agent 
Washington, DC 20036 

101 N. Union Street, Suite 320 
Alexandria, VA 22314-3231 

Landscape Architects/ Agent 

There are more relationships to be listed and Par. I (a) is continued further 
on a "Rezoning Attachment to Par. l(a)" form. 



Page _2_ of 2_ 
Rezoning Attachment to Par. l(a) 

DATE: March 11,2013 

lltf~l/tt. (enter date affidavit is notarized) 
for Application No. (s): _F_D_P_2_0_1_1_-P_R_-_0_17 ____________ _ 

(enter County-assigned application number (s)) 

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

NAME 
(enter first name, middle initial, and 
last name) 
M.J. Wells & Associates, Inc. 

Agents: 
Robin L. Antonucci 
Terence J. Miller 
Jami L. Milanovich 
Kevin R. Fellin 

Walsh, Colucci, Lubeley, Emrich & 
Walsh, P.C. 

Agents: 
Martin D. Walsh 
Lynne J. Strobel 
Timothy S. Sampson 
M. Catharine Puskar 
Sara V. Mariska 
G. Evan Pritchard 
Jonathan D. Puvak 
Elizabeth D. Baker 
Inda E. Stagg 

• Elizabeth A. Nicholson 
f/k/a Elizabeth A. McKeeby 

ARUP USA, Inc. 

Agent: 
Raymond A. Grill 

Phoenix Noise & Vibration LLC 

Agents: 
Scott B. Harvey 
Josh V. Curley 

(check if applicable) 

FORM RZA-1 Updated (7/1/06) 

[ ] 

ADDRESS 
(enter number, street, city, state, and zip code) 

1420 Spring Hill Road, Suite 600 
McLean, Virginia 221 02 

2200 Clarendon Boulevard, #1300 
Arlington, Virginia 2220 I 

1120 Connecticut Avenue, NW 
Suite 200 
Washington, D.C. 20036 

5216 Chairman's Court, Suite I 07 
Frederick, MD 2 I 703 

RELA TIONSHIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Transportation Consultant/ 
Agent 

A ttomeys/Planners/ Agent 

Fire Consultant/Agent 

Noise Consultant/ Agent 

There are more relationships to be listed and Par. I (a) is continued further 
on a "Rezoning Attachment to Par. 1(a)" form. 



Page Two 
REZONING AFFIDAVIT 

DATE: March 11, 2013 
(enter date affidavit is notarized) 

for Application No. (s): _F_D_P_20_11_-_P_R_-0_1_7 _____________ _ 
(enter County-assigned application number(s)) 

================================================================================== 
I(b). The following constitutes a listing*** of the SHAREHOLDERS of all corporations disclosed in this 

affidavit who own I 0% or more of any class of stock issued by said corporation, and where such 
corporation has I 0 or less shareholders, a listing of all of the shareholders, and if the corporation is 
an owner of the subject land, all of the OFFICERS and DIRECTORS of such corporation: 

(NOTE: Include SOLE PROPRIETORSHIPS, LIMITED LIABILITY COMPANIES, and REAL ESTATE 
INVESTMENT TRUSTS herein.) 

CORPORATION INFORMATION 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Commons of McLean LICAL LLC 
850 Cassatt Road, Suite 300 
Berwyn, PA 19312 

DESCRIPTION OF CORPORATION: (check one statement) 
["] There are I 0 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning 10% or more of 

any class of stock issued by said corporation are listed below. 
[ ] There are more than l 0 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF SHAREHOLDERS: (enter first name, middle initial, and last name) 
LCOR Residential II LLC, Sole Member 

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

(check if applicable) There is more corporation information and Par. 1 (b) is continued on a "Rezoning 
Attachment l(b)" form. 

***All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of shareholders; managing members shall also be listed Use footnote numbers to designate 
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on 
the attachment page. 

FORM RZA-1 Updated (7/1/06) 



Page _I_ of _i__ 
Rezoning Attachment to Par. l(b) 

DATE: March 11, 2013 
(enter date affidavit is notarized) 

for Application No. (s): _F_D_P_2_0_11_-_PR_-O_I_7 ___________ _ 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
LCOR Residential II LLC 
850 Cassatt Road, Suite 300 
Berwyn, PA 19312 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning I 0% or more of any 

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

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
LCOR!Cal Associates LLC, Sole Member 

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 
Peter P. DiLullo, President/CEO; Kurt M. Eichler, EVP; R. William Hard, EVP; Thomas J. O'Brien, EVP/COO/Assistant Secretary; 
David A. Sigman, EVP; Seth R. Landau, SVP/General Counsel/Secretary; David W. Kock, SVP, Finance; Michael J. Smith, SVP; 
James M. Driscoll, SVP; Harmar Thompson, SVP; Peter P. DiLullo III, VP; Aristides Koutouvides, VP 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
LCOR!Cal Associates LLC 
850 Cassatt Road, Suite 300 
Berwyn, PA 19312 

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

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

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
LCOR Odyssey LLC (owns less than 10% of Commons of McLean L!Cal LLC), Manager/Member/Operator 
CSJV LICAL LLC, Member/Investor 
Management Committee: Timothy E. Works, John K. Saer, Jr., Peter P. DiLullo 
Managing Members: Peter P. DiLullo, Kurt M. Eichler, R. William Hard, Thomas J. O'Brien 
============================================================================== 
NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 
Peter P. DiLullo, President/CEO; Kurt M. Eichler, EVP; R. William Hard, EVP; Thomas J. O'Brien, EVP/COO/Assistant Secretary; 
David A. Sigman, EVP; Seth R. Landau, SVP/General Counsel/Secretary; David W. Kock, SVP, Finance; Michael J. Smith, SVP; 
James M. Driscoll, SVP; Harmar Thompson, SVP; Peter P. DiLullo III, VP; Aristides Koutouvides, VP 

(check if applicable) 

FORM RZA-1 Updated (7/1/06) 

There is more corporation information and Par. l{b) is continued further on a 
"Rezoning Attachment to Par. 1 (b)" form. 



Page _2_ of j__ 
Rezoning Attachment to Par. l(b) 

DATE: March 11, 2013 
(enter date affidavit is notarized) 

for Application No. (s): _F_D_P_2_0_II_-_PR_-O_I_7 ___________ _ 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
CSJV LICAL LLC 
100 Waterfront Place 
West Sacramento, CA 95605 

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

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

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
California State Teachers' Retirement System (a pension fund with thousands of members, none of whom own 10% or more of Commons 
of McLean L!Cal LLC), Sole Member 

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
VIKA Capitol, LLC 
4900 Massachusetts Avenue, NW, Suite 110 
Washington, DC 20016 

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

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
John F. Amatetti, Charles A. Irish, Jr., Jeffrey B. Amateau, P. Christopher Champagne, Robert R. Cochran, Harry L. Jenkins, 
Kyle U. Oliver, Mark R. Morelock 

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

(check if applicable) 

FORM RZA-1 Updated (7/1106) 

There is more corporation information and Par. l(b) is continued further on a 
"Rezoning Attachment to Par. I (b)" form. 



Page _3_ of£___ 
Rezoning Attachment to Par. l(b) 

DATE: March 11, 2013 
(enter date affidavit is notarized) 

for Application No. (s): _F_D_P_2_0_1_1-_P_R_-0_17 ____________ _ 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
VJKA Virginia, LLC 
8180 Greensboro Drive, #200 
McLean, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning I 0% or more of any 

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

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
John F. Amatetti, Charles A. Irish, Jr., Harry L. Jenkins, Robert R. Cochran, Mark G. Morelock, Jeffrey B. Amateau, Kyle U. Oliver, 
P. Christopher Champagne 

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
VIKA, Incorporated 
8180 Greensboro Drive, Suite 200 
McLean, VA 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than I 0 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
John F. Amatetti, Charles A. Irish, Jr., Harry L. Jenkins, Robert R. Cochran, Mark G. Morelock, Jeffrey B. Amateau, Kyle U. Oliver, 
P. Christopher Champagne 

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

(check if applicable) 

FORM RZA-1 Updated (7/1/06) 

There is more corporation information and Par. l(b) is continued further on a 
"Rezoning Attachment to Par. l(b)" form. 



Page_±____ of_§__ 
Rezoning Attachment to Par. l(b) 

DATE: March 11, 2013 
(enter date affidavit is notarized) 

for Application No. (s): _F_D_P_2_0_1_1-_P_R_-0_1_7 ____________ _ 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
WDG Architecture, PLLC 
1025 Connecticut Avenue, NW 
Washington, DC 20036 

DESCRIPTION OF CORPORATION: (check one statement) 
[J'] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than 10 shareholders, but no shareholder owns I 0% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
Managing Members: C. R. George Dove, Malcolm D. Dixon, Frederick B. Hammann II, Eric J. Liebmann, Marc Nathanson (nmi), Jeffrey 
A. Morris, Robert C. Keane 
Members: Siti N. Abdul-Rahman, Sean M. Stadler 

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
ParkerRodriguez, Inc. 
101 N. Union Street, Suite 320 
Alexandria, VA 22314-3231 

DESCRIPTION OF CORPORATION: (check one statement) 
[J'] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

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

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
Trini M. Rodriguez 
James E. Parker 

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

(check if applicable) 

FORM RZA-1 Updated (7/1/06) 

There is more corporation information and Par. l(b) is continued further on a 
"Rezoning Attachment to Par. l(b)" form. 



Page _5_ of j_ 
Rezoning Attachment to Par. l(b) 

DATE: March 11, 2013 
(enter date affidavit is notarized) 

for Application No. (s): _F_D_P_2_0_11_-_PR_-0_1_7 ___________ _ 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
M.J. Wells & Associates, Inc. 
1420 Spring Hill Road, Suite 600 
McLean, Virginia 22102 

DESCRIPTION OF CORPORATION: (check one statement) 
[.t] There are I 0 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

class of stock issued by said corporation are listed below. 
[ ] There are more than I 0 shareholders, but no shareholder owns I 0% or more of any class of 

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
M.J. Wells & Associates, Inc. Employee Stock Ownership Trust. All employees are eligible plan participants; however, no one employee 
owns I 0% or more of any class of stock. 

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Walsh, Colucci, Lubeley, Emrich & Walsh, P.C. 
2200 Clarendon Boulevard, 13th Floor 
Arlington, Virginia 22201 

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

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

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
David J. Bomgardner, E. Andrew Burcher, Thomas J. Colucci, Michael J. Coughlin, Peter M. Dolan, Jr., Jay du Von, William A. Fogarty, 
John H. Foote, H. Mark Goetzman, Bryan H. Guidash, Michael D. Lubeley, J. Randall Minchew, M. Catharine Puskar, John E. Rinaldi, 
Kathleen H. Smith, Lynne J. Strobel, Garth M. Wainman, Nan E. Walsh, Martin D. Walsh 

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

(check if applicable) 

FORM RZA-1 Updated (7/1/06) 

There is more corporation information and Par. l(b) is continued further on a 
"Rezoning Attachment to Par. l(b)" form. 
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Rezoning Attachment to Par. l(b) 

DATE: March II, 2013 
(enter date affidavit is notarized) 

for Application No. (s): _F_D_P_20_I_I_-P_R_-_O_I_7 ___________ _ 
(enter County-assigned application number (s)) 

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
Phoenix Noise & Vibration LLC 
5216 Chairman's Court, Suite I 07 
Frederick, MD 21703 

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

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

stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name) 
Scott B. Harvey, Karen Q. Marble-Hall, Mark W. Heaney, Rhonda E. Cleveland, Joseph G. Harvey, Tommie J. Harvey 

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

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code) 
ARUP USA, Inc. 
1120 Connecticut Avenue, NW, Suite 200 
Washington, D.C. 20036 

DESCRIPTION OF CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning I 0% or more of any 

class of stock issued by said corporation are listed below. 
[.t) There are more than 10 shareholders, but no shareholder owns 10% or more of any class 

of stock issued by said corporation, and no shareholders are listed below. 

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name) 
ARUP USA, Inc. is an employee owned company with no stockholder owning 10% or more of the stock. 

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

(check if applicable) [ ] 

FORM RZA-1 Updated (7/1/06) 

There is more corporation information and Par. 1 (b) is continued further on a 
"Rezoning Attachment to Par. l(b)" form. 
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REZONING AFFIDAVIT 

DATE: March 11, 2013 
(enter date affidavit is notarized) 

for Applicati~n No. (s): _F_D_P_20_1_1_-P_R_-0_1_7 ___ -,----,-----,---------
(enter County-assigned application number(s)) 

================================================================================== 
1(c). The following constitutes a listing*** of all ofthe PARTNERS, both GENERAL and LIMITED, in 

any partnership disclosed in this affidavit: 

PARTNERSHIP INFORMATION 

PARTNERSHIP NAME & ADDRESS: (enter complete name, number, street, city, state and zip code) 
None 

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

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

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

***All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down 
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than 10 shareholders 
has no shareholder owning 10% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER, 
CONTRACT PURCHASER, or LESSEE* of the land that is a partnership, corporation, or trust, such successive breakdown 
must include a listing and further breakdown of all of its partners, of its shareholders as required above, and of 
beneficiaries of any trusts. Such successive breakdown must also include breakdowns of any partnership, corporation, or 
trust owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER or LESSEE* of the land. 
Limited liability companies and real estate investment trusts and their equivalents are treated as corporations, with members 
being deemed the equivalent of shareholders; managing members shall also be listed Use footnote numbers to designate 
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on 
the attachment page. 

FORM RZA-1 Updated(7/J/06) 
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REZONING AFFIDAVIT 

DATE: March 11, 2013 
(enter date affidavit is notarized) 

for Application No. (s): _F_D_P_2_0_1_1-_P_R_-0_1_7 _____________ _ 
(enter County-assigned application number(s)) 

1(d). One ofthe following boxes must be checked: 

[ ] In addition to the names listed in Paragraphs 1 (a), 1 (b), and 1 (c) above, the following is a listing 
of any and all other individuals who own in the aggregate (directly and as a shareholder, partner, 
and beneficiary of a trust) 10% or more of the APPLICANT, TITLE OWNER, CONTRACT 
PURCHASER, or LESSEE* ofthe land: 

[.t] Other than the names listed in Paragraphs 1 (a), 1 (b), and I (c) above, no individual owns in the 
aggregate (directly and as a shareholder, partner, and beneficiary of a trust) 10% or more of the 
APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land. 

2. That no member ofthe Fairfax County Board of Supervisors, Planning Commission, or any member of 
his or her immediate household owns or has any financial interest in the subject land either 
individually, by ownership of stock in a corporation owning such land, or through an interest in a 
partnership owning such land. 

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter "NONE" on the line below.) 

None 

(check ifapplicable) [ ] 

FORM RZA-1 Updated (711/06) 

There are more interests to be listed and Par. 2 is continued on a 
"Rezoning Attachment to Par. 2" form. 



REZONING AFFIDAVIT 

DATE: March II 2013 
(enter date affidavit is notarized) 

for Application No. (s): .:...F-=D-=-P--=2-=-0-=-I -=-I--=-P-=-R.:....--=-0-=-17'---------------
(enter County-assigned application number(s)) 
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3. That within the twelve-month period prior to the public hearing of this application, no member of the 
Fairfax County Board of Supervisors, Planning Commission, or any member of his or her immediate 
household, either directly or by way of partnership in which any ofthem is a partner, employee, agent, 
or attorney, or through a partner of any ofthem, or through a corporation in which any ofthem is an 
officer, director, employee, agent, or attorney or holds I 0% or more of the outstanding bonds or shares 
of stock of a particular class, has, or has had any business or financial relationship, other than any 
ordinary depositor or customer relationship with or by a retail establishment, public utility , or bank, 
including any gift or donation having a value of more than $100, singularly or in the aggregate , with 
any ofthose listed in Par. I above. 

EXCEPT AS FOLLOWS: (NOTE: If answer is none, enter "NONE" on line below.) 
None 

(NOTE: Business or financial relationships of the type described in this paragraph that arise after 
the filing of this application and before each public hearing must be disclosed prior to the 
public hearings. See Par. 4 below.) 

(check if applicable) [ ] There are more disclosures to be listed and Par. 3 is continued on a 
"Rezoning Attachment to Par. 3" form . 

4. That the information contained in this affidavit is complete, that all partnerships, corporations, 
and trusts owning 10% or more of the APPLICANT, TITLE OWNER, CONTRACT 
PURCHASER, or LESSEE* of the land have been listed and broken down, and that prior to each 
and every public hearing on this matter, I will reexamine this affidavit and provide any changed 
or supplemental information, including business or financial relationships of the type described 
in Paragraph 3 above, that arise on or after the date of this application. 

WITNESS the following signature: 

(check one) 

G. Evan Pritchard, attorney/agent 

(type or print first name, middle initial, last name, and title of signee) 

Subscribed and sworn to before me this II day of _M_ a_rc_h ______ 20__!_l_, in the State/Comm. 
of Virginia , County/City of _A_r_li_n:=:.gt_o_n ___ _ 

~ 
My commission expires : II /30/2015 

FORM RZA- 1 Updated (7/1 /06) 

KIMBERLY K. FOLLIN 
ReQlstratlon I 283945 

Notary PubliC 
~CfVIRIIIIA 
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G. Evan Pritchard 
(703) 528-4 700 Ext. 5417 
gepritchard@arl. thelandlawyers. com 
Fax: (703) 525-3197 

Via Hand Delivery 

Barbara C. Berlin, Director 
Zoning Evaluation Division 

WALSH COLUCCI 

LUBELEY EMRICH 

& WALSH PC 

February 15, 2013 

Fairfax County Department of Planning and Zoning 
12055 Government Center Parkway, Suite 801 
Fairfax, Virginia 22035 

Re: RZ 2011-PR-017 
Rezoning and Conceptual Development Plan Application 
Commons of McLean LICAL LLC 
Fairfax County Tax Map as 30-3 ((28)) 5, 6, 8 and B4 

Dear Ms. Berlin: 

APPENDIX4 

Please accept this letter as the statement of justification for the above-referenced 
application. The Commons of McLean LICAL LLC (the "Applicant") is the owner of 20.96 
acres of land identified on the Fairfax County Tax Map as 30-3 ((28)) 5, 6, 8 and B4 (the 
"Property"). The Property is currently developed with twelve low-rise garden apartment 
buildings containing a total of 331 rental units and is known as "The Commons." An additional 
246 rental units located on a separate parcel to the south that also form part of the existing 
Commons development are not part of this application. This rezoning and Conceptual 
Development Plan (CDP) application (the "Application") proposes to rezone the Property from 
the Residential, Twenty Dwelling Units/ Acre (R-20), Community Retail Commercial (C-6), and 
Highway Corridor Overlay (HC) Districts to the Planned Tysons Comer (PTC) and HC Districts. 
The Applicant seeks to transform the Property into an exciting transit-oriented residential 
community near the Tysons East/Tysons-McLean Metro Station (the "Metro Station") that 
features a pedestrian friendly, urban design and greatly enhances the Property's open space 
areas. 

The Applicant proposes a full redevelopment of the Property with the construction of seven new 
high-rise residential buildings, several exciting public parks, and a full-size athletic field. As an 
option, three of the proposed buildings furthest from the Metro Station might be lower in height 
but still urban in form. 

I. Application Property Area 

The Property is located to the east of the proposed southern entrance to the Metro Station 
currently under construction along Dolley Madison Boulevard/Route 123. Bisected by Anderson 
Road, the Property is bordered by The Commons Shopping Center to the southeast, the MITRE 

PHONE 703 528 4700 I FAX 703 525 3197 I WWW.THELANDLAWYERS.COM 

COURTHOUSE PLAZA I 2200 CLARENDON BLVD., THIRTEENTH FLOOR I ARLINGTON, VA 22.201·3359 

LOUDOUN OFFICE 703 737 3633 I PRINCE WILLIAM OFFICE 703 680 4664 

AT'l'ORXEY~ ,\T L-\\\ 
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office campus to the southwest, and the proposed Scotts Run Station South development to the 
northwest. Existing townhouse and multi-family residential developments are located to the 
northeast ofthe Property. As part of a well-established residential district, the Property provides 
an unparalleled opportunity to greatly expand the housing options near the Metro Station, 
enhance the pedestrian experience and provide wonderful new park and open space features, 
including a full-size athletic field. 

Consisting of four individual tax parcels, the Property has a total land area of 20.96 acres. The 
existing conditions are outlined in the following chart: 

TaxMapiD Zoning Land Area (acres) Existing Use 
30-3 ((28)) 5 R-20 9.6341 Residential 
30-3 ((28)) 6 R-20 8.4586 Residential 
30-3 ((28)) 8 R-20 2.0787 Residential 
30-3 ((28)) B4 C-6 0.7927 Colshire Drive 

Of the 20.96 acres, approximately 6.43 acres are located within Y4 mile of the Metro Station's 
southern entrance. Approximately 10.01 acres are located within 'lj mile ofthe station entrance, 
and the remaining 4.52 acres are all located within Yz mile of the station entrance. 

II. Overall Vision 

The planning vision for The Commons seeks to transform a late 1960s/early 1970s-era suburban 
garden apartment development into a transit-oriented, pedestrian-friendly residential 
neighborhood with a rich selection of parks and open space areas. With the Metro Station 
nearby, The Commons will promote transit, cycling and walking as viable alternatives to the car. 
Together with nearby office development to the west and the existing adjacent Commons 
Shopping Center that includes a new Safeway grocery store, The Commons will be a pivotal part 
of a larger mixed-use neighborhood with walkable blocks, lively streetscapes, and wonderful 
open space areas and active recreational opportunities. 

The urban plan for The Commons places the greatest height and density closest to the Metro 
Station to provide for maximum connectivity for residents and visitors and encourage transit use 
to the fullest extent possible. The Commons' existing low-rise, low-density buildings and 
ubiquitous surface parking lots will be replaced with high-rise residential buildings and 
structured parking that will make better use of the Property's land area and help transform 
Tysons from suburb to city. 

A tree-lined promenade will connect the residential buildings to a large, 4.35 acre proposed 
public park ("Anderson Park") on the north side of Anderson Road, which could provide for a 
variety of active and passive recreational opportunities such as a large fountain, two dog parks, 
multiple play areas for various age ranges, and volleyball and basketball courts. The specific 
programming and features for Anderson Park will be provided at the time of Final Development 
Plan (FDP). 
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Another large, 3.41 acre proposed public park ("Goodman Field") is proposed to the south of 
Anderson Road at that street's intersection with Colshire Drive. This park will provide for a 
variety of sports activities as it will feature a lit, full-size multi-use athletic field complete with 
synthetic turf. 

Anderson Park and Goodman Field will be supplemented by a variety of smaller publicly 
accessible park and plaza spaces that bring the total "public park" space area to 9.07 acres. 
Additional private park areas on the Property will bring the total park space figure to 12.01 acres, 
which is more than half the area of the Property. 

Connectivity, for both pedestrians and vehicles, is a key element of The Commons plan. The 
Commons is designed around the existing street network but also expands that network to create 
an interconnected series of pedestrian-scaled and pedestrian-friendly streets and walkways. A 
new section of Colshire Meadow Drive will be created to connect Anderson Road with an 
extended Dartford Drive that will run along the Property's southwest boundary. Colshire 
Meadow will align with the existing travelway on the northwest side of the Property. 
Additionally, four new internal streets will provide circulation within the Property. The primary 
street will be Main Street, a pair of one-way streets divided by a large median that will be 
landscaped and planted with trees to provide both shade and tranquility to the center of The 
Commons. Main Street will connect the western part of the Property closest to the Metro Station 
with Anderson Road and Anderson Park. East Lane will run through the southwestern portion of 
the Property to provide another connection between Dartford Drive and Colshire Drive. South 
Street will originate at East Lane and run along Goodman Field to intersect with Center Alley 
and Anderson Road. Center Alley is designed as a service street providing access to parking 
garages, loading and trash facilities that will originate at Colshire Meadow Drive and cut 
diagonally through the Property to its terminus at Goodman Field. All of these streets will 
encourage residents and visitors to explore The Commons and will feature wide, tree-lined 
sidewalks. 

III. Program of Development 

The Commons has the potential to be dramatically transformed from a 1960s-era, low-intensity 
garden apartment complex into a vibrant urban community. The Applicant's CDP proposes that 
all twelve buildings currently located on the Property be removed to permit redevelopment with 
seven new residential buildings. As discussed above, seven walkable, urban blocks will be 
created with the construction of a series of new streets through the Property. These new streets 
will provide easy and convenient vehicle, bicycle, and pedestrian access to and from the Metro 
Station and through and around The Commons. 

The maximum proposed development level for The Commons is 2,622,400 gross square feet 
("GSF") of residential use, or approximately 2,571 dwelling units over the seven blocks for an 
overall floor area ratio ("FAR") of 2.87. As an option, up to 50,000 GSF of residential area 
could be converted to retail/service use at FDP. Specific details are provided on the CDP, but 
the general program for each building is described below. 
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Building 1 will be located in the northwestern portion of the Property, immediately adjacent to 
the intersection of Colshire Meadow Drive and Anderson Road. The building will be bounded 
on the southwest by Center Alley and on the southeast by Main Street. Parking will be located 
both underground and in a two level podium wrapped with residential uses. Access to parking 
and loading will be from Center Alley. On the uppers levels above the parking garage, a private 
courtyard terrace approximately 7,250 square feet in area will be provided for the residents. On 
the rooftop, two private roof decks totaling approximately 1 0,200 square feet in area will be 
provided, which will include a swimming pool as well as seating/dining/lounging opportunities. 
The building will be a maximum of 160 feet in height (15 stories), approximately 20 feet of 
which includes mechanical penthouse and architectural features. Building 1 will be 
approximately 338,000 gross square feet with an estimated 331 dwelling units. 

Building 2 will be located to the southwest of Building 1 on the southern side of Center Alley. 
Building 2 will be a 22-story residential tower with loading and underground/podium parking 
accessed from Center Alley. A private landscaped courtyard of approximately 14,750 square 
feet will be provided atop the parking garage. On the rooftop, a private 5,250 square foot roof 
deck will provide space for a swimming pool as well as seating/dining/lounging opportunities. 
The building will be a maximum of 245 feet in height (22 stories), approximately 20 feet of 
which includes mechanical penthouse and architectural features. Building 2 will be 
approximately 465,800 square feet with an estimated 456 dwelling units. 

Building 3 will be located at the intersection of Anderson Road and Main Street. It will be 
approximately 277,500 gross square feet in size with an estimated 272 dwelling units. It will 
have a maximum height of 160 feet (15 stories), including approximately 20 feet of mechanical 
penthouse and architectural features. Loading and underground/podium parking access will be 
provided on Center Alley. On its upper levels above the parking garage, Building 3 will share a 
large private courtyard terrace approximately 26,250 square feet in size with Building 4. 

Building 4 will be adjacent to Building 3 and is located at the intersection of Anderson Road and 
South Street. Like Building 3, it will be 15 stories high with loading and underground/podium 
parking access provided on Center Alley. On its upper levels above the parking garage, Building 
4 will share a large private courtyard terrace approximately 26,250 square feet in size with 
Building 3. On the rooftop, Building 4 will include an 8,450 square foot roof deck that will 
include a swimming pool and that will serve the residents of both Building 4 and Building 3. 
Approximately 260,800 gross square feet in size, Building 4 will be a maximum of 160 feet in 
height, inclusive of mechanical penthouse and architectural features, and will house 
approximately 256 dwelling units. 

Building 5 will be located to the south of Buildings 3 and 4 between Main Street and South 
Street. The portion closest to the Metro Station, Tower A, will be 22 stories high while Towers 
Band C will range in height between 6 and 7 stories and 6 and 18 stories, respectively. Loading 
and underground/podium parking access will be provided on Center Alley. A private landscaped 
courtyard of approximately 9,950 square feet will be provided atop the parking garage. In 
addition, a private 7,950 square foot roof deck will include a swimming pool and passive 
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recreational opportunities. Tower A will be a maximum of 245 feet in height, including 
mechanical penthouse and architectural features, with an estimated 452 dwelling units. 

Building 6 will be located on the southwestern portion of the Property between East Lane and 
Dartford Drive. Given its location near the Metro Station, it will be among the tallest buildings 
located at The Commons at 22 stories. Loading and underground/podium parking access will be 
provided from Dartford Drive. On the level above the parking garage, an approximate 8,750 
square foot private courtyard terrace will offer passive recreational space for residents. In 
addition, a private 3,950 square foot rooftop deck will include a swimming pool and 
seating/dining/lounging opportunities. The building will be a maximum of 245 feet in height, 
which includes approximately 20 feet of mechanical penthouse and architectural features. The 
building will be approximately 499,300 gross square feet in size, and house an estimated 490 
dwelling units. An amenity rich public plaza will connect Building 6 to Building 7 as one 
integrated block. 

Located on the southern portion of the Property at the intersection of East Lane and Dartford 
Drive, Building 7 will look over Goodman Field. As with Building 6, loading and 
underground/podium parking access will be provided off of Dartford Drive. A private courtyard 
terrace of approximately 7,550 square feet will be provided for the residents above the parking 
garage. In addition, a private 9,150 square foot deck on the rooftop will provide space for a 
swimming pool as well as dining/lounging opportunities. The building will be a maximum of 
160 feet in height, which includes approximately 20 feet of mechanical penthouse and 
architectural features, and will have an estimated 314 dwelling units. 

IV. Phasing of Development 

With 20.96 acres of land and 2,622,400 square feet of residential uses, the redevelopment of The 
Commons will likely take many years, or even decades, to complete. It is the Applicant's intent 
to continue to operate the existing apartment complex and to redevelop the property in phases. 
In doing so, it is important to maintain flexibility to respond to changing market conditions. It is 
therefore not possible at this time to definitively state the order in which all of the buildings will 
be constructed. It is, however, possible to identify the parking, public facilities, parks, and 
sections of the street grid that will be built with each building. This information has been 
graphically portrayed in the CDP and is summarized below. The phases are simply identified by 
building number and do not necessarily reflect the order in which the buildings will be 
constructed, with the exception of Building 1. Building 1, for which an FDP has been filed and 
is being processed concurrently with this Application, shall be constructed first. Accordingly, 
Building 1 and associated improvements have been shown in the other building phases. 

Building 1 

With this phase, the Applicant proposes to: 

• Demolish existing Buildings A, B, D and E. 
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• Reconfigure parking lots for existing Building F by closing access to 
Anderson Road and providing access to Main Street and Center Alley; 

• Construct the full section of Main Street between Anderson Road and Center 
Alley, including SWM features and applicable historical references; 

• Construct the full section of Center Alley between Colshire Meadow Drive 
and Main Street with a sidewalk on the north side only; 

• Reserve or dedicate right-of-way for Colshire Meadow Drive between 
Anderson Road and Dartford Drive, and construct an interim private alley and 
interim landscape and streetscape improvements between Building 1 and 
Colshire Meadow Drive; 

• Provide streetscape along the western frontage of Anderson Road, the north 
side of Main Street and the east side of Center Alley; 

• Construct western frontage improvements to Anderson Road between 
Colshire Meadow Drive and Main Street; and 

• Construct on-site interior, rooftop and courtyard amenities. 

Building 2 

With this phase, the Applicant proposes to: 

• Demolish the pool; 
• Construct the sidewalk on the west side of Center Alley; 
• If not previously constructed by others, construct the full section of Colshire 

Meadow Drive between Anderson Road and Dartford Drive and reserve or 
dedicate right of way for Dartford Drive along the Building 2 frontage; 

• Construct the full section of Main Street between Center Alley and East Lane; 
• Provide streetscape along the building frontage of Main Street, Center Alley 

and future East Lane; 
• Construct on-site interior, rooftop and courtyard amenities; and 
• Realign Old Chain Bridge Road. 

Building 3 

With this phase, the Applicant proposes to: 

• Demolish Buildings F, Land M; 
• Reconstruct the median on Anderson Road; 
• Construct the full section of Center Alley along the Building 3 frontage; 
• Provide streetscape along the frontage of Anderson Road as shown, the east 

side of Center Alley and the south side of Main Street and make 
improvements to the Anderson Road western frontage; 

• Construct half of Anderson Park as shown; and 
• Construct on-site interior and rooftop amenities and interim improvements to 

the courtyard. 
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Building 4 

With this phase, the Applicant proposes to: 

• Demolish Buildings F and G; 
• Construct the full section of South Street between Anderson Road and Center 

Alley; 
• Construct the full section of Center Alley along Building 4 frontage; 
• Provide streetscape along frontages of Anderson Road, the north side of South 

Street and the east side of Center Alley and construct improvements to 
Anderson Road western frontage; and 

• Construct on-site interior and rooftop amenities and interim improvements to 
the courtyard. 

Building 5 

With the construction of Building 5, the Applicant proposes to: 

• Demolish Buildings F and H; 
• Reconfigure the parking areas serving Building I; 
• Construct the full section of Main Street between Center Alley and East Lane; 
• Construct the full section of South Street between Center Alley and East Lane; 
• Construct the full section of Center Alley between Main Street and South 

Street; 
• Provide streetscape along the frontage of Main Street, Center Alley and South 

Street and construct improvements to Anderson Road western frontage; and 
• Construct on-site interior, rooftop and courtyard amenities. 

Building 6 

With this phase, the Applicant proposes to: 

• Demolish Building I and the pool; 
• Reconfigure the parking lot serving Building H; 
• Dedicate/reserve right-of-way for Dartford Drive as shown; 
• Construct a partial section ofDartford Drive; 
• Construct the full section of East Lane to the southern end of Building 6; 
• Provide streetscape along Dartford Drive and East Lane; 
• Construct on-site interior, rooftop and courtyard amenities; and 
• Construct public plaza to the south of Building 6. 
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Building 7 

The Applicant proposes to: 

• Demolish Building I; 
• Reconfigure the parking area serving Building H; 
• Reserve/dedicate right-of-way for Dartford Drive; 
• Construct the full section of East Lane between Colshire Drive and South 

Street; 
• Construct a partial section on Dartford Drive along Building 7 frontage 

provided the necessary right-of-way can be obtained from the adjoining 
property; 

• Provide streetscape along the frontages of Dartford Drive, East Lane and 
Colshire Drive; and 

• Construct on-site interior, rooftop and courtyard amenities. 

Goodman Field 

With this phase, the Applicant proposes to: 

• Demolish Buildings G, Hand J; 
• Reconfigure the parking lot serving Building I; and 
• Provide streetscape along the frontages of Anderson Road, Colshire Drive, 

and future South Street and East Lane and make improvements to the 
Anderson Road western frontage and the Colshire Drive northern frontage. 

Anderson Park 

With this phase, the Applicant proposes to: 

• Demolish Buildings K, L and M; 
• Reconstruct the median on Anderson Road; and 
• Provide streetscape along Anderson Road and Old Chain Bridge Road. 

V. Comprehensive Plan Guidance 

The Property is located in the Tysons East District of the Tysons Comer Urban Center and 
recommendations for its use and development are guided by the Comprehensive Plan 
Amendment for Tysons that was adopted by the Fairfax County Board of Supervisors in 2010 
(the "Plan"). Guidance is provided in both the Areawide Recommendations and in the more site 
specific Tysons East - Anderson Subdistrict recommendations. The Plan recommends that the 
Property be redeveloped in keeping with the Residential Mixed-Use land use category which is 
described as primarily residential, on the order of 75% or more. The site-specific 
recommendations, as well as the Conceptual Land Use Pattern Map, show a Common Green type 
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urban park in the Anderson Subdistrict and a four-acre recreation-focused park between 
Anderson Road and the Hunting Ridge neighborhood. 

Planned intensity recommendations are based on a tiered approach. Approximately 31% of the 
Property is located in Tier 2 within Y4 mile of a proposed Metro Station entrance. Sites within 
Tiers 1 and 2 are not subject to a maximum FAR. Approximately 48% of the Property is located 
in Tier 3, specifically between Y4 and lh mile of the station entrance. The Plan recommends that 
residential projects within Y4 and lh mile may develop up to a 2.5 FAR excluding bonuses (3.0 
FAR with bonuses). The Plan also allows flexibility to include areas immediately adjacent to the 
Y4 mile ring as areas not subject to a maximum FAR. Approximately 21% of the Property is 
located in Tier 4, between lh and ~ mile of the station entrance. The Plan recommends that 
redevelopment in Tier 4 be limited to an intensity of 2.0 FAR (2.4 with bonuses). Below is a 
table outlining the land areas and development proposed within Tiers 1, 2 and 3. 

Intensity Tiers and FAR 

Intensity Tiers Land Area and GFA FAR FAR 
Density Credits (%of total) without with 

(% oftotal) rtl WDUbonus WDUbonus 
2 280,020 SF 1,352,800 4.83 4.83 

Ys- Y4 mile (31%) (52%) 
(unlimited FAR) 

3 436,166 SF 1,269,600 2.43 2.91 
Y4- lh mile (48%) 

(maximum 2.5 
FAR+bonus) 

4 197,012 SF 0 0 0 
lh- ~mile (21%) 

(maximum 2.0 
FAR+ bonus) 

TOTAL 913,196 SF 2,622,400 2.64 2.87 

[1] Buildings 1, 2, 6 and 49,700 GSF ofBuilding 5 are located in Tier 2. Buildings 3, 4, 7 and 411,400 GSF of 
Building 5 are located in Tier 3. 

The proposed rezoning and CDP are in keeping with the intensity recommendations of the Plan. 
The Property's maximum overall FAR of2.87 consists exclusively of residential uses. However, 
the Applicant has reserved the right to convert up to a maximum of 50,000 square feet of 
residential use to retail/service use in specified areas of Buildings 1, 2 and 6, as shown on the 
CDP. 

A total of 471 of the 2,571 proposed dwelling units will be provided as workforce dwelling units 
(WDUs), consistent with the Plan recommendations. 
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WDU Calculations and Bonus 

Portion of 
GFA 

associated 
Estimated Workforce with 

Intensity Dwelling Dwelling WDU 
Tier Units Units GFA Bonus 

Tier 2 1,322 264 1,352,800 0 
Ys- V4 mile -- (20%) -- --
Tier 3 1,249 207 1,269,600 211,600 
V4- ~mile -- (16.6%) -- (20%) 

Total 2,571 471 2,622,400 211,600 

The Plan also provides guidance on consolidation, street grid, urban design, urban park standards 
and a host of other topics. Below is a description of how the proposed rezoning and COP for the 
Property meets the major elements of the Plan and the specific subdistrict recommendations. 
Where the description of compliance with the major elements also satisfies the subdistrict 
recommendations, it is so noted and not repeated. 

Plan Guidance Applicant's Proposal 

Major Elements of the Plan 
• Mix and arrangement of uses The proposed residential use is in keeping with 

overall guidance in the Land Use section and the 
Anderson Subdistrict description. The Plan calls for 
development of the Property as Residential Mixed-
Use which is described as primarily residential, on 
the order of75% or more. Although no retail use is 
included in this proposal, the new Safeway shopping 
center that borders the Property to the southeast 
makes the area a true mixed-use community. 
Furthermore, at the Applicant's option, up to 50,000 
square feet of residential use may be converted to 
retail/service use. In keeping with the Plan and 
Subdistrict recommendations, the greatest intensity 
will be concentrated closest to the Metro Station. 

• Affordable and workforce housing Twenty percent (20%) of the residential units will be 
provided as workforce housing in keeping with the 
guidance in the Plan. The Applicant intends to 
distribute this housing proportionately throughout 
the seven proposed buildings. 
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•Green building expectations The residential structures will be designed and 
constructed to meet a minimum of LEED 
certification or certification under the LEED for 
Homes pilot program. 

•Stormwater Management The goal of storm water management measures for 
the Property is to protect the downstream receiving 
waters in the Tysons Comer area from further 
degradation while providing sufficient controls to 
proportionally improve the condition of said 
receiving waters. Through the use of aggressive and 
innovative stormwater management planning and 
techniques, the subject rezoning area will provide 
both water quantity and water quality controls to 
achieve the above-stated goal. 

It is the intent of this application to commit to a 
stormwater management plan which not only 
attempts to mimic the pre-developed peak release 
rates for the 1-, 2- and 1 0-year storms, but also the 
pre-developed runoff volumes for the 1- and 2-year 
storms. In order to control both the post-developed 
peak flow rates and reduce the post-developed runoff 
volumes (similar to LEED), it is the intent of the 
stormwater management plan to make use of certain 
low impact development (LID) techniques that will 
aid in water runoff reduction and reuse, below is a 
list of possible alternative to provide water quality 
and quantity: 

•Tree box filters will allow for a degree of plant 
uptake, and can also be designed to infiltrate 
portions ofthe runoff volume, depending on the 
characteristics of the in situ soils. 
•Pervious hardscapes/streetscapes will allow for 
infiltration of portions of the runoff volume through 
the pervious surface into storage below where it will 
be held for infiltration into the ground, depending on 
the characteristics of the in situ soils. 
•Stormwater reuse will allow for runoff volume to 
be recycled into the water supply of the new 
buildings for allowable purposes such as gray water, 
landscape irrigation, and air conditioning unit 
cooling. So, instead of merely holding runoff to 
reduce its peak flow rate, detention vaults on a site 
which as storm water reuse can hold runoff until it is 
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reused in the buildings. This reuse has the added 
benefit of reducing the demand on the domestic 
water supply, while infiltration techniques will have 
the added benefit of recharging the surrounding 
water table. 

•Consolidation performance objectives The Anderson Subdistrict guidance suggests a 
consolidation goal of 20 acres. The Application 
Property includes 4 parcels with a total land area of 
approximately 20.96 acres. This large area includes 
property in Tiers 2, 3 and 4. The size, shape and 
location of the Property will foster achievement of 
the performance objectives of developing an 
efficiently functioning community, creating a grid of 
streets, providing a comprehensive public open 
space system, as well as integrating with and 
facilitating the redevelopment of adjacent land in 
keeping with the Plan, and permitting the phasing of 
redevelopment. 

•Transportation 
0Grid of streets on and off-site The Applicant has worked with the other Tysons 

East District property owners to prepare a network of 
streets to provide accessibility and connectivity. The 
goal was to create a grid that is both effective and 
practical. The grid includes an extension of Col shire 
Meadow Drive along the Property to connect with 
Anderson Road and Old Chain Bridge Road. 
Dartford Drive will also be extended along the 
southwestern edge of the Property to connect 
Colshire Drive to the new portion of Colshire 
Meadow Drive. Four new streets will also be 
constructed within the Property to further improve 
connectivity and circulation. These streets are 
referred to on the plans as Center Alley, Main Street, 
East Lane, and South Street. Consistent with the 
Grid of Sheets envisioned in the Plan, the existing 
alignment of Colshire Drive will remain relatively 
unchanged. The present alignment will continue to 
provide connectivity with Dartford Drive and the 
service drive located on the adjacent Mitre property 
while maximizing the size of Goodman Field and 
ensuring a logical and consistent site layout. The 
Applicant's commitment to the grid of streets will 
provide major improvements in connectivity and set 
the framework for a new urban form. 
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0 Vehicle trip reduction objectives 

0 Parking management 

The Traffic Impact Statement ("TIA"), prepared by 
Wells + Associates, Inc. and submitted with the 
application includes a Transportation Demand 
Management ("TDM") vehicle trip reduction goal of 
40% for residential uses within Ys mile of the Metro 
Station and a 30% reduction for residential uses 
outside the Ys mile radius. These reduction goals 
were agreed upon with FCDOT and VDOT during 
the scoping of the TIA. In order to achieve the 
vision established for Tysons Comer in the 
Comprehensive Plan, it is essential to maintain a 
balance between land use and transportation. The 
Comprehensive Plan identified certain strategies to 
be implemented. These strategies include among 
other things, the achievement of vehicle trip 
reduction levels as specified in the Comprehensive 
Plan and summarized in the table below: 

Table 3-2 
TDM Vehicle Trip Reduction Goals 

For Commercial and Residential Development 

Development levels in total 
square feet 

.ft. ofGFA 

.ft. ofGFA 

TDM Vehicle Trip Reduction 
Goals 

(Percentage Reduction from ITE 
Peak Hour Rates 

Y.. to Y2 mile 

45% 
48% 
50% 

Source: Fairfax County DOT 

Given the Property's location within Ys to~ mile of 
the station, The Commons development overall 
should achieve a minimum 35% reduction by the 
time there is 65 million square feet of development 
in Tysons Comer and a SO% reduction by the time 
there is 113 million square feet of development in 
Tysons Comer. The Applicant's proffers further 
detail the objectives and comprehensive TDM 



Page 14 

the Property is consistent with the parking 
recommendations in the Plan and the PTC District 
regulations. The CDP provides details as to the 
location, access and number of spaces. These details 
and the cost of parking are described in the 
Applicant's TDM program. 

0 Phasing to transportation improvements The CDP provides several sheets setting forth the 
and programs potential phasing of development to planned 

transportation improvements, particularly the grid of 
streets. The Applicant's proffers elaborate on the 
phasing commitments. 

0 Traffic impact analysis evaluating three The TIA referenced above provides the evaluation 
time periods; first phase, interim phase and over three phases. 
plan build-out 
•Urban Design 
0 Achievement of the building, site design, WDG Architecture, the project architects, have 
and public realm design guidelines to studied the Property, its physical characteristics and 
achieve the urban aesthetic vision for identified both design opportunities and challenges. 
Tysons. It has also reviewed in depth the urban aesthetic 

vision for Tysons as set forth in the Plan. The CDP 
creates a new sustainable urban form from the 
existing suburban configuration. Working with 
ParkerRodriguez, Inc., landscape architects, WDG 
has provided details of building forms, massing, 
streetscapes and the pedestrian realm, open park 
areas, and private amenity spaces with particular 
attention to the guidance in the Urban Design section 
of the Plan. 

0 A variety of buildings heights with the Seven new residential buildings are proposed for the 
tallest buildings in the ranges specified by Property. They range in height from 160 to 245 feet, 
the building height map. inclusive of approximately 20 feet of mechanical 

penthouse and architectural features. The three 
tallest buildings, each at 22 stories, are located 
closest to the Metro Station. The majority of the 
proposed heights are in keeping with the building 
height map in the Plan. Portions of Buildings 2, 5 
and 6 exceed the height recommendations. 
However, most of this excess height is attributable to 
mechanical penthouse and architectural features. 
Furthermore, the additional height is appropriate 
from an urban design perspective as it defines the 
hierarchy of development radiating from the Metro 
Station and focused around the Main Street corridor. 
A visual axis is framed by the signature fountain 
proposed in Anderson Park on one side and the 
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primary fa9ade of Building 6 on the other. As 
mentioned previously, the greatest height is 
concentrated closest to the Metro Station. Finally, 
the additional height is supported by the provision of 
workforce housing in each of these buildings. 

0 Shadow and wind studies demonstrating Buildings have been sited to avoid canyon effects. 
that the design creates an inviting Shadow studies have been provided in the CDP. 
environment and does not cause a canyon 
effect. 
•Urban park standards Development of a usable and varied park and open 

space system is a principal objective of the Tysons 
Plan. The urban park standard recommended for 
Tysons Urban Center is 1.5 acres for each 1 ,000 
residents and 1.0 acre for each 10,000 employees. 
The 2,571 dwelling units proposed are estimated to 
generate 4,371 residents. Based on this estimate, the 
recommended park area for the Property is 6.56 
acres. A comprehensive park and open space plan 
has been developed for the provision of 
appropriately scaled urban parks, which are key to 
attracting residents and developing a vibrant and 
sustainable urban community. Overall, 9.07 acres of 
public park area are provided. An additional2.94 
acres of private park space is also being provided. 
The Applicant proposes a large, 3 .41-acre public 
park, Goodman Field, in the southeast corner of the 
site at the intersection of Anderson Road and 
Colshire Drive. Most of Goodman Field is 
comprised of a full-size athletic field that will be lit 
and include synthetic turf to maximize use by the 
community. 

A second large park, Anderson Park, occupies all of 
the Property's land area north of Anderson Road. 
The southern portion of Anderson Park will include 
an existing surface parking lot for park users as well 
as visitors to nearby Goodman Field. Adjacent to 
this lot will be two grass volleyball courts, two 
basketball courts a passive recreation area. This 
portion of Anderson Park and the adjacent 
improvements to Anderson Road have been carefully 
planned to allow for the preservation of the beautiful 
Willow Oak shade trees that currently line the park 
side of Anderson Road. 
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Closer to the center of Anderson Park, visitors will 
enjoy a play area for kids next to two fenced dog 
parks (one for large breeds and one for small). 
West of that would be a second larger fenced 
playground for five to twelve year olds. The play 
equipment here will be specifically designed for 
older children. Finally, Anderson Park will include a 
dazzling fountain feature at the comer of Old Chain 
Bridge Road and Anderson Road that will provide a 
fitting introduction to The Commons for visitors 
arriving via this gateway. 

A large public plaza area between Buildings 6 and 7 
is the central gathering spot for residents and visitors 
to The Commons and is located on one of the highest 
points on the site. The centerpiece of the plaza could 
be a water cascade feature back -dropped by pine and 
deciduous mixed forest that would screen the 
existing four-story parking garage located behind the 
plaza on adjacent property. The cascading falls 
through several pools will provide an animated 
background for a large central plaza framed by two 
large trellised shade structures; one of which will 
protect a stage for weekend performances and 
seasonal special events. The raised stage will also be 
programmed as an outdoor classroom area for the 
residents with yoga, aerobics and dance classes 
among other uses. 

The second trellis on the opposite side of the plaza 
could provide a sheltered outdoor "family room" for 
the community. It will become a "third place" for 
residents and visitors alike to meet, lounge, play 
cards and board games and watch the Nationals, 
Wizards, Capitals and Redskins on the wide screen 
televisions or huddle around the outdoor fireplace. It 
is envisioned that the community family room will 
be furnished with large exterior lounge chairs and 
sofas, but all of the park areas will be detailed during 
FDP review and approval. 

A smaller, but versatile public plaza will also be 
provided at the comer of Dartford Drive and 
Colshire Meadow Drive. This plaza area close to the 
Metro Station will provide a natural meeting area for 
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• Active recreation facilities 

•Public Facilities 

• Demonstrating how other properties in the 
subdistrict and in the general vicinity of the 
proposal can develop in conformance with 
the Plan. 

Metro riders in an urban hardscape environment that 
will provide a nice transition between the Metro and 
the leafy landscape of The Commons. 
The Applicant will include active recreational 
facilities within its buildings, private open space 
areas and the public parks described above. 
The Applicant is providing an extensive network of 
public parks as its public facility contribution. The 
Applicant is providing parkland in excess of the 
urban park standards and is providing an athletic 
field. The Plan recommendation is to provide an 
athletic field for 4.5 million square feet of new 
mixed-use development. Although the Applicant's 
proposal is for only approximately 2.6 million square 
feet, or 2 million square feet of net new 
development, Goodman Field will include a full-size 
athletic field. 
The Applicant has worked with its neighbors to 
develop a proposed grid of streets for the Anderson 
Subdistrict resulting in appropriately-sized, walk
able blocks. Neighbors to the west and north have 
filed, or are in the process of filing, rezoning 
applications on their properties. Properties to the 
south and east are not planned for increases in 
intensity and are thus in conformance with the Plan. 

Anderson Subdistrict - Redevelopment Option Guidance 
Development proposals should provide for the following: 

•The vision for the Anderson Subdistrict is 
to redevelop into an urban residential 
neighborhood with the highest intensity 
oriented to the Metro station. Also, the 
portions of the subdistrict closest to the 
Metro station should have more diversity in 
land uses, which may include hotel, office 
and support retail uses in addition to high 
intensity residential use. The intensities and 
land use mix should be consistent with the 
Areawide Land Use Recommendations. 

• Logical and substantial parcel 
consolidation should be provided that results 
in well-designed projects that function 
efficiently on their own, include a grid of 

As previously described in Major Elements of the 
Plan, The Commons is planned as an urban 
residential neighborhood. Residents will benefit 
from the adjacent shopping center, which currently 
includes a new Safeway grocery store, Starbucks and 
Lost Dog Cafe. The highest intensity buildings are 
concentrated on the portion of the Property closest to 
the Metro Station. The FAR for the portion of the 
Property within Y4 mile of the Metro Station is 4.83. 
Between Y4 and Yl mile, the proposed FAR is 2.91. 
The Applicant is not proposing any development 
outside the Yl mile. 

The Property is substantial enough to provide for a 
grid of streets, with the development of four new 
connected streets to complement the existing 
framework and extensions of Dartford Drive and 
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streets and public open space system, and 
integrate with and facilitate the 
redevelopment of other parcels in 
conformance with the Plan. In most cases, 
consolidation should be sufficient in size to 
permit redevelopment in several phases that 
are linked to the provision of public 
facilities and infrastructure and demonstrate 
attainment of critical Plan objectives such as 
TDM mode splits, green buildings and 
affordable/workforce housing. If 
consolidation cannot be achieved, as an 
alternative, coordinated proffered 
development plans may be provided as 
indicated in the Areawide Land Use 
Recommendations. 
o In these subdistricts, the goal for 
assembling parcels for consolidation or 
coordinated proffered development plans is 
at least 20 acres. A consolidation of less 
than 20 acres should be considered if the 
performance objectives for consolidation in 
the Land Use section of the Areawide 
Recommendations are met. 
• Redevelopment should occur in a manner 
that fosters vehicular and pedestrian access 
and circulation. Development proposals 
should show how the proposed development 
will be integrated within the subdistrict and 
how it will connect to the abutting 
districts/subdistricts through the provision 
of the grid of streets. 

o In the Anderson Subdistrict, a major 
circulation improvement is the extension of 
Colshire Meadow Drive to Chain Bridge 
Road. Redevelopment along this planned 
alignment should provide right-of-way and 
contribute toward street construction. 

Colshire Meadow Drive. A comprehensive park and 
open space system has been developed to not only 
meet the needs of residents and visitors to the area, 
but also to draw pedestrians to the Metro Station 
along pleasant and varied walking routes. Green 
building practices and workforce housing are being 
provided in conformance with Plan guidance. A 
detailed phasing plan has been included illustrating 
how the streets, open spaces, parking, streetscapes 
and amenities can be developed systematically over 
time. 

The proposed development on 20.96 acres exceeds 
the 20-acre consolidation goal. 

The Applicant proposes to construct key sections of 
a grid of streets on the Property: Center Street, Main 
Street, East Lane, and South Street. In addition, the 
Applicant will construct portions of Dartford Drive 
and Colshire Meadow Drive. Wide, pleasant 
sidewalks along the streets and through the 
community will invite pedestrians to walk to Metro, 
as well as to the uses on the properties adjacent to 
the Property. The Applicant has worked with its 
neighbors to coordinate a grid that will work for all. 
The Applicant's plans provide for the extension of 
Colshire Meadow Drive to Old Chain Bridge Road. 
The Applicant will provide right-of-way and 
contribute to construction as further detailed in the 
Proffers. 
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• For both subdistricts, other connecting 
local streets (creating urban blocks) as well 
as other pedestrian and bike circulation 
improvements should be provided. The 
ability to realize planned intensities will 
depend on the degree to which access and 
circulation improvements are implemented 
consistent with guidance in the Urban 
Design and Transportation 
recommendations. 

• Publicly accessible open space and urban 
design amenities should be provided 
consistent with the Areawide Urban Design 
Recommendations and the urban park and 
open space standards in the Areawide 
Environmental Stewardship 
Recommendations. 
o In the Anderson Subdistrict, there are 
several opportunities to provide notable 
open space amenities. Redevelopment 
proposals should be designed in a manner to 
provide these open space amenities and/or 
contribute to improvements to open space 
elsewhere within the District or the abutting 
East Side District. A four-acre recreation
focused urban park should be provided 
between Anderson Road and the Hunting 
Ridge neighborhood to serve the recreation 
and leisure needs of future residents and 
workers. Facilities should include one or 
two athletic fields as well as consideration 
of providing relatively small-footprint 
facilities such as sport courts, playground 
features, skate parks or splash pads. 
• When redevelopment includes a residential 
component, it should include recreational 
facilities and other amenities for the 
residents, and provide for affordable/ 
workforce housing as indicated under the 
Land Use guidelines. However, ifthe 
portion of the McLean Commons within the 

The Applicant proposes to construct key sections of 
a grid of streets on the Property: Center Street, Main 
Street, East Lane, and South Street. In addition, the 
Applicant will construct portions of Dartford Drive 
and Colshire Meadow Drive. Wide pleasant 
sidewalks along the streets and through the 
community will invite pedestrians to walk to Metro, 
as well as to the uses on the properties adjacent to 
the Property. 5' wide bicycle lanes are provided on 
either side of Anderson Road adjacent to the south 
bound travel lane. Bike lanes are also provided 
along both sides of Dartford Drive and along the 
south sides of Old Chain Bridge Road and Colshire 
Meadow Drive. 
See response to "Urban Park Standards" above. 

Anderson Park is provided in full satisfaction of the 
four-acre urban park recommended in the Plan. This 
park includes, in addition to play areas and dog 
parks, two volleyball courts and two basketball 
courts. Goodman Field provides another major park 
with soccer full-size, multi-use rectangular field and 
other active recreational opportunities. Additional 
plazas and park areas are found throughout the 
Property. 

In addition to the abundant public recreational 
opportunities that are provided, private recreational 
amenities are provided for each building to serve the 
residents of The Commons. These amenities could 
include a private roof deck and private courtyard 
terrace for each of Buildings 1, 2, 5, 6, and 7. 
Buildings 3 and 4 will share a large courtyard terrace 
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Anderson Subdistrict is to redevelop, the 
development proposal should have as an 
objective increased affordable housing 
opportunities and positive impacts on the 
environment, public facilities and 
transportation systems (See Objective 11 in 
the Land Use section of the Policy Plan). 
Selected elements of the 1960s sections of 
The Commons garden apartments (Tax Map 
30-3((28)) 5 and 6) should be considered for 
preservation, incorporation into new 
development, and evaluation for inclusion in 
the Inventory of Historic Sites. The 
county's Heritage Resource Management 
Plan recognizes this resource type and 
provides for its registration and protection. 
The preserved areas should show both the 
architecture and the contextual spatial 
design of the period. 

located between the two buildings over the parking 
garage and a roof deck located on top of Building 4. 
These amenities will be detailed in future FDPs. 

Approximately 471 affordable/workforce housing 
units will be provided on-site in compliance with the 
Plan recommendations. This represents a dramatic 
increase over the existing development, which 
actually has very few units that qualify as affordable. 
To provide increased affordable housing 
opportunities, the Applicant has agreed to increase 
the percentage of units that will be affordable to 
lower income tiers than is otherwise called for in the 
Plan. These percentages are set forth in the Proffers. 

With its numerous park and open space areas, 
pedestrian- and bike-friendly layout, and grid of 
streets, The Commons will positively impact the 
environment and help relieve pressure on Tysons' 
strained transportation system. 

WDG and the Applicant have carefully evaluated the 
architecture of the existing structures, which have a 
suburban-style layout and rely solely on surface 
parking lots, and have determined that they do not 
merit preservation. Further, the benefits of 
preserving any of the existing structures are greatly 
outweighed by the positive impacts of full 
redevelopment intended to maximize Metro 
ridership, walkability, and quality parks and open 
space amenities. The Applicant believes the best 
course of action is to document the existing 
development in photographs and narrative and make 
that documentation available to the County for its 
records, as detailed in the Proffers. This effort has 
already been significantly advanced with the help of 
History Matters, LLC, which has provided a detailed 
study of the existing structures and their history. 
Furthermore, the Applicant will be providing 
multiple historic reference features throughout the 
Property that explore and celebrate the design of the 
original Commons structures, their architect, and the 
site itself. The conceptual design of these features 
and their approximate locations are shown on the 
CDP. 
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• Public facility, transportation and 
infrastructure analyses should be performed 
in conjunction with any development 
application. The results of these analyses 
should identify necessary improvements, the 
phasing of these improvements with new 
development, and appropriate measures to 
mitigate other impacts. Also, commitments 
should be provided for needed 
improvements and for the mitigation of 
impacts identified in the public facility, 
transportation and infrastructure analyses, as 
well as improvements and mitigation 
measures identified in the Areawide 
Recommendations. 
•Building heights in these subdistricts range 
from 75 feet to 400 feet, depending upon 
location as described below, and 
conceptually shown on the building height 
map in the Urban Design chapter. 
This subdistrict contains the highest natural 
elevation in the County, and its skyline is 
visible from great distances. This 
subdistrict has some of the tallest buildings 
in Tysons, and new buildings are expected 
to contribute to its distinctive skyline. 
Maximum building heights range from 175 
feet to 400 feet, depending on location, as 
conceptually shown on the Building Height 
Map in the Areawide Urban Design 
Recommendations. The tallest buildings 
should be closest to the Metro station with a 
maximum height of 400 feet. 

The Traffic Impact Statement ("TIA") prepared by 
Wells+ Associates, Inc. details the impacts of the 
proposed development on the transportation 
infrastructure and identifies appropriate mitigation 
measures. 

The building height map in the Comprehensive Plan 
shows the Property falling into three different height 
tiers. The northeastern portion of the Property 
closest to the Metro Station is located in Tier 2 with 
a maximum building height of 175-225 feet. The 
remainder of the Property south of Anderson Road is 
within Tier 4 with a maximum building height of 7 5 
- 130 feet. Property north of Anderson Road is 
within Tier 6 with a maximum height of 35 -50 feet. 
Seven new buildings are proposed at The Commons. 
They range in height from 160 feet for Buildings 1, 
3, 4, and 7, and up to 245 feet for Buildings 2, 5 and 
6. The proposed heights are generally in keeping 
with the conceptual building height map, with a few 
exceptions. Portions of Buildings 2, 5 and 6 exceed 
the height recommendations. However, most of this 
excess height is attributable to mechanical penthouse 
and architectural features. Furthermore, the 
additional height is appropriate from an urban design 
perspective as it defines the hierarchy of 
development radiating from the Metro Station and 
focused around the Main Street corridor. A visual 
axis is framed by the signature fountain proposed in 
Anderson Park on one side and the primary fa9ade of 
Building 6 on the other. As mentioned previously, 
the greatest height is concentrated closest to the 
Metro Station. Finally, the additional height is 
supported by the provision of workforce housing in 
each of these buildings consistent with the flexibility 
provided for in the Plan. 
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o The lowest building heights in the 
Anderson Subdistrict are adjacent to the 
East Side District, where buildings need to 
provide a compatible transition in scale and 
mass. Abutting the Hunting Ridge 
neighborhood, the maximum height is 75 
feet. Abutting the remainder of the East 
Side District, the maximum height is 105 
feet, with height increasing with distance 
from the East Side District. The areas 
closest to the Metro station have building 
heights up to 400 feet. 

The buildings at The Commons taper down in height 
as they get further from the Metro Station and closer 
to the existing residential neighborhoods to the east 
of Anderson Road. This provides an appropriate 
transition between the high-density buildings at The 
Commons and the lower-density residential 
buildings located in the East Side District. This 
transition is further aided by the building-free 
presence of Anderson Park and Goodman Field. 

V. Requested Waivers and Modifications 

To the best of our knowledge, there are no known hazardous or toxic materials on the Property, 
nor are there any planned with the proposed use. Furthermore, to the best of our knowledge and 
belief, the proposed use will be in conformance with all applicable ordinances, regulations and 
adopted standards with the exceptions listed on the enclosed table. 

The proposed rezoning of the Property will help to implement the VISIOn of the new 
Comprehensive Plan for the Tysons East District. It represents an important piece of Tysons ' 
transformation from a suburban, car-dependent place to an exciting, pedestrian-friendly realm 
where more people will use the Metro and the sidewalks to meet their daily travel needs. With a 
connected street network, pleasant walkable blocks, major additions to Tysons' parks and open 
space system, innovative stormwater management, sustainable buildings, and workforce housing 
opportunities, The Commons will be a model residential neighborhood in Tysons and will make 
the most of the major public investment in the new Metro Silver Line. 

Very truly yours, 

WALSH, COLUCCI, LUBELEY, EM CH & WALSH, P.C. 

G. Evan Pritchard 

Enclosure 
{A0544403.DOC / I Statement of Justification -LCOR 0052 10 000004} 



Requirement 

Zo~ing Ordmanc~ 
Artiele 2- General 
Paragraph I A and C 
of Section 2-506 

Paragraph 2 of 
Section 2-506 

Zoning Ordinance 
Article 6 - PTC 
Paragraph 7 of 
Section 6-505 

Zoning Ordinance 
Article 10-
Aceessory Uses 
Section 10-104.3.E 

THE COMMONS 
RZ/CDPIFDP 2011-PR-017 

REQUESTED WAIVERS & MODIFICATIONS 

Requested Waiver or Modification 

Waiver of the provision that structures on a 
building roof area shall not occupy an area 
greater than 25% of the total roof area. 

Waiver of the provision that a parapet wall, 
cornice or similar projection may exceed the 
height limit established for a given zoning 
district by not more than three (3) feet, but 
such projection shall not extend more than 
three (3) feet above the roof level of any 
building. 

Waiver of the requirement to show outdoor 
display and outdoor seating associated with a 
permitted use when such areas are designated 
on an approved FDP. 

Waiver of the maximum fence height from 7 
feet to 14 feet around accessory 
uses/structures located within the rear yard. 

Applicant's Justification 

The Applicant has requested this waiver in order to provide residential amenities on the 
roof levels of all seven buildings such as pools, pergolas, roof decks, etc. as reflected on 
the CDP and the Block I FDP. 

As reflected on Sheet A-4 of the Block I FDP and more specifically Section 2 East
West, a 21' tall penthouse extends above level 15. As an extension of the main building 
fa~ade it could be considered an extended parapet. Therefore a waiver is requested to 
allow the proposed building design. 

The Applicant has attempted to anticipate all such areas on the concurrent FDP 
Application; however, The Commons is still in preliminary architectural design. 
Outdoor seating should be encouraged through-out the application area both to activate 
streetscapes and enliven park and open areas; thus, seating should be able to be provided 
in any area that includes dining or similar retail uses as indicated on a Site Plan. 

This waiver is requested for those areas of fencing associated with any sports 
courts, dog park and/or urban plaza areas as indicated on the CDPwithin 
Anderson Park. 
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Requirement 

Zoning Ordinance 
Article 11-
Parkiog 
Section 6-509, 
Paragraph 12 of 
Section 11-102 and 
PFM Section 7-0800 

Section 11-201 and 
Section 11-203 

Paragraph 4 of 
Section 11-202 

Paragraph 2 of 
Section 11-302 

THE COMMONS 
RZ/CDPIFDP 2011-PR-017 

Requested Waiver or Modification Applicant's Justification 

Modification of both the ZO and PFM to This modification is requested pursuant to PTC District Section 6-509 which, in 
allow provision of tandem and valet parking Paragraph 1, permits stacked "tandem" and "valet" spaces pursuant to a parking plan 
spaces associated with residential uses which filed with the rezoning application. Tandem and valet spaces are commonly found in 
may counted toward parking requirements. urban areas and provide for increased garage capacity and efficiency and will be 

Modification of the minimum required 
loading spaces for residential, retail and other 
uses to those shown on the CDP and FDP for 
Block 1. 

Modification of the requirement that no 
loading space or berth be located within forty 
(40) feet ofthe nearest point of intersection of 
the edges of the travelway or the curbs of any 
two streets. 

Waiver of the requirement that no private 
street in a residential development that is to be 
owned maintained by a non-profit 
organization shall exceed 600 feet in length. 

controlled by management associated with each building. 

Paragraph 3 of Section 6-509 of the PTC Ordinance states that the loading space 
provisions in Section 11-203 are to "be used as a guide," thus, there is no formal loading 
space minimum requirement. However, the Applicant has included this request in the 
list of "modifications" to avoid any issue during Site Plan review. The proposed number 
of loading spaces anticipated to be provided for each residential building is summarized 
on the development tabulation presented on Sheet C-2 and depicted on the Sheet C-7 of 
the CDP and C-4 of the Block 1 FDP. Based upon their experience, the Applicant has 
determined that two loading docks are adequate to serve each of the residential buildings. 
Tenants may be required to "reserve" loading docks and corresponding "move-in" 
elevators, so that management can control scheduling and use of loading docks and 
freight elevators. 

Due to the urban nature of the development, in order to provide for ease of access and 
maneuverability, the loading bays for Buildings 1 through 5 have been located on Center 
Alley, a private service street. Given the site design and the garage ramping system, the 
loading zones may be located closer than the prescribed forty foot minimum setback, 
while still providing for a safe, off street location. No loading is accessed directly 
to/from Anderson Road, Colshire Meadow Drive or Colshire Drive. 

Given the site's configuration and building design, the below grade parking structures 
which serve Buildings 1 through 5 will extend beneath Center Alley. As a result, VDOT 
will not accept Center Alley for maintenance and therefore the roadway will be 
constructed as a private service alley to be maintained by a future UOA or HOA. The 
location and length of Center Alley was designed to facilitate both vehicular and loading 
access for these residential buildings. 
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Requirement 

Zoning Ordinance 
Articlel3-

c Landscaping 
Paragraph 3 of 
Section 13-305 

Section 13-400 

Zoning Ot4ina .. ce c 

Article 16 Site 
Plans 
Section 16-403 

tZoning Ordinance 
Article 17 Site 
Plans 
Paragraph 2 of 
Section 17-20 I 

THE COMMONS 
RZ/CDP/FDP 2011-PR-017 

Requested Waiver or Modification Applicant's Justification 
; cc ccC 

CCC ; etC; c; <;c ;c 

Modification of the transitional screening and Paragraph 3 permits a modification of the screening and barrier requirements when the 
barrier requirements. building, a barrier and/or the land between a building and the property line has been 

designed to minimize any adverse impacts through a combination of architectural and 
landscaping techniques. Along the northern property line the Applicant has proposed a 
publically accessible urban park removed the existing buildings, removed parking except 
for a small lot to serve the park, provided additional plantings, and retained certain 
mature landscaping. 

Waiver of the tree preservation target. The site is being razed and redeveloped as an urban environment, which precludes most 
tree preservation. However, efforts are being made to preserve some trees in Anderson 
Park. A Tree Preservation Target Deviation Request will be prepared by VIKA in 
accordance with PFM 12-0508.4 and will be included with the resubmittal of application 
RZ 2011-PR-017. 

c; c 

c.;c 

Waiver of the requirement for a Final The Applicant has filed phasing exhibits for roadway and other public infrastructure 
Development Plan to be approved for land improvements along Anderson Road, Colshire Drive and Dartford Drive as part of the 
associated with an improvement plan along CDP. Approval ofthis waiver request would enable all of the road frontages (including 
the Anderson Road, Colshire Drive or that along the existing buildings) and utility improvements to be designed and/or 
Dartford Drive frontages. implemented at one time in conjunction with a site plan. 

cCC cc 

Waiver of the Countywide Trails Plan and The Applicant is seeking a waiver of the requirement for on-site trails/bike lanes in favor 
Bicycle Plan for that shown on the CDP/FDP. of the on-road bicycle lanes to be provided along Anderson Road, Colshire Meadow 

Drive and Dartford Drive consistent with the recommendations in the adopted 
Comprehensive Plan for the Tysons Corner Urban Center. The Applicant will provide 
striping for these bicycle lanes along all three roadways as may be approved by VDOT. 
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Requirement 
Paragraph 3.B of 
Section 17-20 1 

Paragraph 7 of 
Section 17-201 

Paragraph 4, 12-14 of 
Section 17-201 

Public Facilities 
Manual 
Paragraph 6 of 
Section 6-0203 

Paragraph 8 of 
Section 6-0303 

Paragraph 4.1 of 
Section 6-1304 

THE COMMONS 
RZ/CDP/FDP 2011-PR-017 

Requested Waiver or Modification Applicant's Justification 
Waiver of the requirement that adjacent to any The Applicant is seeking a waiver of the requirement for interparcel access as set forth in 
arterial, collector or local street, a travelway the Ordinance in favor of the integrated grid of streets reflected on the Sheet C-7 of the 
not less than 6.6 m in width be constructed to CDP. 
provide access to adjoining properties. 

Waiver of the requirement to post no parking The Transportation Design Standards for Tysons Corner Urban Center dated September 
signs along travelways or service drives no 13, 2011 requires on-street parking be provided along Avenues, Collector and Local 
more than 15 meters apart. streets, such as Anderson Road, Colshire Meadow Drive and Dartford Drive. Curbside 

parking is also provided along all of the internal streets with the exception of Center 
Street (a private service alley). Along service streets, the Design Standards restrict on-
street parking. In order to minimize visual clutter, the Applicant is seeking a waiver of 
this requirement. 

Waiver of requirement to construct or install The Applicant is committing to construct specific improvements as identified in the 
the following, but not limited to, inter-parcel Proffers and reflected on the CDP/Block 1 FDP as coordinated with VDOT and FCDOT. 
access, roadway frontage improvements, This waiver is appropriate because the need for additional improvements under this 
utility relocations, driveways, street lights or Section would not be consistent with the Tysons Design Guidelines or Transportation 
other improvements other than those Design Standards for Tysons Corner Urban Center. 
identified on the CDP/FDP and in the proffers. 

,, 

,; ,' ,, 
,: " 

Waiver of the requirement to provide an The request for a deferral of this analysis is made until such time that the entire portion 
analysis of outfall. of the drainage shed of the site outfall that is within the PTC zoning district has been 

fully redeveloped. This is necessary in order to fully account for the effect of the PTC 
required runoff reduction on the receiving channel. This waiver shall be removed on all 
future submissions. 

Waiver to allow storm water management This request is made in order to implement the urban Tyson Plan recommendations and 
BMP facilities to be provided within maximize the development potential within this new development area. An official 
underground systems in the residential waiver request was submitted to DPWES for review and approvalon November 8, 2012. 
portions of the development. The tracking number associated with this waiver request is 003797-WPFM-003-1. 

A waiver of the requirement that for facilities This waiver is required in order to permit the utilization of infiltration rates less than 0.52 
using infiltration, a minimum field measured per hour in order to meet the Comprehensive Plan requirement for retention of the first 1 
infiltration rate of0.52 shall be required. inch of on-site runoff. 
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Requirement 
Paragraph 3 .F of 
Section 6-1306 

Paragraph 2 C, and E 
through G of 
Section 6-1307 

Paragraph 2C of 
Section 6-1309 

Paragraph 4 of 
Section 7-0403 

Section 7-0800 

Paragraph 2 of 
Section 7-0802 

THE COMMONS 
RZ/CDP/FDP 2011-PR-017 

Requested Waiver or Modification 
Waiver ofthe requirement that all stormwater 
management and BMP facilities shall provide 
accessibility with an all weather vehicular 
access way a minimum of 12 feet in width. 

Waiver of Paragraphs C and E through G. 
Paragraph C requires that infiltration systems 
not be located on fill. Paragraphs E through G 
specify the setbacks and location of such 
systems. 

Waiver of the requirement that tree box filters 
not be located in the vicinity of loading docks, 
vehicle maintenance areas or outdoor storage 
areas. 

Waiver of the requirement that the minimum 
width of two-way commercial entrances 
including entrances to multifamily residential 
developments and private streets shall be 30 
feet wide. 
Waiver of the requirement that all parking 
spaces must meet PFM Section 7-0800. 

Modification of parking geometric standards 
to allow projection of structural columns 
within parking structures into the required 
parking stall area. The parking stalls affected 
by such structural columns shall count toward 
the number of required parking spaces. 

Applicant's Justification 
Stormwater management and BMP facilities will be located within a building or garage. 
Therefore a waiver of the PFM requirement is sought in lieu of governance by building 
code requirements for access and maintenance of such facilities. 

A waiver of Paragraph C is sought in order to allow for installation of a bio-retention 
facility on in-situ fill material provided field tests show adequate infiltration rates exist 
for such material. Waiver of Paragraphs E and F is needed in order to reduce the 
minimum horizontal setback from the building foundations for both bio-retention filters 
and/or basins to zero feet and to permit such facilities to be located in the vicinity of 
loading docks, vehicle maintenance areas or outdoor storage areas in an urban 
environment as set forth in the Tysons Corner Design Guidelines. Waiver of Paragraph 
G is required in order to allow for the maximum drainage area to exceed 2 acres in order 
to accommodate rooftop runoff which is piped to proposed bio-retention facilities in the 
road median. Therefore, a waiver of paragraph G is still required. 

Consistent with the Tysons Corner Design Guidelines and the Tranportation Design 
Standards for Tysons Corner Urban Center, tree box filters will be located along both 
sides of Center Street and along the on-site portions of Dartford Drive. As a result, 
certain of the tree box filters may be located in the vicinity of proposed loading docks. 

Consistent with the requirements of the Tranportation Design Standards for Tysons 
Corner Urban Center, all two-way entrances will be 24 feet in width. 

Consistent with Article 6 of the Zoning Ordinance, the Applicant is requesting a waiver 
of PFM Section 7-0800 to permit tandem or valet spaces be included in the parking 
requirement for the residential uses proposed for the site as permitted by Article 6 of the 
Zoning Ordinance within the PTC district. Such tandem/valet spaces shall be identified 
at the time of site plan. 

Final design of structural components within the parking garages will dictate the position 
and size of columns, supports, access aisles etc. In order to maximize parking potential 
and reduce unnecessary size of the parking structure, some parking spaces may occur in 
locations that are less than standard 8.5 x 18 foot dimension, but are still considered 
viable and adequate for vehicular parking. These spaces would be counted to the 
residential parking requirement. 
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Requirement 

Paragraph 3 of 
Section 8-0201 

Section 12-0508 

Paragraph 4E (5) of 
Section 12-0510 

Section 12-0510 and 
12-0511 

Paragraph 6B of 
Section 12-0515 

THE COMMONS 
RZ/CDPIFDP 2011-PR-017 

Requested Waiver or Modification 
Modification of the requirement to construct 
trail and bicycle facilities recommended by 
the Comprehensive Plan in lieu of those 
shown on the CDP. 
Modification of the Tree Preservation Target 
as permitted by deviations permitted in 
Section 12-0508.3A (1) and (3). 

Modification of Section 12-0510-4E-(5) to 
permit reduction of the minimum planting 
area, eight (8) feet, to a minimum of six (6) 
feet in order for trees to satisfy the tree cover 
requirement. 

Modification of Sections 12-0510 and 0511, 
as well as the corresponding Comprehensive 
Plan guidelines for the ten percent tree canopy 
coverage requirements on individual lots/land 
bays to be counted on the The Commons 
development as a whole in accordance with 
that shown on the CDP. 

Modification of Paragraph 6B of Section 12-
0515 to allow for trees located above and/or 
within five feet of storm sewers and 
percolation trenches to count towards County 
tree cover requirements. 

Applicant's Justification 
The CDP/FDP depicts pedestrian and on-road bicycle facilities as recommended by the 
Tysons Corner Design Guidelines and the Tranportation Design Standards for Tysons 
Corner Urban Center along all existing/planned public and private streets. 

A modification of the tree preservation target is requested due to the provisions allowed 
by PFM Section 12-0508.3 including the fact that meeting the preservation target would 
preclude the development of uses or densities otherwise allowed by the Zoning 
Ordinance and construction activities could be reasonably expected to impact existing 
trees or forested areas to the extent these would not likely survive in a healthy and 
structurally sound manner for a minimum of ten years. Revised tree canopy coverage 
spreadsheet has been added onto the CDP and FDP. 

A Tree Deviation modification has been outlined and requested on Sheet C-2 of the CDP 
and C-1 of the Block 1 FDP. However as required per the PFM, a Tree Preservation 
Target Deviation Request will be prepared by VIKA in accordance with PFM 12-0508.4 
and will be included with the resubmission of RZ 20 11-PR-0 17. 

Refer to landscape sheets on CDP/FDP for graphic of the proposed planting areas. 
While it is the intent of the development to adhere to required planting pit size there may 
be locations that necessitate a reduced planting area dimension, while still allowing for 
the vegetation to be a viable contribution to the canopy coverage contribution. Tree soil 
volumes will be met for trees if narrower tree pits are utilized. 

The Applicant submits that this is a reasonable request given properties have been 
consolidated into a unified, proffered PTC District development. The Applicant is 
requesting that UFMD deems the tree canopy requirement to be satisfied with the 
planting of the ten year canopy requirements in accordance with redevelopment, as 
shown on the landscape plans and committed to in the Proffers. High quality, urban 
landscape plans have been prepared for the Commons, which show we will exceed the 
10% tree canopy requirement for the overall development as shown on Sheet L-16 of the 
CDP. Calculations have been submitted and added onto the development plans. 

Due to the dense urban condition envisioned within the PTC District, in some instances 
the proposed tree plantings used to enhance and enliven the urban design nature of The 
Commons development may be located in proximity to and/or above a proposed sub
surface SWMIBMP percolation trench facility. Where these plantings occur, adequate 
soil volume and distance to the below facility will be provide in order to ensure the 
viability of the plantings. 

{A0549036.DOC /1 Commons Rezomng reqmrements-JustlficatiOn table 2-14-13 005210 000004} 
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G. Evan Pritchard 
(703) 528-4700 Ext. 5417 
gepritchard@arl .thelandlawyers.com 
Fax: (703) 525-3197 

Via Hand Delivery 

Barbara C. Berlin, Director 
Zoning Evaluation Division 

WALSH COLUCCI 

LUBELEY EMRICH 

& WALSH PC 

February 15, 2013 

Fairfax County Department of Planning & Zoning 
12055 Government Center Parkway, Suite 801 
Fairfax, Virginia 22035 

Re: Final Development Plan Amendment Application 
Commons of McLean LICAL LLC (the "Applicant") 
Tax Map 30-3 ((28)) 5 pt. (the "Property") 

Dear Ms. Berlin: 

Deparrm RECEIVED 
ent of Planning & .,. 

'-Onlno 
FEB 19 2013 

ZoninoEi 
vatulltion 11' . • 

1Viston 

This letter serves as the statement of justification for an application seeking Final 
Development Plan ("FDP") approval for the first phase of The Commons ("Phase 1 "), a high-rise 
residential building on the Property. The Applicant is processing a concurrent application for the 
rezoning of the Property and additional properties (RZ 20 11-PR-0 17), jointly referred to as The 
Commons, to the Planned Tysons Comer Urban ("PTC") District. 

I. Final Development Plan Area 

Phase 1 consists of a single new high-rise residential building. The FDP area is identified 
on the Fairfax County Tax Map as part of 30-3 ((28)) 5. It is approximately 1.51 acres in size. 

For purposes of this statement, Anderson Road will be considered to run north south and 
Ambergate Place east-west. Situated in the southwest quadrant of the intersection of Anderson 
Road and Ambergate Place, nearly all of the Property is located within ~ mile of the new Tysons 
East/McLean Metro Station entrance. The Property is currently developed with two low-rise 
residential buildings and surface parking lots. 

II. Proposed Development 

The Conceptual Development Plan ("CDP") provides for a high-rise residential building 
on the Property identified as Building 1. This application seeks approval of an FDP for this 
building, which will be located at the intersection of Ambergate Place and Anderson Road. The 
building will be bounded on the west by a new street, Center Alley, and on the south by the new 
Main Street. 

PHON E 7 0 3 52.8 4700 I FAX 703 525 3197 I WWW.THELANDLAWYERS.COM 

COURTHOUSE PLAZA I 2200 CLARENDON BLVD., THIRTEENTH FLOOR I ARLINGTON, VA 22201·3359 

LOUDOUN OFFICE 703 737 3633 I PRINCE W I LLI AM OFFI CE 703 680 4664 
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Proposed as a 15-story residential building, Building 1 will also include active uses such 
as a fitness room, leasing office, and cyber cafe on the first floor frontage along Anderson Road. 
Pedestrian access to the residential lobby will be provided on Main Street. Parking will be 
located both underground and in a two level podium wrapped with residential uses on three sides 
and fully screened along Center Alley. Access to parking and loading will be from Center Alley. 

The Applicant proposes a variety of passive amenities and active recreational facilities 
within Building 1 as well as on the podium and rooftops. These will include a fitness center, 
computer/business center, and club room/game room. On the large podium level, amenities will 
include outdoor seating, a terrace area and a multi-purpose turfed area for croquet, lounging or 
other passive recreation. 

On the rooftop, a private roof deck will be provided that will feature a swimming pool as 
well as abundant seating, dining and lounging opportunities. In addition, the roof will also offer 
tenants and guests an innovative decorative/movie projection wall for summertime mini-"screen 
on the green" experiences and a fire pit to enjoy on chillier evenings. All of these features will 
be surrounded and connected by a thoughtful network of green roofs and beautiful landscaping. 
The building will be a maximum of 160 feet in height (15 stories) and will be approximately 
338,000 gross square feet with an estimated 331 dwelling units. 

The streetscapes along the frontage of Building 1 are designed to meet or exceed 
the recommendations in the Tysons Urban Design Guidelines (the "Guidelines"). 

• Along Building 1 's Anderson Road frontage, a minimum 20 foot streetscape 
will be provided that shall include an 8 foot landscaped amenity panel, an 8 
foot clear sidewalk, and a 4 to 12 foot wide building zone. 

• In anticipation of the future Colshire Meadow Drive, which will be built as 
part of a later phase of the CDP, the Applicant will be providing a minimum 
20-foot streetscape along its future Colshire Meadow frontage. This will 
include an 8-foot landscaped amenity panel and an 8-foot wide clear sidewalk 
and a 4- to 12-foot wide building zone. An interim lawn will be provided 
between this streetscape and Ambergate Place to provide an attractive comer 
environment until such time as Colshire Meadow Drive is constructed. 
Interim trees and an interim sidewalk along Anderson Road will also be 
provided over this lawn to connect Ambergate Place to the new building. 

• Center Alley will feature a minimum 16-foot streetscape comprised of a 6 foot 
landscaped amenity panel, 6-foot wide clear sidewalk, and a 4 to 12 foot wide 
building zone. 
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• A minimum 16-foot streetscape section will be provided along Building 1 's 
Main Street frontage. This will include an 6 foot landscaped amenity panel, 6 
foot wide clear sidewalk, and a 4 to 12 foot wide building zone. A 50-foot 
wide median will also be constructed in the center of Main Street. This 
median will play a pivotal role in managing stormwater for Building 1 and 
future buildings, so it will include an extensive low impact development 
("LID") planting area in addition to a row of street trees on either side of the 
median. A meandering 6-foot wide sidewalk will traverse the side of the 
median, offering a pleasant walk along the southern edge of the Property. The 
median will also include a "butterfly roof' pavilion that will form the first part 
of the overall Historical Reference Plan shown on the CDP. 

III. Proposed Interim Improvements 

The Applicant proposes to make a number of interim improvements within and 
outside the area of the FDP. An interim private alley will provide access between Center 
Alley and Ambergate Place. The area between the streetscape fronting on the future 
Colshire Meadow and Ambergate Place will serve as an interim lawn with street trees 
along Anderson Road to provide a welcoming view for residents and visitors. 

The area to the west of Building 1 will also feature some interim landscaping 
features that will provide another space for passive recreational opportunities for building 
tenants and visitors. Interim street trees will be placed along the western edge of Center 
Alley. Interim sidewalks will also be added to connect this recreational area to existing 
sidewalks located offsite, as generally shown on Sheet L-3 of the FDP. Interim changes 
will also be made to the existing parking lot to the south of Building 1 and interim 
sidewalks installed to ensure continued connectivity with the existing buildings that are to 
remain to the south of the Property. 

IV. Comprehensive Plan Guidance 

The Property is located in the Tysons East District of Tysons Comer Urban Center and 
recommendations for its use and development are guided by the Plan Amendment for 
Transforming Tysons (the "Plan"). Guidance is provided in both the Areawide 
Recommendations and in the more site specific Tysons East - Anderson Subdistrict 
recommendations. The Plan recommends that the Property be redeveloped in keeping with the 
Residential Mixed-Use land use category which is described as primarily residential, on the order 
of75% or more. 

The Plan encourages the development of residential uses in order to improve the balance 
between the number of workers in Tysons and the number of residents. The Plan also provides 
guidance on consolidation, street grid, urban design, urban park standards and a host of other 
topics. These topics are discussed in detail in the statement of justification for the rezoning and 
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CDP. The proposed FDP is in keeping with the CDP submission, however, certain elements of 
the Plan conformance are reiterated below. 

• Affordable and workforce housing 

The proposed development will provide the full complement of workforce housing as 
recommended in the Plan. Twenty (20) percent of all units will be provided as workforce 
dwelling units ("WDUs ''). This will result in approximately 66 WDUs with this FDP. 

• Green building expectations 

Building 1 will meet a minimum of LEED certification. 

• Stormwater management 

Stormwater management (SWM) measures for the Property are being designed to protect 
receiving waters downstream of Tysons Corner by reducing runoff from impervious 
surfaces using a progressive approach. This progressive approach will, to the maximum 
extent practicable, strive to retain on-site and/or reuse the first inch of rainfall. 
Proposed SWM and Best Management Practice (BMP) facilities will follow a tiered 
approach and include (where applicable), runoff reducing BMPs, innovative BMPs, and 
rainwater harvesting/detention vaults. 

Additionally, the above noted SWM Facilities will be designed to (where applicable) meet 
the requirements of LEED 6.1 and 6. 2 for the building based upon the LEED Boundary 
identified for the building. Low Impact Development (LID) streetscape design techniques 
including bio-retention tree pits have been detailed to treat/control the rain that falls on 
the ground plane. Intensive and extensive plantings on the rooftops are designed to 
retain a majority of the rain that falls on the building. Access points to the various SWM 
facilities have been detailed on the FDP to ensure that they are outside of the landscape 
amenity panel and sidewalk zone in public rights-of-way of the streetscape. 

• Transportation-grid of streets 

The Applicant has worked to create a grid that is both effective and achievable. We have 
also worked with Fairfax County Department of Transportation (FCDOT) to refine the 
grid and have included the grid in the CDP. With this application, the Applicant will be 
constructing Main Street from Anderson Road to Center Alley and Center Alley from the 
future Co/shire Meadow Drive to Main Street. These improvements advance the creation 
a grid of streets in the near future. 
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• Urban design 

o Achievement of the building, site design, and public realm design guidelines to 
achieve the urban aesthetic vision for Tysons 

The proposed architectural design includes a residential tower along Anderson 
Road. This will help shape a new urban form in keeping with the new Urban 
Design Guidelines for Tysons. WDG Architecture has included sheets in the FDP 
with perspective views and sections, in addition to plan views, to accurately 
portray the key design concepts. ParkerRodriguez, landscape architects, working 
with WDG, has provided details of building relationships, streetscapes and the 
pedestrian realm, and park areas, all in keeping with the guidance of the Urban 
Design section of the Plan. 

o A variety of buildings heights with the tallest buildings in the ranges specified by 
the building height map 

The Plan recommends maximum heights of 175 to 225 feet for the Property. 
Building 1 is proposed to be a maximum height of 160 feet including penthouses 
and architectural treatments. 

o Active recreation facilities 

With this FDP application, the Applicant will include active recreational facilities 
within its building, on its podium and rooftops. These will include a fitness 
center, computer/business center, and club room/game room inside the building; 
outdoor seating, a terrace area, a multi-purpose turfed area for croquet, lounging 
or passive recreation, a swimming pool, a decorative/movie projection wall, and 
a fire pit on the podium level and rooftops. 

IV. Requested Waivers and Modifications 

To the best of our knowledge, there are no known hazardous or toxic materials on the 
Property, nor are there any planned with the proposed use. Furthermore, to the best of our 
knowledge and belief, the proposed use will be in conformance with all applicable ordinances, 
regulations and adopted standards with the exceptions that were requested with the 
rezoning/CDP applications. 

The proposed FDP with the construction of a new residential building within an easy 
walk of the Tysons East/McLean Metro Station will help to implement the vision of the new 
Comprehensive Plan for the Tysons East District. It represents an important early step in 
Tysons' transformation from a suburban, car-dependent place to an exciting, pedestrian-friendly 
realm where more people will use the Metro and the sidewalks to meet their daily travel needs. 
Moreover, with the high quality building and site design, streetscape improvements, and green 
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building features, the project will enhance and reinvigorate a great community as it realizes the 
benefits of the new transit system. 

Very truly yours, 

WALSH, COLUCCI, LUBELEY, EMRICH & WALSH, P.C. 

{A0549083.DOC / I FOP justi fi cation 2- 15-20 13 005210 000004} 



APPENDIX 5 

MINUTES January 12, 2012 

THE FAIRFAX COUNTY ARCIDTECTURAL REVIEW BOARD 

Members Present: Members Excused: 

John Boland, Chairman Peter Juanpere, AlA 
Robert W. Mobley, AlA, Vice-Chairman 
*Susan Notkins, AlA, Treasurer 
Michele Aubry 
Richard Bierce, AlA 
*John A. Burns, FAIA 
Elise Murray, Ex-Officio 
Joy Ortiz, AlA 
Joseph Plumpe, ASLA 
Jason Sutphin *Left meeting prior to adjournment 

Staff Present: 

Linda Blank, 
Fairfax Department of 
Planning & Zoning 

Beth !annetta, 
Recording Secretary 

Mr. Boland opened the January 2012 meeting of the ARB at 6:30 p.m. in Room 4/5 at the 
Government Center. Mr. Burns read the Statement of Purpose. 

Approval of the Agenda: Ms. Ortiz moved that the ARB approve the January 12, 2012 Revised 
Agenda. The motion was seconded by Ms. Aubry and approved. (9-0) 

Introduction of Guests: None 

ACTION ITEMS: 
· • RZ 2011-PR-017: The proposed rezoning of 21 acres in the Tysons East- Anderson 
Subdistrict, a Metro station area, for the Commons property located along Anderson Road and 
Colshire Drive. The Department of Planning and Zoning senior staff is seeking review and 
recommendation from the ARB on the proposal since the Comprehensive Plan indicates to 
consider incorporation of some existing structures of the Commons, 1960s garden apartments, 
into new development. The Comprehensive Plan text applicable to the Commons property has 
competing objectives: one being the Transit Oriented Development (TOD) objective to 
encourage redevelopment of this property due to proximity to a metro station and the other to 
consider preservation. The expertise of the ARB is sought for advice and assistance to" the 
Board of Supervisors in its efforts to preserve and protect historic, architectural, and 
archaeological resources in the County". A workshop session was held with the ARB at its 
December 8, 2011 meeting. G. Evan Pritchard, Walsh Colucci Lubeley Emrich & Walsh PC, 
represented the proposal. 

• Mr. Pritchard reviewed the application submission and letter that outlined their reasons 
and justifications for demolition of The Commons apartments and townhomes designed 
by Charles Goodman. The applicant submitted two options for consideration: 1) 
. completely redevelop the property as shown or 2) redevelop and preserve a small portion 
of the Phase II buildings that front Colshire Drive. At the November meeting ARB staff 
recommended they consider preserving the Phase III buildings and the applicant offered 
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to consider it. As stated in the letter, Mr. Prichard explained that the area where the Phase 
III buildings are located is part of a proposed linear park with an entrance feature water 
fountain. The Comprehensive Plan has language that supports the proposal. The applicant 
believed that retaining the Phase III townhomes would break the continuity of the linear 
park, reduces the comer's opportunity to be a focal feature. Also, the townhomes are very 
different in character with no balconies and the surface parking does not fit the Tysons 
Comer vision. The applicant offered to submit building documentation to the Virginia 
Room, proffer to salvage materials from the site, and provide a historical marker. 

• Public Comment: None 
• Mr. Mobley commented that this application was not keeping the spirit of historic 

preservation and what he suggested at the November meeting. In regards to the 
applicant's submission letter, a couple inaccurate claims were made that he wanted to 
address. The Phase II buildings were deemed undesirable, not contributing and 
unattractive by the applicant's own consultant and not the ARB. The Phase III 
townhomes and parking encompass approximately 1. 75 acres within a proposed 4 acres 
park and preserving them would not "significantly reduce" the size of the proposed park. 
Most importantly, he did not suggest the applicant retain the buildings and to use them as 
residential. He suggested they could be converted to a museum or some other supportive 
use associated with the park or small offices. The letter also claims that the Phase Ill site 
is flat and the buildings "lack the interesting interplay with grade changes". In Mr. 
Mobley's opinion the site is flat and the buildings respond to that. That applicant's own 
consultant states on page 25 of the History Matters report that the buildings are unique 
and they show the hand of a skillful architect. Given all this, Mr. Mobley felt preserving 
the Phase Ill buildings would be more in keeping with the redevelopment proposal. The 
applicant had given a weak answer to just document what was there and tear it down. The 
site was never given a real chance to be saved or preserved. 

• Ms. Notkins asked if the applicant had ever considered incorporating any of the buildings 
within their proposal from the beginning. Mr. Prichard replied they did consider it but felt 
it was not feasible. She remindect him that the Tysons master plan is a guide and not a 
rule. She is not aware of any other Goodman building like these which is more than a 
reason to keep them and find ways to make them work. 

• Mr. Bierce felt that in no way was the ARB going to change the applicants mind on the 
importance of the buildings. The proposal is a comprehensive restructuring of the urban 
environment. He offered the following motion for consideration: 

Motion to Deny: ARB member Mr. C. Richard Bierce, AlA presented the following 
statement and motion on Action Item RZ 2011-PR-017: 

Preamble: 
The Fairfax County ARB, in principle and in general terms, supports the 

initiative and the vision for comprehensive re-structuring of the urban environment 
adjacent to new transit stations in Tysons Comer. That said, the ARB wishes to frame the 
recommendations which follow in the spirit and context of the primary responsibility of 
the ARB which is to serve as knowledgeable and vigilant stewards for the preservation, 
protection and enhancement of the County's historic, architectural and archaeological 
resources. 
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A. Therefore, the ARB recommends the following to the Board of Supervisors: 

1) Denial of the proposal to demolish the Commons, Phases 1, 2 and 3 (Tax Map 30-3((28))5 
and 6) as shown on the Conceptual Development Plan submitted for rezoning RZ 2011-PR-
017 based upon the following findings: 

o The property has a reasonable potential for meeting the criteria for listing on the 
Fairfax County Inventory of Historic Sites based upon the Eligibility Assessment of 
The Commons for the Fairfax County Inventory of Historic Sites prepared by History 
Matters. 

o Properties listed on the Inventory are recognized in the FAIRFAX COUNTY 
COMPREHENSIVE PLAN as heritage resources and defined as those sites or 
structures, including their landscape settings that exemplifY the cultural, architectural, 
economic, social, political, or historic heritage of the County or its communities. 

o Heritage resources are to be preserved and rehabilitated for continued or adaptive use 
where feasible; Plan language, FAIRFAX COUNTY COMPREHENSIVE PLAN, 
2011 Edition POLICY PLAN Land Use~ Appendix, Amended through 9-22-2008, 8. 
Heritage Resources section, pp. 29-30. The applicant has not provided adequate 
information to show that it is not feasible to preserve and rehabilitate the Commons 
(part or all) for continued or adaptive use. 

2) That the applicant be directed to develop (or to present them for ARB consideration if 
previously prepared) plans that illustrate the feasibility of preserving that portion of the 
Commons elements determined by expert analysis to be significant as representative and 
illustrative of the mid-20th c. contemporary design skills of the architect, Mr. Charles 
Goodman; that said study be weighed to explore and affirm the positive, rather than to 
confirm the negative, aspects of any such preservation upon proposed new plans; 

3) That the proposal to preserve a section of the Commons characterized as less significant 
architecturally than secondary be rejected as unworthy of the effort evidently required to 
accomplish it; 

B: The ARB further recommends that in the instance the previous recommendations are rejected 
by the Department of Planning & Zoning (DPZ), that the applicant be directed to undertake 
the following steps to ensure an adequate record of this significant architectural resource so 
that it can be retained for future reference by the agencies noted below: 

1) That bound copies of the report and all supplemental materials prepared by History 
Matters be submitted to the Virginia Room of the Fairfax County (FC) Public Library, to 
the FC DPZ, and to the Virginia Department of Historic Resources; 

2) That the Commons project be documented in drawing, photo and text in accordance with 
HABS requirements with copies sent to the agencies noted above; 
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3) That the entire portion of the project under the existing Commons name be surveyed to at 
least a Phase I Archaeological survey, with final report sent to the agencies noted above 
and to the FC Park Authority Cultural Resource Management and Protection Section; 

C: Furthermore, the ARB strongly suggests that effective administration of the County's 
collective stewardship responsibilities towards preservation of these historic resources in the 
face of rapid and compelling redevelopment mandates that the discussion to which the Board 
has been a late and ineffective respondent be opened far in advance of an enormous 
investment in study and urban design efforts, and that the preservation options be considered 
at the outset, not a the sunset. 

• ARB-12-CTV-01: The proposed renovation of "Payne's Restaurant" a one-story 
building located at 13840 & 13846 Lee Highway in the Centreville Historic Overlay District. 
The 1949 brick and block .structure is a contributing property to the historic overlay district. It 
was built on the site of the previously relocated Centreville Restaurant. The proposed renovation 
of the two storefront commercial building includes a raised stepped parapet and sheathing the 
fayades in cement board, installing new storefront windows, doors, lighting, awning and signage, 
and eliminating one of the storefront entrances. At its December 2009 meeting, the ARB 
approved an application for renovation of this building. Renovation has been completed in 
accordance with that approval. Mr. Tim Posecznick, The Crissey Architectural Group, 
represented the application. 

• The building was designed and renovated under the assumption that it would have two 
tenants, however circumstances have changed and the building will be utilized by one 
tenant. The applicant proposed no changes to the building footprint. The proposed 
changes include the siding, the colors, the parapets, the awnings, and the windows. The 
applicant submitted an existing photograph and a proposed rendering. 

• Public Comment: None 
• Mr. Mobley asked if they were keeping any remnants of the previously approved design. 

The applicant tried to keep with the awning theme. 
• Ms. Murray asked the applicant to clarify an answer on the application. 

Motion to Approve: Ms. Aubry made a motion for the ARB to 
approve application ARB-12-CTV-01 as submitted. The motion, 
seconded by Mr. Mobley, failed by a lack of majority vote. (3-5-1) 

• Mr. Sutphin asked if the proposed signage for the building met zoning requirements. If 
not, thenthe applicant would need to restudy it. 

• Mr. Burns stated the trouble with approving this proposal is there is virtually nothing left 
of the contributing structure. He suggested a change to the parapets, keep the brick 
fa9ade, don't extend the windows to the ground and do not propose illuminated signage if 
they plan to resubmit and application. 

• ARB-12-CTV-02: The completed installation of signage at the "Centreville 
Restaurant" building located at 13848A Lee Highway in the Centreville Historic Overlay 
District. The one-story flat roof, frame structure with hipped parapet is a contributing property to 
the historic overlay district. Constructed c. 1930, it was relocated c. 1945 from the site that the 
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APPENDIX6 

DATE: March 15,2012 

TO: Barbara Berlin, Director 
Zoning Evaluation Division, DPZ 

FROM: Pamela G. Nee, Chief @~-1-v. 
Environmental and Development Review Branch, DPZ 

SUBJECT: Land Use Analysis: The Commons (Commons ofMcLean L/CAL, LLC) 
RZ/FDP 2011-PR-017 

The memorandum, prepared by Scott Brown and Matthew Ladd, includes citations from the 
Comprehensive Plan that provide guidance for the evaluation of the subject Conceptual 
Development Plan (CDP), Final Development Plan (FDP), and Rezoning (RZ) application dated 
January 14,2011 and revised through February 15,2013, and the latest proffers dated February 15, 
2013. The extent to which the application conforms to the applicable guidance contained in the 
Comprehensive Plan is noted. Possible solutions to remedy identified issues are suggested. 

DESCRIPTION OF THE APPLICATION 

The applicant, Commons of McLean LICAL, LLC, proposes a mixed-use, transit-oriented 
development located on a property extending from the southwest comer of Anderson Road at Chain 
Bridge Road in the Tysons Comer Urban Center and located as close as within 1/4 mile of the future 
McLean Metrorail station. The subject application seeks to rezone the 20.96-acre property currently 
zoned R-20 (with HC overlay) to the Planned Tysons Comer Urban District (PTC}. The applicant 
proposes to construct seven multi-family residential mid-to-high rise buildings with up to 2,571 
dwelling units. Up to 2,622,400 square feet of residential gross floor area is proposed at an overall 
intensity of 2.87 FAR (floor-area ratio). Up to 50,000 square feet of floor area on the ground floor is 
proposed at the applicant's option to convert to retail or services. Maximum building heights among 
the seven buildings range from 15 stories and 160 ft., to 22 stories and 245 ft. 

In addition to the seven residential buildings, the applicant is proposing 9.07 acres of public park 
space that includes a full-size athletic field, a 4.35-acre public park, and internal parks and plazas; as 
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well as up to 2.94 acres of private terraces and roof decks. Construction of new roads and 
improvements and realignments of existing routes are proposed by the applicant to provide a 
functioning grid of streets within and around the proposed development. 

LOCATION AND CHARACTER OF THE AREA 

The subject property is located in the Tysons East Transit Oriented Development {TOD) District, 
and Anderson Subdistrict, and is located within V2 mile of the future McLean Metrorail station 
entrance. The site is located directly south of the Dolley Madison Boulevard interchange on the 
Dulles Airport Access and Toll Road. The closest point to Dolley Madison Boulevard is at the 
southeast comer of Chain Bridge Road, Anderson Road and Amber gate Place, and extends along 
both sides of Anderson Road to Colshire Drive. Colshire Drive from Anderson Road to Dartford 
Drive forms the southeast boundary of the site. A proposed extension ofDartford Drive would be 
constructed to the northwest, framing the southwest boundary of the site. Dartford Drive will 
terminate at a newly proposed extension of Colshire Meadow Drive, which will link to the Chain 
Bridge Road/Anderson Road intersection and frame the northwest boundary of the Commons site. 

The existing site is occupied by the McLean Commons multi-family housing development. 
Surrounding development consists of a variety of uses including housing, office and retail. To the 
southeast across Colshire Drive is a shopping center anchored by a Safeway grocery store. To the 
southwest is the Mitre Corporation's office campus. Additional office buildings, which are 
proposed to be redeveloped as part of the pending Scotts Run Station South rezoning (RZ 2011-PR-
011) are located to the northeast between Ambergate Place and Dolley Madison Boulevard. 
Development to the north and northeast between the subject site and the Dulles Toll Road includes a 
variety of residential development, including townhomes, single-family homes and multifamily 
developments. 

COMPREHENSIVE PLAN CITATIONS: 

The specific District and Subdistrict Comprehensive Plan citations for the subject applications are 
provided below. Relevant text citations and graphics from the Areawide Recommendations are 
provided within the analysis sections of this memo. The complete Tysons Comer Urban Center 
section of the Comprehensive Plan is available on the web at the links below. 

The Comprehensive Plan Areawide Recommendations for Tysons may be accessed at: 

http://www.fairfaxcounty.gov/dpz/comprehensiveplan/area2/tysonsl.pdf 

The Comprehensive Plan District Recommendations for Tysons may be accessed at: 

http://www. fairfaxcounty. gov I dpz/ comprehensi veplanl area2/tysons2 .pdf 

0:\2012 _Development_ Review_ Reports\Rezonings\RZ _ 20 II-PR-O 17 _ MR _ CommonsLLC _Iu.doc 
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Land Use 

In the Fairfax County Comprehensive Plan, 2011 Edition, Area II, Tysons Comer Urban Center, 
District Recommendations, Tysons East District, Anderson Subdistrict, as amended through June 22, 
2010, on page 150 and pages 154-157, the Plan states: 

"Tysons East 

Tysons East serves as a signature gateway for those coming to Tysons from the east. The 
defining focus of Tysons East will be Scotts Run Stream Valley Park, which is envisioned to 
be a great urban park and natural resource amenity surrounded by a mix of uses including 
office, residential, hotel, support retail and services. In addition, the area is a good location 
for institutional and public uses, such as educational and recreational facilities ... 

The district is composed of four interconnected subdistricts, with all but one having direct 
access to Scotts Run. There are two office mixed use subdistricts and two urban residential 
subdistricts. One of the office mixed use subdistricts is Scotts Run Crossing, which is north 
of Route 123 abutting the Tysons East Metro station; the other is the Colshire Subdistrict 
south of Route 123. The two residential mixed use subdistricts are Old Meadow and 
Anderson. 

Guidance for evaluating development proposals in each subdistrict is contained in the 
Areawide Recommendations and the following subdistrict recommendations. 
Redevelopment options are dependent on the degree to which necessary public infrastructure 
can be provided and Plan objectives and development conditions set forth in the areawide 
and subdistrict guidance can be satisfied by development proposals .... 

OLD MEADOW AND ANDERSON SUBDISTRICT 

The Old Meadow Subdistrict is comprised of about 50 acres and is bounded by Route 123 on 
the north, the Capital Beltway on the west, Scotts Run on the east and the East Side District 
on the south. The Anderson Subdistrict is comprised of about 30 acres and is bounded by 
Route 123 on the north, DAAR on the east, the Colshire Subdistrict on the west and the East 
Side District on the south .... 

Redevelopment Option 

Both subdistricts are envisioned to redevelop into urban residential neighborhoods. One or 
more lively neighborhood shopping streets will provide local-serving goods and services 
such as groceries, bookstores, music stores, art studios, and restaurants. Each subdistrict 
should provide a diversity of housing choices on calm tree-lined streets, some of which have 
views terminating in open spaces and parks. Farther from the Tysons East station, the 
housing density should step down gradually to provide a transition to the planned residential 
development in the East Side District. 
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To achieve this vision, development proposals should address the Areawide 
Recommendations, and provide for the following. 

• The vision for these subdistricts is to redevelop into urban residential neighborhoods with the 
highest intensity oriented to the Metro station. Also, the portions of each subdistrict closest 
to the Metro station should have more diversity in land uses, which may include hotel, office 
and support retail uses in addition to high intensity residential use. The intensities and land 
use mix should be consistent with the Areawide Land Use Recommendations. 

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

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

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

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

o In the Anderson Subdistrict, a major circulation improvement is the extension of Col shire 
Meadow Drive to Chain Bridge Road. Redevelopment along this planned alignment 
should provide right-of-way and contribute toward street construction. 

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

o In the Anderson Subdistrict, there are several opportunities to provide notable open space 
amenities. Redevelopment proposals should be designed in a manner to provide these 
open space amenities and/or contribute to improvements to open space elsewhere within 
the District or the abutting East Side District. A four acre recreation-focused urban park 
should be provided between Anderson Road and the Hunting Ridge neighborhood to 
serve the recreation and leisure needs of future residents and workers. Facilities should 
include one or two athletic fields as well as consideration of providing relatively small
footprint facilities such as sport courts, playground features, skate parks or splash pads. 

• When redevelopment includes a residential component, it should include recreational 
facilities and other amenities for the residents, and provide for affordable/workforce housing 
as indicated under the Land Use guidelines. However, if the portion of the McLean 
Commons within the Anderson Subdistrict is to redevelop, the development proposal should 
have as an objective increased affordable housing opportunities and positive impacts on the 
environment, public facilities and transportation systems (See Objective 11 in the Land Use 
section ofthe Policy Plan). Selected elements ofthe 1960s sections ofThe Commons 
garden apartments {Tax Map 30-3((28))5 and 6) should be considered for preservation, 
incorporation into new development, and evaluation for inclusion in the Inventory of Historic 
Sites. The county's Heritage Resource Management Plan recognizes this resource type and 
provides for its registration and protection. The preserved areas should show both the 
architecture and the contextual spatial design of the period. 

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

• Building heights in these subdistricts range from 75 feet to 400 feet, depending upon location 
as described below, and conceptually shown on the building height map in the Urban Design 
chapter. .. 

o The lowest building heights in the Anderson Subdistrict are adjacent to the East Side 
District, where buildings need to provide a compatible transition in scale and mass. 
Abutting the Hunting Ridge neighborhood, the maximum height is 75 feet. Abutting the 
remainder of the East Side District, the maximum height is 1 05 feet, with height 
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increasing with distance from the East Side District. The areas closest to the Metro 
station have building heights up to 400 feet." 

TYSONS COMPREHENSIVE PLAN LAND USE CATEGORIES (Page 22): 

Residential Mixed Use and Park/Open Space 

TYSONS COMPREHENSIVE PLAN BUILDING HEIGHT TIERS (Page 116): 

Tier 2 (175- 225 feet) and Tier 3 (130- 175 feet) 

LAND USE ANALYSIS 

The land use analysis evaluates whether the application is in general conformance with the 
Comprehensive Plan objectives such as land use, intensity and consolidation. 

Land Use 

The subject application is primarily within an area designated as the Residential Mixed Use land use 
category on the Comprehensive Plan's Conceptual Land Use Map (page 22). The Plan defines the 
Residential Mixed Use land use category as follows (page 23): 

"Residential Mixed Use: These areas are planned for primarily residential uses with a mix of 
other uses, including office, hotel, arts/civic, and supporting retail and services. These 
complementary uses should provide for the residents' daily needs, such as basic shopping and 
services, recreation, schools and community interaction. It is anticipated that the residential 
component should be on the order of75% or more of the total development." 

The subject application proposes primarily residential uses with the option of providing a small 
amount of supporting retail services (up to a total 50,000 square feet) that would be provided within 
one to three of the planned residential structures at ground level. The residential component will be 
approximately 98%, meeting the guidance that the residential component should be on the order of 
75% or more of the total development. 

There are areas within the project area that are designated as the Parks/Open Space category on the 
Conceptual Land Use Map. The Parks/Open Space category is defined as follows (page 23): 

"Parks/Open Space: These areas are planned for passive and active park land and urban open 
spaces such as plazas and pocket parks. In instances when intensity credit is given for dedicating 
land for a park or open space, the land use mix applied to the intensity credit should be 
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consistent with the land use category of an adjacent area. Additional guidance on parks and 
open space can be found in the Environmental Stewardship section." 

The applicant is proposing park space on the north/northeast side of Anderson Road, matching the 
area planned for Parks/Open Space on the Conceptual Land Use Map. A second park area is shown 
on the Conceptual Land Use Map along the western edge bordering the Mitre campus. The 
applicant is providing a 0.55 acre public plaza in the vicinity of this planned area. Additionally, a 
full athletic field is proposed at the southeast end of the development along Colshire Drive. 
Although these two spaces are not precisely located to match the Conceptual Land Use Map, the 
applicant is providing a larger area of park and open space than shown. As stated on page 21, 
"projects that span multiple land use categories may be granted flexibility in the location of uses as 
long as the overall land use mix is consistent with the proportions recommended for the entire 
project area." 

The land use mix proposed for the subject application follows the recommendations for Residential 
Mixed Use and Parks/Open Space, and is in conformance with the Comprehensive Plan. 

Potential Retail Locations 

Sheet A-03 of the CDP provides ground floor plans for the development and identifies a total of four 
potential retail locations within the ground level of Buildings I, 2, and 6. These locations are along 
what are to be primary pedestrian routes and within the blocks of the development that will be 
closest to the McLean Metrorail station. 

The FDP for Building 1 does not propose retail services in the subject building; however Sheet C-1 
of the FDP states the applicant is reserving the right to convert up to 16,000 square feet of retail at 
final site plan. While this is consistent with the CDP's identified potential retail locations, it is not 
consistent with the applicant's proffer to provide the "type, extent, and location of all retail service 
uses" with the submission of each FDP. Such details should be provided as an option in the FDP for 
Building 1. As an alternative, the applicant should agree to submit an FDP A with additional details 
in the event that a retail option is pursued for this building. 

Intensity 

In TOD Districts, the Comprehensive Plan links intensity to a property's distance from a Metro 
station. The subject property is located within three intensity categories. The land area within each 
category is shown below: 
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Intensity Tier 

Tier 2: 
118 to 1/4 mile 

Tier 3: 
114 to 113 mile 

Tier 4: 
1/3 to 112 mile 

Total Area 

Land Land Area 
Area (sq. (%) 

ft.) 
280,018 31% 

436,166 48% 

197,012 21% 

913,196 100.0% 

Development FAR without FAR with 
Floor Area WDUBonus WDU 

Bonus 
1,352,800 4.83 4.83 

1,269,600 2.433 2.91 

0 0.00 0.00 

2,622,400 2.64 2.87 
a Portion of area associated with WDU bonus is 211,600 sq. ft., or 20% of the area between 114 mile and 113 
mile 

For sites within 114 mile of a station, the Plan does not specify a maximum floor area ratio (FAR), 
except that office or other high traffic-generating uses should be limited to 2.5 FAR (pages 23-24, 
26-27). Approximately one-third (31 %) of the subject property area is within 1/4 mile of the future 
McLean Metrorail station platform, including all of Buildings 1, 2, and 6, and a portion of Building 
5 (49,700 square feet). The proposed intensity within this area is a maximum of 4.83 FAR, with no 
office development proposed. 

Regarding TOD District areas located more than 1/4 mile from a Metro station, the Plan 
recommends the following (page 27): 

"TOD District areas that are located more than 1/4 mile from the Metro stations are 
recommended for redevelopment at 2.0 FAR and are encouraged to achieve higher intensities 
by utilizing bonuses for affordable and workforce housing and superlative contributions 
toward implementing public facilities. However, sites that are located between 1/4 and 1/3 
mile from the Metro stations in TOD Districts that do not include any office space or other 
high trip generating uses, should be allowed intensities of 2.5 FAR, plus any bonuses 
achieved." 

The Plan also allows a 20% residential floor area bonus for projects that achieve the Plan's 
workforce housing objectives. The Plan recommendations for workforce housing bonus intensity 
are as follows. 

Areawide Recommendations, page 28: 

"Bonus Intensity 

Additional intensity in the form of bonuses is allowed to encourage the provisiOn of 
affordable and workforce housing and superlative contributions toward public facilities. In 
cases where bonus intensity is utilized, the overall land use mix of a project should generally 
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be consistent with the recommended land use category shown on the land use map as well as 
additional guidance for land use and development character set forth in the Urban Design 
section and the District Recommendations. More information on bonus intensity for 
affordable and workforce housing is provided under the Land Use Guidelines." 

Areawide Recommendations, page 33-35: 

"Affordable Housing 

... All projects with a residential component that seek to utilize the redevelopment option in 
the District Recommendations should provide 20% affordable and workforce dwelling units. 
These projects are allowed a 20% residential floor area bonus and flexibility in how and 
where Workforce Dwelling Units can be provided within Tysons ... 

A maximum 20% increase in residential floor area is allowed for achieving the workforce 
housing objective. In mixed use developments, some of this increase in floor area may be 
used for commercial purposes. The percentage of non-residential and residential bonus floor 
area should be similar to the project's overall land use mix ... " 

Approximately half(47.8%) of the subject property's land area is located between 1/4 and 1/3 mile 
of the station. The remainder of the proposed development floor area is within this ring, including 
all of Buildings 3, 4 and 7 and the majority ofBuilding 5 (311,500 square feet). No office uses are 
proposed, so the base FAR of2.5 applies. The proposed intensity within this area is 2.91 FAR, 
which includes 20% bonus for providing Workforce Dwelling Units (WDUs). Excluding the bonus 
floor area, the FAR is 2.43 and within the recommendations of the Comprehensive Plan for this 
intensity ring. 

A portion of the subject application property is located in the Tier 4 area between 1/3 and 1/2 mile 
from the Metro station platform. The application proposes only open space and recreational 
amenities in this area of the property, with no development floor area; therefore the proposed 
intensity for Tier 4 is 0.0 FAR and within the Plan's recommended intensity. It should be noted that 
the blended FAR for Tiers 3 and 4 in the subject application is 2.01, which is also consistent with the 
Plan recommendations. 

While the proposed maximum FAR is in conformance with the Comprehensive Plan, the applicant is 
not committing to a minimum intensity or a minimum number of dwelling units. Given the subject 
site's location within a TOD District, such a commitment would be appropriate to ensure that the 
density that is ultimately achieved for the site is consistent with the Plan's vision for the Tysons East 
District. 
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Initial Development Level 

The Comprehensive Plan sets an initial development level for office uses in Tysons and recommends 
that a Tysons-wide summary of existing and approved development be provided with all rezoning 
applications in Tysons (pages 24-26). The subject application does not propose any new office uses, 
and there are no existing office uses on the subject property. 

Phasing Development to Transportation 

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

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

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

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

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

The Plan also recognizes the critical role that the Tysons Transportation Fund plays in funding 
transportation improvements and the_ need to increase the contribution rate as part of a 
comprehensive funding strategy (page 71): 

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

On January 8, 2013, the BOS created a Tysons Transportation Service District, established the 
Tysons-wide and Tysons Grid of Streets transportation funds, and adopted guidelines for 
administering the two new funds. 

The applicant is proffering (Proffers 34 and 35) to address the Comprehensive Plan 
recommendations for phasing development to transportation improvements by making contributions 
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to the transportation funds as set forth in the adopted BOS guidelines. These commitments are in 
conformance with the Comprehensive Plan, subject to Fairfax County Department of 
Transportation's review of the proposed improvements to be credited against the monetary 
contributions. 

Phasing Development to Public Facilities 

The Comprehensive Plan's strategy for implementing public facilities to serve Tysons is to focus on 
receiving dedications ofland or building space with the initial rezoning applications (page 91). 

"Practices employed by the County in the past to provide space for public facilities in largely 
undeveloped suburban areas cannot be relied upon in an intensely developed area where 
most of the land is privately owned. In Tysons it will be critical that the land area or spaces 
for public uses are incorporated within private developments at no cost to the public sector. 

While facilities may actually be constructed throughout the planning horizon based upon 
need, it is critical that space for most, if not all, of these facilities be secured as soon as 
possible. Therefore, rezoning proposals, through proffers, should commit to provide the 
necessary land and/or space to ensure that places will be available to construct facilities in 
concert with the pace of growth." 

The Plan also encourages collaboration between land owners to better implement public facility 
objectives (page 91-92): 

"In addition to facilitation public facility objectives through zoning actions, it may be 
necessary for landowners throughout Tysons to work collaboratively and creatively through 
private-private partnerships to meet public facility objectives." 

The subject applicant is collectively meeting the Plan's public facility and athletic field objectives in 
coordination with a recently-approved development application also within the Tysons East District 
(RZ 2010-PR-021, Capital One). The subject application is proffering to provide a full-sized athletic 
field on the subject site. The Capital One rezoning application, approved by the Board on 
September 25, 2012, proffers to provide a half-sized athletic field and a community center on its 
application site. With approval of the subject application, these two applications will collectively 
provide a full-sized athletic field, a half-sized athletic field, and a 30,000 square foot community 
center. These commitments are adequate to satisfy the public facility and athletic field 
recommendations for both applications, subject to the Park Authority's review of acceptable proffers 
for the athletic field. 

The applicant is proffering to complete Goodman Field, the full-size athletic field, by the time 75% 
of the residential use permits (RUPs) are issued for the fifth building constructed on the subject 
property. 
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The applicant is proffering to complete Anderson Park, the public park proposed for the northeast 
side of Anderson Road, by the time 75% of the RUPs are issued for the third building constructed. 
However, in the event the second building constructed is Building 3, located along Anderson Road, 
the applicant will construct the northern half of Anderson Park concurrently with Building 3. The 
remainder of Anderson Park would still be completed with the third building. While this proposal is 
acceptable, the proffer should also account for the possibility that Building 3 is the first building 
constructed on site. 

The timeframe for both of these parks has been moved up from. the original submission. The 
applicant originally proposed providing Anderson Park with the construction of the fourth building 
on site, and Goodman Field with the sixth building. The new timeframe is preferable because it 
provides park space earlier, while also allowing applicant to construct the first two or three buildings 
to help finance the public amenities. 

With the execution of the collective provision of facilities with Capital One, the proposed public 
facility commitments and their timing are in general conformance with the Comprehensive Plan. 

Phasing Plan 

The applicant's phasing plan shows each individual building as a potential phase, without showing 
cumulative development. Staff has requested that the applicant narrow the possibilities to better 
clarify the cumulative impacts on the existing site and roadways. 

Affordable and Workforce Housing 

The applicant is proposing to meet the Comprehensive Plan guidance for the provision of affordable 
and workforce housing (pages 33-35) by proffering to adhere to the Board of Supervisors' Tysons 
Comer Urban Center Workforce Dwelling Unit Administrative Policy Guidelines dated June 22, 
2010 (Proffer 45). The Comprehensive Plan recommendations for affordable and workforce 
housing in Tysons are incorporated into these policy guidelines, which may be accessed at: 

http://www.fairfaxcounty.gov/dpz/tysonscomer/tysons wdu policy guidelines final signed.pdf 

The Comprehensive Plan has different recommendations for workforce dwelling units (WDUs) 
based on whether a building is within 1/4 mile of a Metro station (page 33): 

"20% of the residential units in new developments should be affordable to households with 
incomes ranging from 50 to 120 percent of AMI (Area Median Income), as set forth in Table 
1. Within 1/4 mile of the Metro stations, the 20% applies to the total number of dwelling 
units to be constructed in the proposed development. Beyond 1/4 mile of the Metro stations, 
any units created with bonus floor area should be excluded from the 20% WDU calculation 
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Based on the applicant's Statement of Justification, dated February 15, 2013, it appears that the 
applicant intends to exclude the bonus dwelling units located outside the 1/4 mile ring from the 20% 
WDU calculation, consistent with the Comprehensive Plan. However, Proffer 45 states that the 20% 
calculation will be based on the total number of units. The applicant should clarify its intent by 
revising either the proffers or the Statement of Justification. 

Because the subject application proposes to redevelop existing housing (the McLean Commons 
apartment community), additional Plan recommendations apply. 

Areawide Recommendations, page 34: 

"Redevelopment of existing housing units should satisfy Objective 11 in the Land Use section of 
the Policy Plan, including increased affordable housing opportunities and positive impacts on the 
environment, public facilities and transportation." 

District Recommendations, Tysons East, Anderson Subdistrict, page 154: 

"When redevelopment includes a residential component, it should include recreational facilities 
and other amenities for the residents, and provide for affordable/workforce housing as indicated 
under the Land Use guidelines. However, if the portion of the McLean Commons within the 
Anderson Subdistrict is to redevelop, the development proposal should have as an objective 
increased affordable housing opportunities and positive impacts on the environment, public 
facilities and transportation systems (See Objective 11 in the Land Use section of the Policy 
Plan)." 

Policy Plan, Land Use, Objective 11, Policy A, page 7: 

"Ensure that redevelopment of residential neighborhoods for residential uses provides on-site, 
affordable dwelling units or a contribution to the Fairfax County Housing Trust Fund equal, at a 
minimum, to the replacement value of all affordable units displaced, as well as meets the 
provisions of the County's Affordable Dwelling Unit Ordinance or Planning Criteria." 

While the dwelling units in the existing McLean Commons development are not price controlled, 
they are all leased at rates that meet the County's definition of affordability at income tiers ranging 
from below 60% of AMI up to 120% of AMI. During the review of the subject application, the 
Department of Housing and Community Development analyzed the current rents of the McLean 
Commons as provided by the applicant. The following table indicates how the existing 331 dwelling 
units fit into each of the Comprehensive Plan's income tiers for affordability. 
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Income Tier 
(%of AMI) 

101-120% 
81-100% 
71-80% 
61-70% 

Under60% 
Vacant 
TOTAL 

EXISTING UNITS 
Number Distribution 

21 6.3% 
51 15.4% 
155 46.8% 
92 27.8% 
1 0.3% 

11 3.3% 
331 100% 

Staff and the applicant have worked to develop a strategy for affordable housing that would satisfy 
the Comprehensive Plan goals of providing "increased affordable housing opportunities" and 
providing on-site affordable units "equal, at a minimum, to the replacement value of all affordable 
units displaced." This strategy would not increase the percentage ofWDUs to be provided with the 
subject application but would include a higher proportion ofWDUs in the 60-80% AMI tiers to 
account for the current affordability of McLean Commons. 

The applicant's latest proffers propose the following income breakdown for WDUs: 

Income Tier % ofTotal 
WDUs Provided 

101-120% of AMI 14% 
81-100% of AMI 18% 
71-80% of AMI 41% 
61-70% of AMI 24% 
> 60% of AMI 3% 

Total 100% 

While this breakdown demonstrates progress toward meeting the Comprehensive Plan goals, a 
number of issues still need to be addressed. The proposed percentages are based on a one-for-one 
replacement of the existing 3 31 units with any additional units provided at the income ranges 
specified in the Table 1 of the Comprehensive Plan (page 34}. This approach only meets this 
objective if the maximum number of units (2,571 DUs) is built on the site. If fewer units are 
ultimately built, the percentages in the table above might not meet the objective of replicating the 
current level of affordability. As previously noted in the intensity section of this memo, the 
applicant is not committing to build a minimum number of total dwelling units. 

The applicant can address these issues by proffering that the first 331 WDUs provided will match 
the income tiers of the existing 331 units and that any additional WDUS will be provided at the 
income tiers as specified in Table 1. Also, because the subject application is pursuing a different 
affordable housing program than a PTC application that is not redeveloping existing housing, the 
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proposed proffer allowing the applicant to opt into future WDU policies adopted by the Board of 
Supervisors should be revised to ensure that the Plan goals specific to this site are still achieved. 

Staff will continue to work with the applicant to revise the proffers to better meet the Plan 
recommendations for redeveloping residential neighborhoods. 

Relocation Assistance 
As a further recommendation for addressing the redevelopment of housing, the applicant should 
provide some level of relocation assistance for displaced residents of McLean Commons. Planning 
staff will coordinate with Housing & Community Development and the applicant to assess existing 
County policies (including the Crescent Apartments in Reston) to determine an appropriate strategy. 

Non-Residential Contributions to Affordable Housing 
The Plan recommends that new development in Tysons should contribute a minimum of$3.00 per 
non-residential square foot of floor area to an affordable housing trust fund. Ground level retail 
located in mixed use buildings is exempt from this contribution. The subject application will 
provide up to 50,000 square feet of retail, which is anticipated to be located at ground level. 
Therefore, the applicant is not expected to provide a non-residential contribution towards affordable 
housing. 

Coordinated Development and Parcel Consolidation 

The Comprehensive Plan's consolidation guidance for the subject applications is as follows (Tysons 
East, Old Meadow and Anderson Subdistricts Recommendations, page 155): 

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

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

o When a consolidation includes land located in the first intensity tier (within 1/8 mile of a 
Metro station), it should also include land in the second intensity tier (between 1/8 and 
1/4 mile of a station), in order to ensure connectivity to the Metro station." 
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The subject application site covers a total of 20.96 acres, and therefore meets the size recommended 
for consolidation in the District Recommendations. The recommendation for land included in the 
first intensity tier (within 118 mile of the Metro station) is not applicable. 

In addition to the District Recommendations, the Comprehensive Plan sets five specific objectives 
for consolidations in the Areawide Land Use Recommendations (page 36): 

"In all cases, consolidations or coordinated development plans should meet the following 
objectives: 

• Commitment to a functioning grid of streets both on-site and off-site; 
o Conceptual engineering of streets that demonstrate connectivity to surrounding 

areas and satisfy the guidance in the Transportation section should be completed. 
Such engineering should be done in coordination with land owners in the 
surrounding area, and the proposed street alignments should be included in an 
official map, as described in the Transportation section. 

o If an official map has already been adopted for the area, the development proposal 
should be in conformance with the street alignments in the map. 

• Provision of parks and open space as set forth in the Environmental Stewardship 
section of the Areawide Recommendations, either on-site or within the subdistrict 
through a partnership; 

• Provision of land and/or building space for public facilities as set forth in the Public 
Facilities section of the Areawide Recommendations; 

• Conformance with the guidance in the Urban Design section and any urban design 
guidelines for the district or subdistrict; and 

• Demonstration of how adjacent parcels could be redeveloped in a manner that is 
compatible with the proposal and in conformance with the Plan." 

First Objective - Commitment to a Functioning Grid of Streets 
The applicant meets this objective by providing a functioning street network with several new grid 
connections. The grid proposed is generally in line with the grid of streets and functional 
classifications shown in the Comprehensive Plan in Map 7 of the Transportation section. The 
applicant is proposing improvements to the grid of streets around the perimeter of the property that 
will improve the Tysons-wide network of roadways. This includes an extension of Colshire 
Meadow Drive from its current terminus at Colshire Drive northeast to Anderson Road, with an 
associated realignment of the Chain Bridge Road/ Anderson Road intersection, so that Col shire 
Meadow Drive will continue through as Chain Bridge Road. On the southeast edge of the property, 
Dartford Drive will be extended northwest from its intersection with Colshire Drive to the newly 
proposed segment ofColshire Meadow Drive. Newly proposed internal roads- Main Street, South 
Street, East Lane and Center Alley- will provide an internal grid with small blocks that will foster 
pedestrian mobility. 

As proposed, Colshire Drive's connection with Dartford Drive is offset from the south section of the 
roadway accessing the MITRE Corporation's property, rather than providing a four-way 
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intersection. Fairfax County Department of Transportation (FCDOT) has recommended the 
applicant revise their plans to align the intersection, but the applicant has noted that in order to do so, 
the section of Col shire Drive between Dartford and Anderson Roads would impact Building 7 and 
Goodman Field. In order to continue providing Goodman Field and Building 7, the overall plan 
would have to be revised significantly. While an aligned intersection of Colshire and Dartford Drive 
is preferred, planning staff does not feel it is necessary in order to be in conformance with the 
Comprehensive Plan. 

The proposed grid of streets for the development is in general conformance to planned street 
alignments in the Plan, and the applicant has provided exhibits in the CDP demonstrating 
connectivity with adjacent existing and future developments. 

Second Objective -Provision of Parks and Open Space 
The applicant is proposing 9.07 acres of public parks, which includes the a large public park on the 
northeast side of Anderson Road, a public park within the Main Street median, public plazas, and a 
full athletic field. This exceeds the Plan's recommendation for public park space based on the 
number of residential units. Both the public and private open spaces are well integrated throughout 
the site. This objective is fully met. 

Third Objective -Provision of Land/Building Space for Public Facilities 
The applicant has satisfied this objective by coordinating with another applicant in order to fulfill the 
athletic field and public facility commitments for both applicants, as described in the Public 
Facilities section of this memo. This type of collaboration is encouraged by the Comprehensive Plan 
as a means of fulfilling this objective. 

Fourth Objective- Conformance to Urban Design Section and Guidelines 
The applicant generally meets this objective by generally conforming to the Plan's urban design 
guidance, as described in the Urban Design section of this memo. 

Fifth Objective- Demonstration of How Adjacent Parcels Could Be Redeveloped 
The applicant has provided exhibits demonstrating the street grid connectivity to adjacent land areas, 
and has shown how adjacent parcels to the west towards Tysons East station would redevelop, 
including street grids proposed by adjacent development applications. It is recommended that the 
applicant provide illustrative plans demonstrating the potential redevelopment of the existing 
Safeway shopping center on Colshire Road as recommended in the Comprehensive Plan. 

Parking 

The Comprehensive Plan provides recommendations on maximizing the efficiency of parking to 
encourage transit use, walking, and bicycling; to limit the urban design impacts of parking; and to 
ensure that parking is priced such that spaces are available for those who choose to drive. The Plan 
recommends specific strategies for managing parking on Pages 64-65. One strategy that the 
applicant is committing to is unbundling residential parking, meaning that the cost of a parking 
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space is separate from the lease rate for a dwelling unit (Proffer 40). In addition to helping the 
applicant achieve its transportation demand management goals, this strategy can reduce the cost of 
housing for residents who do not need a parking space (or multiple spaces). 

URBAN DESIGN ANALYSIS 

Street Grid and Design 

The Comprehensive Plan provides recommendations for both street grids (pages 46-47, 96) and 
street cross sections (pages 96-1 08). 

As mentioned previously, the application provides a street grid that is generally as envisioned in the 
Comprehensive Plan. The applicant proposes improvements to the bounding streets on the perimeter 
of the development that will ultimately improve the surrounding road network, including the 
extension of Colshire Meadow Drive to Chain Bridge Road with an associated intersection 
improvement and the extension of Dartford Drive from Col shire Road to the Col shire Meadow 
extension. Four new internal streets- Main Street, South Street, Center Alley, and East Lane- are 
proposed, which breaks the subject property into smaller blocks. 

The resulting block are generally in conformance with the Plan's recommend block size and pattern 
(page 96). The Plan recommends block lengths ranging from 400 to 600 feet long and perimeters of 
less than 2,000 feet. All blocks in the subject application are within these guidelines, except the 
following: 

• The block with Buildings 6 and 7, has a length that exceeds 600 feet; however, the block is 
also broken up by a public plaza, and it is has a total perimeter that is less than 2,000 feet. 
The applicant should show that pedestrians can pass through this plaza by including this 
connection on the Pedestrian Circulation Plan. 

• The block with Goodman field exceeds the recommended dimensions, but this is necessary 
to accommodate a full-sized athletic field. 

• Anderson Park at the north end of the site forms a superblock; however, there are pedestrian 
walkways throughout the park. A future pedestrian connection through the park to the 
adjacent properties should be considered if those properties are redeveloped. 

The street grid proposed in the subject applications is in general conformance with the guidance in 
the Comprehensive Plan. 

Streetscape Design 

The Urban Design section of the Comprehensive Plan provides detailed guidance on streetscapes 
(pages 96-1 08). The Plan defines three streetscape zones: the landscape amenity panel, sidewalk, 
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and building zone. Each zone serves a distinct purpose and has varying dimensions based on the 
adjacent street type and land use. 

Avenues: Anderson Road 
To meet streetscape design recommendations for an A venue, streetscape sections should provide a 
minimum 8' landscape amenity panel, an 8' sidewalk, and a building zone between 4'-8'. The 
building zone is only applicable on the south side of Anderson Road, since the north side will border 
park space along the entirety of the frontage within the subject property. 

There are deviations from the recommended streetscape along the north side of Anderson Road due 
to constraints from existing mature trees along the roadway. The middle section of the segment 
provides on-street parking and an 8' wide sidewalk, but there is not enough room for a landscape 
amenity panel. The easternmost section provides a wide landscape panel, but keeps the existing 4' 
wide sidewalk because the trees' roots would be impacted if the sidewalk was ripped out or 
replaced. An additional 8' wide walk is provided further away from the road adjacent to the 
proposed sports courts. The westernmost section provides an 8' wide sidewalk but no on-street 
parking or landscape panel, due to the presence of mature trees and the proximity to the Chain 
Bridge intersection, respectively. 

The deviation from providing on-street parking here is justified for tree preservation, as the Plan 
suggests (page 97): 

"Where pre-existing site constraints might limit the ability of a development to satisfy all 
streetscape recommendations, some limited variation may be permitted if the proposed 
alternative meets or exceeds the standards established by this plan. Where flexibility is granted, 
the streetscape should include acceptable sidewalk widths and an acceptable amount and location 
of street trees." 

Based on this consideration, the flexibility to modify the streetscape for the existing conditions 
(mature street trees) is justified, and the applicant is providing a reasonably alternative streetscape 
within those constraints. 

Collectors: Co/shire Meadow Drive & Dartford Drive 
Colshire Meadow Drive and Dartford Drive both meet the streetscape guidelines for Collector 
Streets by providing an 8' wide landscape amenity panel, an 8' wide sidewalk, and a minimum 4' 
building zone. 

Local Streets: Main Street, Co/shire Drive, South Street, East Lane 
All local streets in the application meet the streetscape guidelines for Local Streets by providing a 6' 
wide landscape amenity panel, a 6' wide sidewalk, and a 4' wide building zone. 
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Service Drives: Center Alley 
Although Center Alley is classified as a service drive because it does not provide enough total right
of-way width to be considered a Local Street, it meets the streetscape guidelines for a Local Street 
by providing a 6' wide landscape panel, a 6' wide sidewalk, and a 4' building zone. This exceeds the 
standards for the service drive classification. 

The streetscape designs proposed in the subject application are in general conformance with the 
Comprehensive Plan. 

Building Height 

The proposed buildings in the subject application are located within Height Tiers 2 and 3 on the 
Comprehensive Plan's Conceptual Building Heights Map (page 116). Tier 2 recommends maximum 
building heights ranging from 175 to 225 feet, while Tier 3 recommends maximum heights of 130 to 
175 feet. The applicant is requesting height flexibility for three residential buildings that are 
proposed to exceed this height range. The Plan recommends flexibility when evaluating building 
heights in certain circumstances (page 115). 

"Height flexibility will be provided to facilitate the provision of affordable/workforce 
housing, as well as public and quasi-public uses such as a conference center or arts center." 

The following table compares the maximum heights recommended in the Conceptual Building 
Heights Map to that proposed by the applicant for each building in the application. Buildings 
shaded in gray exceed the maximum heights recommended on the Conceptual Building Heights 
Map. 

Height 
Max. Number Max. Comprehensive Plan 

Building 
Tier 

of Stories Height Maximum Building 
Proposed Proposed Height Range 

1 2 15 160' 175'-225' 
2 2 22 245' 175'- 225' 
3 3 15 160' 130'- 175' 
4 3 15 160' 130'-175' 
5 2 22 245' 175'- 225' 
6 2 22 245' 175'- 225' 

7 3 15 160' 130'- 175' 

Three buildings (Buildings 2, 5, and 6) exceed the maximum height range recommended in their 
respective height tiers. Building 5 has a proposed height of245' for its westernmost section (Tower 
A), located primarily within Tier 2, which has a maximum height range of 175' to 225'. Building 
5's southern tower is located in Tier 3, and has a maximum proposed height of205', which exceeds 
the upper limit of 175'. Buildings 2 and 6 are each within Tier 2 and are proposed at a maximum 
245' in height, exceeding the maximum recommended height of225'. 
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For the residential buildings where height flexibility is requested, the additional heights proposed are 
9 - 1 7% above the Plan maximum. This amount of flexibility is appropriate because the applicant is 
proffering to provide affordable and workforce housing in each building in accordance with the Plan 
objectives as discussed in the Affordable and Workforce Housing section of this memo. Also, the 
subject application property is not located in proximity to any height sensitive uses, such as stable 
residential neighborhoods outside of Tysons that would make height flexibility less desirable. 

The Workforce Dwelling Units proffer (Proffer 45) states the applicant reserves the right to 
consolidate the WDUs into one or more buildings with the build-out of the Subject Property, 
allowing WDUs to increase in one building beyond 20% with a decrease in another building. While 
some flexibility is acceptable, the applicant should ensure that the buildings seeking the height 
flexibility (2, 5, and 6) should maintain a minimum of20% WDUs to justify the height increases, if 
applicable. 

The applicant is proposing a possible option in which Buildings 4, 7, and the southern section of 
Building 5 would be built to a maximum of6 stories instead ofthe maximum heights proposed (160' 
for Buildings 4 and 7; 205' for the southern section of Building 5). No significant concerns are 
raised by this potential option, and the relevant portion of Building 5 would be in keeping with the 
Plan's recommended maximum height for Tier 3 without the need of a bonus exception. 

The applicant is not committing to minimum building heights for the tallest buildings, which are 
proposed for heights up to 245'. Proffer 10 states only that the building heights will "retain a similar 
urban form to that shown on the COP or FOP." As mentioned in the Intensity section of this memo, 
staff is concerned that the subject application as proposed could be built at a much lower intensity 
and height than proposed, which would not be consistent with the Plan's vision for transit-oriented 
development. 

The maximum building heights proposed in the subject applications are in general conformance with 
the Comprehensive Plan. The applicant is encouraged to commit to minimum building heights for 
the buildings located closest to the Metro station. 

CONFORMANCE TO APPLICABLE DISTRICT RECOMMENDATIONS 

Historic Preservation and Documentation 

The Tysons Comprehensive Plan's District Recommendations for Tysons East, Anderson 
Subdistrict, provide the following guidance for the preservation of the existing McLean Commons 
housing development, which currently occupies the subject property (page 156): 

"Selected elements ofthe 1960s sections ofThe Commons garden apartments (Tax Map 30-
3((28))5 and 6) should be considered for preservation, incorporation into new development, and 
evaluation for inclusion in the Inventory of Historic Sites. The county's Heritage Resource 
Management Plan recognizes this resource type and provides for its registration and protection. 
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The preserved areas should show both the architecture and the contextual spatial design of the 
period." 

Although the above recommendation does not explicitly state that the existing apartment buildings 
should be preserved or incorporated into new development, it implies that the applicant should 
evaluate the possible preservation or inclusion of selected elements. According to the applicants 
phasing plan, existing residential buildings are not impacted by early construction phases. However, 
the applicant does not proposed to preserve any of the existing structures upon final build-out of the 
property. 

Preservation of the units south of Anderson Road would limit the ability to implement the 
recommendations of the Comprehensive Plan for providing Transit Oriented Development heights 
and intensity in proximity to Metrorail stations. 

The existing buildings on the north side of Anderson Road could provide a better opportunity for 
preservation; however, it is recognized that these buildings hold slightly less historical significance 
as compared to the structures on the subject property south of Anderson Road. The Architectural 
Review Board has recommended the applicant preserve some of these units for possible 
incorporation into the large park the applicant is proposing north of Anderson Road (Anderson 
Park). The applicant has stated that incorporating the existing units and associated surface parking 
would impact their ability to provide a large, high-quality park as currently proposed. Staff 
encourages the applicant to provide supporting exhibits showing how the preservation and 
incorporation of a limited amount of the existing structures, or sections of the existing structures, 
into the park would impact its design. 

Because the applicant does not intend to preserve the structures, staff has encouraged the applicant 
to consider other ways in which the history of the site could be preserved. Originally, the applicant 
proposed to construct a historic timeline wall to encapsulate the history of the site and Charles 
Goodman, the notable architect who designed McLean Commons. The wall was to be provided 
adjacent to the athletic field (Goodman Field) depicting the history of the site. No additional 
information as to the size, materials, or specific location of the wall, nor its breadth ofhistorical 
documentation, was provided, as the applicant intended to delay these details until the Final 
Development Plan was submitted for the area that would include Goodman Field. The application 
has since been revised. 

Staff has worked with the applicant to provide a better historical reference concept, suggesting an 
approach that would incorporate historical reference features throughout the subject property, rather 
than using only a single timeline wall. The Historical Reference Plan (Sheet L-18 ofthe CDP) 
portrays a general concept for incorporating historical references throughout the site, paying tribute 
to the site's history, Charles Goodman's life work as an architect, and Goodman's design for 
McLean Commons. The sheet generally shows that Anderson Park will include references to the 
site's landscape and historical context; Goodman field will incorporate design elements from 
McLean Commons; and the Main Street landscape area will provide historical references to Charles 
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Goodman himself. The applicant is proffering (Proffer 12) to provide additional details for these 
historical references with the FDPs that cover the corresponding site areas. The applicant should 
further commit to timing of these features within the phased development. 

Because the existing structures will eventually be demolished, it is important that the existing site's 
history is properly inventoried and documented. Proffer 12 commits the applicant to providing 
copies of a previously prepared History Matters report documenting McLean Commons to the 
Virginia Department of Historic Resources and the Virginia Room of the Fairfax County Public 
Library. Fairfax County's Architectural Review Board has recommended the applicant also provide 
photos and other documentation for inclusion in the Historical American Building Survey (HABS). 
Although the applicant has previously verbally committed doing this, they have not provided a 
proffer commitment. 

If a commitment to HABS documentation is provided, and the applicant commits to the timing of 
the historical references, staff feels the applicant would be in reasonable conformance with the 
District Recommendation concerning the preservation and documentation of McLean Commons. 
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Barbara Berlin, Director 
Zoning Evaluation Division, DPZ 
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RZ 2011-PR-017, and FDP 2011-PR-017; The Commons 
Land Identification Map: 30-3-((28))-5, 6, 8, and B4 

APPENDIX 7 

DATE: March 4, 2013 

This department has reviewed the Conceptual Development Plan (CDP), Final Development Plan 
(FDP), and proffers revised through February 19, 2013. There are issues that remain unresolved and at 
this time FCDOT cannot support the application. The following issues are identified by staff. 

Waivers 
The applicant only provided waiver requests with their latest submission. Because of this Fairfax 
County staff has not had sufficient opportunity to review the streetscape and on-street parking waivers 
requested. The applicant has also requested access management waivers from the Virginia Department 
of Transportation (VDOT). To date, VDOT has not indicated approval of those waivers. The approval 
of the access management waivers will be needed in order for staff to support the grid of streets 
proposed by the applicant. 

Road Phasing 
The application property is bordered by important grid streets including Anderson Road, Colshire 
Meadow Drive, and Dartford Drive. The improvements to Anderson Road and construction of future 
Colshire Meadow Drive and Dartford Drive are critical to the transportation network for Tysons East and 
to access the applicant's property. The construction of these two streets is complicated by the need for 
offsite ROW and easements. Staff has requested that the applicant work cooperatively with adjacent 
property owners to ensure the completion of these roadways. We have not seen adequate progress on 
this matter. FCDOT does not believe the development should reach full build out without completing 
these roadways. 

The Colshire Meadow Drive improvements and the realignment of the intersection with Anderson Road, 
in particular, are necessary as they serve the site's primary signalized access point. Furthermore, the 
realignment is critical to providing an improved pedestrian crossing along Anderson Road and Chain 
Bridge Road. The latest proffers indicate that Colshire Meadow Drive is to be completed prior to the 
issuance of the first RUP for Building 2. But considering the importance of this road and the unknown 
timeframe for Building 2, it is FCDOT's suggestion that the applicant agree to complete the roadway 
with the third building of the development or Building 2, whichever occurs first. 

Furthermore, the proffers for construction of Colshire Meadow Drive need to be revised altogether since 
the proffer states that the applicant has agreed to dedicate after the road is constructed. This sequence 
of events does not make sense since dedication is needed before the improvement can even be 
initiated. The applicant has also added provisions by which they may be relieved of obligations to 
construct their portion of the roadway. This language should be removed. A similar provision is present 
in the Dartford Drive proffer. Staff is uncomfortable with this language. As has been stated previously, 

Fairfax County Department of Transportation 
4050 Legato Road, Suite 400 

Fairfax, VA 22033-2895 
Phone: (703) 877-5600 TTY: 711 

Fax: (703) 877-5697 
www.fairfaxcounty.gov/fcdot 
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staff encourages the applicant to come to agreement with the adjacent property owner before the 
zoning moves forward in order to ensure the completion of the roadway. 

Grid Fund Credit 
The proffers include appropriate contributions to the Tysons Grid Fund and Tysons-wide Transportation 
Fund. However, the applicant has added provisions for credit which staff does not support. For the 
Grid Fund, in particular, credit is stipulated for condemnation actions, construction of off-site public 
streets and intersection improvements, and construction of all or a part of off-site public streets (not 
including costs of the property's frontage improvements). Aside from frontage improvements, the 
applicant has not identified off-site improvements; therefore it is unclear what items the Applicant 
considers creditable. Credit for off-site construction, particularly if it is related to Colshire Meadow and 
Dartford Drive, is not acceptable since these roads are part of the applicant's grid of streets. Lastly, 
credit for condemnation actions is not appropriate since the County would already be assisting the 
applicant in order to complete their grid of streets. 

Grid 
Early in discussions with the applicant staff noted concerns with the offset intersections created by Mitre 
Plaza and Colshire Drive once Dartford Drive is constructed as a north-south road per the Tysons Grid 
of Streets. The presence of the road places limitations overall grid connectivity. Additional turning 
movements will be needed on Dartford Drive to reach the Mitre property as well as to access the 
Commons grid of streets that leads to Anderson Road. These turning movements may also become 
more problematic if a signal is placed at the intersection of Dartford Drive and Mitre Plaza per the 
Tysons East CTIA. Staff recommends that the applicant realign Colshire Drive with Mitre Plaza to 
alleviate this situation. 

Other COP Issues 

Functional Drawing 
Staff previously requested a functional drawing to include utilities, sight distance, vegetation, road 
geometry, etc. This has yet to be added to the COP or provided to staff as a separate exhibit. 
The Conceptual Utility Plan provided in the COP does not satisfy this request. 

Signalization 
The County conducted an extensive study of the Tysons East transportation network through the 
Consolidated Transportation Impact Analysis (CTIA). The CTIA recommended signalization at 
Anderson Road at Colshire Meadow Drive, Colshire Meadow Drive at Dartford Drive, and Dartford Drive 
at Mitre Plaza. The Applicant's COP show signalization of the first two intersections listed, however 
staff previously requested that the applicant also note the future signalization of intersection of Mitre 
Plaza at Dartford Drive. This is currently not shown on the COP. The COP and the proffers should be 
revised to address this potential future signal. 

Road Design 
The width of the median for the northbound left turn on Anderson Road creates an awkward curve/kink 
for the thrrough lanes. This condition is not optimal for drivers on the roadway since they will have to be 
aware of the curvature to avoid the medians for the left turn lanes and the right-in/right-out for Main 
Street. The applicant should make necessary changes to eliminate this condition. 

Phasing 
All phases should ensure adequate pedestrian connections to the Mclean Metrorail Station. Most 
phases do not include a pedestrian pathway from the intersection of Colshire Meadow Drive and 
Anderson Road to the station. The Applicant will need to provide this connection with each phase to 
ensure access to the station. 
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The Colshire Meadow Drive Interim Conditions Plan shows a new entrance to the Cityline site that is 
close to the intersection of Anderson Road and Colshire Meadow Drive. This new entrance should be 
located further away from the intersection. The Applicant should consider aligning the intersection 
across from Center Alley. 

When South Street is constructed with Building 4, an offset intersection will be created with the existing 
entrance to Building 'K.' The Applicant should consider ways conflicts could be avoided. Staff suggests 
one possible solution by allowing only a right-in/right-out at South Street until the opposite entrance is 
removed. 

General Proffer Comments 

Commitments bus shelters and related temporary construction and grading easement should also be 
included in the proffers. The applicant should also commit to an FCDOT review of site plans to 
determine where shelters can be located. 

The applicant should specify that they will realign the intersection of Anderson Road and Colshire 
Meadow Drive if not previously constructed by others. Currently the proffers just state that they will 
construct Colshire Meadow from Anderson Road west. 

A contribution towards the construction of the Super Boulevard would be desirable. 

TDM plan and proffers are acceptable to staff. 

FDP Building 1 

It does not appear that a sidewalk parallel to Ambergate Place can be accommodated with the interim 
alley. This will need to be provided with this FDP. This access is necessary to reach the Mclean 
Metrorail Station. Furthermore the applicant should coordinate with Mitre to develop an interim pathway 
to the Mclean Station metro. This pathway should be displayed in the FDP. 

The number of bicycle parking spaces and location should be specified. 

A functional drawing as described above should be provided with the FDP. 

Sight distance should be provided for parking entrances. 

A through movement should be provided on Old Chain Bridge Road approaching Ambergate Place in 
order for residents to access Building 1. This may simply be a CAD error, but should be revised by the 
Applicant. 

AKR/MEC 



COMMONWEALTH of VIRGINIA 
GREGORY A. WHIRLEY 

COMMISSIONER 

DEPARTMENT OF TRANSPORTATION 
4975 Alliance Drive 
Fairfax, VA 22030 

January 23, 2013 

Ms. Barbara Berlin 
Director of Planning and Zoning 
Office of Comprehensive Planning 
12055 Government Center Parkway, Suite 801 
Fairfax, Virginia 22035-5511 

Re: The Commons RZ-2011-PR-017 
Tax Map# 30-3((28)) Numerous Parcels 
Fairfax County 

Dear Ms. Berlin: 

In accordance with the Virginia Traffic Impact Analysis Regulations, 24 VAC 30-155, your 
proposed rezoning was submitted to the Virginia Department of Transportation (VDOT) for 
review on October 2, 2012, and received on October 2, 2012. 

We have evaluated the rezoning and prepared comments on the results of our evaluation . 
The comments present our key findings as well as detailed comments on the future 
transportation improvements which will be needed to support the current and planned 
development in the study area. 

Our comments are attached to assist the Planning Department, the Planning Commission 
and the Board of Supervisors in their decision making process regarding the rezoning. 

Please arrange to have these comments included in the official public records, and to have 
both this letter and the VDOT comments placed in the official file for this rezoning. VDOT 
will make these documents available to the public through various means, and may post 
them to the VDOT website . 

Please contact me if you have any further questions regarding these comments. 

cc: Ms. Angela Rodeheaver 
5271nfo2011-PR..()17rz2TheCommons1-23-13BB 

Sincerely, 

~ }fdvv; 
Kevin Nelson 
Transportation Engineer 

We Keep Virginia Moving 
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Ms. Barbara Berlin 
Director of Planning and Zoning 
Office of Comprehensive Planning 

Fairfax, VA 22030 

January 23, 2013 

12055 Government Center Parkway, Suite 801 
Fairfax, Virginia 22035-5511 

Re: The Commons RZ-2011-PR-017 
Chapter 527 Comments 
Tax Map # 30-3((28)) Numerous Parcels 
Fairfax County 

Dear Ms. Berlin: 

VDOT has reviewed the above plan and traffic impact study submitted on October 2, 2012, 
and received on October 2, 2012. The applicant is seeking to rezone the property and 
subsequently develop 2,559 mid to high rise multi-family dwelling units instead of the 
existing 331 garden and townhouse style residential units in 12 buildings. The site is 
approximately 20.96 acres and is located northwest of Magarity Road, southwest of the 
Dulles Access Road, and southeast of Route 123 (Dolley Madison Boulevard). 
Approximately 6.43 acres of the site is between 1/8 mile and 1/4 mile of the future Tysons 
East Metro station, 10.01 acres is between 1/4 mile and 1/3 mile from the station and the 
remaining 4.52 acres is between a 1/3 mile and 1/2 mile from the station. The build out 
year for analysis of the impacts is 2020. Vehicular access to the proposed development 
would be provided via an interconnected grid of private streets to facilitate connections to 
the adjacent street network. Access will be provided with two proposed roadways off of 
Anderson Road, one proposed driveway and one existing driveway on Colshire Drive, one 
proposed roadway and two proposed driveways on Dartford Drive (which will be extended 
along the southern portion of the site and via one proposed driveway on Ambergate Place 
which will be renamed Colshire Meadow Drive and will be extended to Dartford Drive. 

The revised impact study now includes a higher density development than originally 
proposed. The site trip generation has increased by about 16% during the AM peak period 
and 12% during the PM peak period in this version of the study. 

Accuracy of the Traffic Impact Analysis: 
We have following minor comments which will not impact the results in the report: 

1. Colshire Drive is a public roadway instead of a private roadway as described 
in "Existing Roadway Network" section on Page 14. The site plan also 
shows it to be a public roadway with VDOT Route #6471. 

We Keep Virginia Moving 
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2. The lane geometry of intersections #5 and #22 in the site plan does not 
correspond to the lane configuration analyzed with Synchro. However, 
based on the projected traffic volumes and lane alignments, it seems the 
lane configuration for the northbound approach at intersection #5 is more 
appropriate in the site plan than used for the Synchro analysis. 

3. The Queuing Analysis Section should include turn lane blockages etc., 
especially for the sections of the roadway with closely spaces intersections. 

Comments on the Recommended Improvements: 
4. At Route 123/0id Meadow Road, converting the northbound right turn lane 

into shared through/right lanes is not an acceptable recommendation. 
Figure 7-2 shows significantly high right turn volumes of 536 and 481 during 
the AM and PM peak hours respectively for this shared lane. 

5. At Route 123/Scotts Crossing/Colshire Drive the same applies to converting 
the southbound right turn lane into a shared through/right lane. The figure 
shows significantly high right turn volumes of 400 during AM peak hour for 
this shared lane. 

6. At Route 123/Scotts Crossing/Colshire Drive, the southbound right turn lane 
(with about 606 vehicles during the AM-peak) is continuously blocked by 
through traffic. Therefore, extend the right turn lane or an additional through 
lane should be considered. 

7. At Route 123/DTR Ramps/Anderson Road, the eastbound left turn lanes are 
continuously blocked by through traffic. Therefore, extending the left turn 
should be considered. 

8. At the Route 123/DTR Ramps/Anderson Road intersection there is no 
advantage to constructing a second southbound left turn lane with left turn 
volumes of 127 and 251 during the AM and PM peak hours. The actual 
problem is the left turn lane being continuously blocked by through traffic. 
Therefore, extending the left turn should be considered instead of dual lefts. 

9. Converting the exclusive westbound right turn lane into a shared left/right 
lane and optimization of signal at the Route 123/DTR Ramps/Anderson 
Road intersection is helpful, but it does not solve the actual problem of 
blockages occurring due to the short distance between the said signal and 
the Anderson Road/Chain Bridge Road intersection. Also optimization of the 
signal is not an acceptable solution for the reasons mentioned above. The 
future left turn volume of about 1073 trips at the Anderson Road approach 
are too high and the project is adding about half of these trips. 
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11 . A signal modification plan will be needed for the intersections recommended 
for lane configuration changes. 

Additional VDOT Recommendations/Comments: 
1. At the Anderson Road/Chain Bridge Road intersection an eastbound right 

turn lane along Anderson Road is warranted with the 280 right turn volume 
during AM peak hour. 

2. It is suggested the problems at and between the intersections of Route 
123/DTR Ramps/Anderson Road and Anderson Road/Chain Bridge Road 
could be solved by extending the proposed Colshire Meadow Drive (existing 
Ambergate Place) south to the existing intersection of Colshire Drive and 
Colshire Meadow Drive. This connection is also part of the grid system 
shown in figure 2-3. 

3. It is suggested to realign Colshire Drive with the existing driveway/street on 
the opposite side of the proposed Dartford Drive to reduce the number of 
closely spaced intersections/driveways in that area. 

4. The crosswalks and other features shown in the site plan for the proposed 
roadways are considered for information only. The actual decisions about 
such features will be deferred until the site plan reviews. 

Concerns: 
We need a coordinated approach to consider the impact of other projects (for which TIA's 
are under review) in the close proximity to this site. 

Conclusions: 
In general , the TIA is acceptable. 

Please contact me if you have any further questions regarding these comments. 

cc: Ms. Angela Rodeheaver 
5271nfo2011·PR-017rz2TheCommonsComments1-23-13BB 

Sincerely, 

~;J~~ 
Kevin Nelson 
Transportation Engineer 



COMMONWEALTH of VIRGINIA 
DEPARTMENT OF TRANSPORTATION 

GREGORY A. WHIRLEY 4975 Alliance Drive 
COMMISSIONER Fairfax, VA 22030 

March 25, 2013 

To: Ms. Barbara Berlin 
Director, Zoning Evaluation Division 

From: Kevin Nelson 
Virginia Department of Transportation - Land Development Section 

Subject: RZ 2011-PR-017 FOP 2011-PR-017 MR Commons LLC 
Tax Map# 30-3((28))0005, 6, 8, B4 

All submittals subsequent to the first submittal shall provide a response letter to the previous VDOT comments. 
Submittals without comment response letters are considered incomplete and will be returned without review. 

I have reviewed the above plan submitted on February 15, 2013, and received February 
25, 2013. No responses were received to our previous comments with this package as 
required (see the box above this sentence). The following comments are offered in 
addition to those in the previous submittals and apply specifically to the FOP plan provided 
with the Rezoning Plan: 

1. The proposed interim lane widths shown on Anderson Road do not meet the 
minimum acceptable width. The plan indicates 22' from curb to curb. This 
fails to include the required 1' shy line on the median side and the 2' gutter 
on the outer edge. 

2. The site grading should be coordinated with the future street elevations. 

3. The reconstructed Anderson Road intersection at Old Chain Bridge Road 
should be coordinated with the adjacent site construction. The construction 
of the realigned intersection should be one of the first phases of this site 
work. 

4. The proposed watermain extension in the lanes of Anderson Road should be 
moved out of the pavement. 

5. The typical sections dimensions are missing the 1' median shy distance and 
2' gutter width on sheet C6. See Comment #1. 

6. The sight distances shown on sheet C4 do not meet the standard 
requirements. 

If you have any questions, please call me. 

{A0553752.DOC /1 VDOT Comments on FDP 3-25-13 005210 000004} 



cc: Ms. Angela Rodeheaver 
fairfaxrezoning2010·PR.017fdp1MRCommonsLLC3·25·13BB 

We Keep Virginia Moving 
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APPENDIX8 

DATE: March 15, 2013 

TO: Barbara Berlin, Director 
Zoning Evaluation Division, 

~~e~~ o5Flanning & Zoning 

FROM: k~~r.'~~~or 
Office of Community Revitalization 

SUBJECT: OCR Comments- The Commons CDP/FDP: 
RZ/CDP 2011-PR-017 
FDP 2011-PR-017 (Building 1) 

The Office of Community Revitalization (OCR) has reviewed the above referenced rezoning 
application, including the Conceptual Development Plan (CDP) dated February 15, 2013; Final 
Development Plan (FDP) for Building 1, dated February 15, 2013; and, draft Proffers dated 
February 15, 2013. The following analysis and recommendations are offered for consideration 
regarding these applications. 

RZ 2011-PR-017 

General Comments: 

The proposed design meets the Urban Design intent of the Comprehensive Plan for a 
pedestrian oriented, residential development. The applicant has created a series of new 
blocks separated by private and public streets which are consistent with the expected 
scale of urban form in Tysons. The residential use, building forms, and well-designed 
and integrated public spaces create a sense of place within Tysons and will result in a 
high quality pedestrian experience. 

Anderson Road is designed as a primary pedestrian corridor with significant 
recreational amenities located along the corridor. Colshire Meadow Drive is 
envisioned as a potential retail street. Main Street and South Street serve as pedestrian 
corridors with access to the residential buildings and possible retail frontage. The 
corridors are highly integrated with the building design and recreational amenities. 
Goodman Field provides an important recreational field within Y2 mile from the 

~ 
Office of Community Revitalization 

12055 Government Center Parkway, Suite 1048 
Fairfax, VA 22035 

703-324-9300, TTY 711 
www.fcrevitorg 



DATE: March 15,2013 

TO: Barbara Berlin, Director 
Zoning Evaluation Division, 
Department of Planning & Zoning 

FROM: Barbara A. Byron, Director 
Office of Community Revitalization 

SUBJECT: OCR Comments- The Commons CDP/FDP: 
RZ/CDP 2011-PR-017 
FDP 2011-PR-017 (Building 1) 

The Office of Community Revitalization (OCR) has reviewed the above referenced rezoning 
application, including the Conceptual Development Plan (CDP) dated February 15, 2013; Final 
Development Plan (FDP) for Building 1, dated February 15, 2013; and, draft Proffers dated 
February 15, 2013. The following analysis and recommendations are offered for consideration 
regarding these applications. 

RZ 2011-PR-017 

General Comments: 

The proposed design meets the Urban Design intent of the Comprehensive Plan for a 
pedestrian oriented, residential development. The applicant has created a series of new 
blocks separated by private and public streets which are consistent with the expected 
scale of urban form in Tysons. The residential use, building forms, and well-designed 
and integrated public spaces create a sense of place within Tysons and will result in a 
high quality pedestrian experience. 

Anderson Road is designed as a primary pedestrian corridor with significant 
recreational amenities located along the corridor. Colshire Meadow Drive is 
envisioned as a potential retail street. Main Street and South Street serve as pedestrian 
corridors with access to the residential buildings and possible retail frontage. The 
corridors are highly integrated with the building design and recreational amenities. 
Goodman Field provides an important recreational field within Y2 mile from the 
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McLean Metrorail Station, and Anderson Park provides recreational amenities for 
future residents. 

The proposal also provides a network of sidewalks and trails which improve access 
through the site for the new residents and off-site employees and residents to the 
McLean Metrorail Station. This design provides a system of public urban park spaces 
that are connected through the pedestrian realm and provides a variety of different 
recreational opportunities. 

Detailed Comments (CDPl: 

1. Street Grid and Block Length: The application area proposes to redevelop the existing 
low-rise residential community, comprised of thirteen structures, bounded primarily by 
Colshire Meadow Drive, Dartford Drive, Colshire Drive, and Anderson Road. The 
proposed plan provides additional public and private street connections to create an 
appropriate network of blocks consistent with the conceptual grid provided in the 
Comprehensive Plan. The majority of block lengths, as measured along Main Street and 
Center Alley, range from 200 to 400 feet. The largest block, the Building 3 I Building 4 
Block, is approximately 400 feet long. Therefore, all block lengths are consistent with 
the Comprehensive Plan and the Tysons Urban Design Guidelines (TUDGs ), which 
establishes a maximum block size of 600 feet. Crosswalks are provided at several 
street intersections and at two mid-block locations across Anderson Road to provide 
access to both Goodman Field and Anderson Park. 

2. Pedestrian Hierarchy: The applicant has provided a Circulation Hierarchy Plan and 
Potential Retail Locations graphic, and has utilized the recommended language 
provided in the TUDGs to describe the corridor types. Colshire Meadow Drive, 
Dartford Drive, and East Lane are designed as Primary Pedestrian Corridors. Retail 
uses on the ftrst floor of the buildings, residential entrances, on-street parking, and a 
wide building zone will make these active, pleasant streets. Anderson Drive is also 
identified as a Primary Pedestrian Corridor; the multiple recreation amenities located 
along the frontage will activate this street and welcome pedestrians into the 
development. 

a. The applicant has committed in Proffer 9 to adhere to the general characteristics 
of activated streetscapes and ground floor elements in order to ensure the 
quality of the pedestrian experience. The proffer indicates glazing and door 
separation distances which deviate slightly from those recommended in the 
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TUDGs; however, based on a review of the proposed plans, these deviations are 
acceptable. 

b. The applicant has indicated where retail uses may be provided at locations 
within the development; however, neither plans nor proffers commit to a 
minimum level of retail. It is desirable to have some of the locations indicated 
on the plan reserved for retail or other kinds of uses which activate the 
streetscape. Active uses may include retail, services, certain commercial uses, 
and/or live-work spaces. The plan notes and proffers should be modified to 
reflect this commitment, while allowing for some flexibility in the use. 

c. Retail uses should have a minimum ceiling height of 16', Additional comments 
on this need are provided in the Building Design ( 4b) comments. 

d. The applicant should consider locating retail uses along South Street. The 
location of Goodman Field, Anderson Park and the Community Plaza lend this 
corridor to retail uses, including outdoor dining opportunities. 

e. The applicant should consider removing from the CDP the proposed retail uses 
along Colshire Meadow Drive, based upon the submitted FDP for Building 1 
and the uses proposed under RZ 2011-PR -011. 

3. Streetscape Design: In general, the application is consistent with recommendations of 
the Comprehensive Plan and TUDGs regarding streetscape dimensions. The applicant 
has also provided a general palette of streetscape materials and furnishings that may be 
used throughout the CDP. 

a. The plans indicate potential locations for electrical and stormwater vaults 
throughout the development. Locations for such facilities will be refined during 
the evaluation ofFDPs. In general, vaults should be sited to avoid conflicts with 
the streetscape and plantings. 

b. The applicant has requested several transportation design standard waivers that 
impact the streetscape or site design. These were provided to OCR for review 
on March 4, 2013, and have not been fully reviewed at this time. 

c. The Main Street, Center Alley, and South Street sections include a 'potential 
overhead encroachment zone' extending up to 2' into the sidewalk zone. These 
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encroachment zones should be removed from the typical street cross sections on 
the CDP, because overhead structures should typically remain within the 
building zone. If encroachments are proposed they can be evaluated with 
subsequent FDPs. In general, overhead structures should be limited to the 
building zone, and in any case should not block pedestrian access within the 
sidewalk zone or conflict with street tree canopy. 

d. The Anderson Road section on L-02 provides a sidewalk width of 4', which is 
below the minimum recommended sidewalk width of 8' within the Urban 
Design Guidelines for A venues. OCR supports the narrower sidewalk width 
along Anderson road adjacent to areas with mature trees to remain, as the 
typical sidewalk width in this section would cause the existing street trees to be 
removed and replaced with much smaller and less mature vegetation. 
The applicant should revise the Existing Vegetation Map (C-9) to reflect 
appropriate 'existing trees to be preserved' for all those areas with sub-standard 
sidewalk widths. 

Cross-section 2 on L-02 contains a substandard sidewalk width, and does not 
contain existing trees to be preserved. OCR recommends modifying the 
Existing Vegetation Map (C-9) to preserve the trees in the area represented in 
the cross-section. 

4. Building Design: Generally, the building design and massing are consistent with the 
recommendations of the TUDGs. A variety of heights, including towers, are provided, 
along with what appears to be diverse building materials and fenestration patterns. The 
result contributes to a diversity of design which is architectural interesting and 
engaging for the pedestrian. 

a. Because buildings will be phased over time, it is important that the architecture 
vary. The applicant has included proffer language that provides flexibility in the 
building design, so that the buildings may have architectural variety. 

b. Ground floor heights should be tall enough to be flexible for a variety of uses, 
including retail, for buildings which contain potential retail ground floor uses. 
Proffer 9A currently states that the ground floor heights will be a minimum of 
12' to accommodate potential non-residential uses designed to activate the 
streetscape. A height of 12' is not supportive of the non-residential uses that are 
critical to support ground floor retail. Staff strongly feels that a minimum of 
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16' for ground level retail uses should be committed to in buildings if retail uses 
are specified at the time ofFDP submittal. 

5. Parking Garage Design: Parking is provided in parking structures which are integrated 
into the building design or located partially below grade. However, there a few 
locations where parking garages are visible from Center Alley and Dartford Drive. 

a. The applicant has committed in the proffers, and indicated on the illustrative 
sheets, that exposed parking garage facades will be sufficiently treated to 
provide an attractive and enjoyable pedestrian experience. 

b. · According to the submitted ·plans, the tops of all parking garages will be 
covered by amenity areas and private open spaces. This strategy is consistent 
with the recommendations of the Comprehensive Plan by hiding unattractive 
parking areas and creating usable open spaces. 

c. The Overall Parking Plan (A-04) contains on-street parking spaces have been 
removed from the Conceptual Development Plan (C-7). The appropriate 
sheet(s) should be revised so that plans are internally consistent. OCR may 
provide additional comments once sheets have been revised to address issues 
related to removal of on-street parking, if that is the revision that is made. 

6. Building Heights: The applicant has requested building heights for a number of 
buildings that exceed the height recommendations of the Comprehensive Plan. In 
general, the building heights requested are appropriate from the urban design 
perspective in that they define the hierarchy of the development, which is oriented 
around the Main Street corridor. Overall, the massing of the development is higher 
toward the Metrorail station and tapers down as you move farther away from the 
station. 

a. Buildings 2, 5, & 6. The maximum building heights for these structures exceed 
the height recommendations of the Comprehensive Plan by 20 feet. This 
additional height is appropriate from the urban design perspective in that it aids 
in defming the hierarchy of the development, and places site massing in 
appropriate locations. 

7. Urban Parks: The applicant is proposing a series of attractive parks and open spaces 
throughout the development. The primary improvements are; Goodman Field, a nearly 
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3.5 acre park with a synthetic, lit, rectangular athletic field and interpretive signage; 

and, Anderson Park, a foU.r acre neighborhood park along the east side of Anderson 
Road which will provide multi-purpose sport courts, playgrounds, a dog park, seating 

areas, interpretive signage and a water feature. A public park within an expanded 
median on Main Street will provide two butterfly pavilions and a pleasant pedestrian 
environment. The community plaza located adjacent to Building 6 will be a visually 

attractive area to support adjacent retail and recreational uses. 

a. Main Street Public Park- A detailed landscape plan for the Main Street public 
park should be provided. The plan should include architectural details on the 
two butterfly pavilions, as well as any additional amenities proposed. 

b. Goodman Field- The CDP should identify all retaining walls. The retaining 
wall heights for the walls around Goodman Field should be identified on the 
appropriate landscape sheets (L-08A/B). The landscape sheets should also 

include illustrative details for proposed railings, wall materials, interpretive 
elements and materials. 

8. Interim Conditions: The application provides a series of diagrams indicating how the 
development could be potentially built out over time and what improvements will be 
provided with each phase. Given the configuration of the site and the 

compartmentalized nature of the individual blocks, the improvements associated with 
each phase are generally appropriate. 

a. Building 1 - The applicant should identify that the pedestrian connection 
between the parking area for Building 1 and Ambergate Place will be included 
as part of the Building 1 Phase. 

b. The phasing plan for Building 1 (A.l2) shows a large area to the south of 
Building 1 where existing buildings will be removed and "interim landscaping" 
will be installed at the Building 1 phase. The interim landscaping proposed 
with Building 1 is not detailed on the CDP. The interim improvements and 
details should be contained within the Building 1 FDP if improvements are to 

be made within this area. An alternative solution would be to add details to the 
CDP and request a waiver of the FDP in lieu of the CDP for the improvements. 
Additional comments are including within FDP comments. 
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c. The FDP identifies interim sidewalk improvements within the interim 
landscaping area. These sidewalk connections should be identified on 
SheetA.12. 

FDP 2011-PR-017 (Building 1) 

1. FDP Area: The area included within the FDP does not contain all of the area for which 
construction is proposed. There are a number of improvements included outside of the 
FDP area. OCR is concerned that the applicant may have difficulties in future land 
development stages if construction elements are not contained within an approved FDP. 
One solution would be to revise the FDP area to include those 'interim' improvement
areas. An alternative solution may be to provide additional details for those areas on 
the CDP, and request a waiver of the FDP in lieu of the CDP. The primary issue of 

concern is listed below; 

a. The CDP Phasing Plan for Building 1 (Sheet A.l2) does not contain any details 
for the interim landscaping, located in the future Building 2 area, with the 
Building 1 improvement. This area is located outside of the proposed 
Building 1 FDP area. Improvements are shown on the Site Landscape Plan 
(Sheet L-3) including removal of existing structures, significant grading, 
creation 'interim lawn space', interim sidewalk improvements, and interpretive 
elements. 

While the improvements shown are appropriate, the process to approve them, 
either inclusion on FDP, or waiver of the FDP, must be followed. 

2. Landscape Design: The landscape design features proposed are generally in 
conformance with the Urban Design Guidelines. There remain some items for which 
additional details should be provided; 

a. The applicant has proposed to use elevated ornamental planters within in the 
building zone at various locations along the building frontage. Sheet A-8, 
which identifies the planters, states that they are detailed on the Landscape 
Plan. The planters have not been included Landscape Plan; the applicant 
should include those ornamental planter details. 
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b. The Landscape Plan should provide an illustrative and additional design details 
for the butterfly rock pavilion identified within the Main Street Park. 

c. Revise titles on Sheet L-4 to correctly reference details shown. Currently the 
details for the Bench as well as the Bicycle Rack are labeled as 'Tyson's East 
Trash Receptacle'. 

d. The 'Main Street'- Interim Section plan view, as depicted on Sheet L-10, 
should be revised to accurately reflect the sidewalk and LID planting area. The 
section in this area should be consistent with the 'Main Street' section on L-9. 

3. Building Design: The windowsill height of Building 1 may be below eye level at 
certain locations along the streetscape. The applicant has provided a palette of materials 
and architectural treatments to ensure ground floor units will protect resident privacy, 
the applicant should commit to using those materials when the windowsill heights will 
be below eye level. Landscape ornamental planter boxes will be located along portions 
of the buildings, which will help soften the appearance of the building base. 

a. The building materials palate provided is appropriate. The applicant should 
also include a color palate to support the architectural designs illustrated and 
referenced to be included at FDP with Proffer 7 A. 

b. The fa9ade along Anderson Road contains an architectural feature that extends 
from the building face every other floor plate (Sheet A-2, Cross-section 1). 
The building face appears to be flush above the 2nd floor in the building 
elevations (Sheet A-7, Sections 1 & 2), overhanging the first two levels. These 
two illustrations do not appear to match, and the appropriate sheet should be 
revised to ensure internal plan consistency. 

c. The residential entry entrance canopy is identified as 10-12' deep. This would 
appear to extend up to 8' into the Sidewalk Zone. As long as this entrance 
pavilion conforms to Proffer 8, and does not impact pedestrian travel through 
the sidewalk zone or impinge street tree canopy, this improvement is supported 
as it will create a focal point for the residential lobby and visually direct 
pedestrian access to the building entrance. 
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d. The applicant has not exercised the option to provide retail uses within 
Building 1 on the ground floor. The potential retail location designation 
should be removed from the Floor Plan (A-1). 

4. Phasing: As the transportation improvements will be phased, it is important that 
pedestrian crossings be provided in the interim phases. The plans (Sheet C-4) and 
proffers lack details on pedestrian crosswalks across Center Alley along Main Street. 
This crossing is important as it links the residents of Building 1 with the system· of 
pedestrian pathways to the south. Staff recommends that the applicant include in the 
proffers that the interim pedestrian connections, including interim crosswalks, will be 
shown with each FDP. 

5. Fire Access: The Fire Access Plan must show the tree locations so that the Fire 
Marshal's office can adequately evaluate for fire safety needs, including vertical and 
horizontal clearance. Proffer 6 provides flexibility to the Fire Marshal's office to 
modify tree locations without an FDP A. It would be valuable to determine if 
modifications are necessary prior to FDP approval in order to keep future revisions to a 
minimum in order to preserve substantial conformance. 

CC: Bob Katai, DPZ/ZED 
Tracy Strunk, Deputy Director, OCR 
Scott Sizer, Revitalization Program Manager, OCR 
OCR File 

9 



APPENDIX 9 

DATE: March 12, 2013 

TO: Barbara Berlin, Director 
Zoning Evaluation Division, DPZ 

FROM: Pamela G. Nee, Chief {f~ 1-v 
Environment and Development Review Branch, DPZ 

SUBJECT: ENVIRONMENTAL ASSESSMENT for: RZ/CDP 2011-PR-017 
The Commons FDP 2012-PR-017 

This memorandum, prepared by Mary Ann Welton, includes citations from Comprehensive Plan 
that provide guidance for the evaluation of the subject Rezoning application and Conceptual 
Development Plan (CDP) application, revised proffers and the Final Development Plan for 
Building 1, all ofwhich have been revised through February 15,2013. The extent to which the 
application conforms to the applicable guidance contained in the Comprehensive Plan is noted. 
Possible solutions to remedy identified issues are suggested. Other solutions may be acceptable, 
provided that they achieve the desired degree of mitigation and are in harmony with Plan 
policies. 

COMPREHENSIVE PLAN CITATIONS: 

The Comprehensive Plan is the basis for the evaluation of this application. The assessment of 
the proposal for conformity with the environmental recommendations of the Comprehensive 
Plan is guided by the following citations from the Plan: 

The Fairfax County Comprehensive Plan, 2011 Edition, Area II Tysons Comer Urban Center, as 
amended through June 22, 2010 under Areawide Recommendations, Environmental Stewardship 
section, pages 72-84, addresses Stormwater Management, Natural Resource Management, Tree 
Canopy Goals, Information and Communication Technology, Green 
Buildings and Environmental Stewardship Guidelines and may be accessed at: 

http://www.fairfaxcounty.gov/dpz/comprehensiveplanlarea2/tysonsl.pdf 

Excellence * Innovation * Stewardship 
Integrity * Teamwork * Public Service 

Department of Planning and Zoning 
Planning Division 

12055 Government Center Parkway, Suite730 
Fairfax, Virginia 22035-5509 

Phone 703-324-1380 
Fax 703-324-3056 

www.fairfaxcounty.gov/dpz/ 
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Excerpts from the Environmental Stewardship section of the Tysons are also included below. 

The Fairfax County Comprehensive Plan, 2011 Edition, Area II Tysons Comer Urban Center, as 
amended through June 22,2010 Areawide Recommendations under Environmental Stewardship, 
page 7 4 states: 

"Stormwater Management 

Tysons Comer is located in the headwaters area of several ofthe county's watersheds .... 
Redevelopment offers considerable opportunities to improve upon past stormwater 
management practices. 

Receiving waters downstream ofTysons should be protected by reducing runoff from 
impervious surfaces within Tysons .... Achieving a goal of retaining on-site and/or 
reusing the first inch of rainfall will ensure that runoff characteristics associated with the 
site will mimic those of a good forest condition for a significant majority of rainfall 
events. 

Measures to reach this goal may include application of Low Impact Development (LID) 
Techniques (including but not limited to rain gardens, vegetated swales, porous 
pavement, vegetated roofs, tree box filters, and water reuse). The incorporation of LID 
practices in the rights-of-way of streets will also support this goal; such efforts should be 
pursued where allowed. There is also a potential for the establishment of coordinated 
stormwater management approaches to address multiple development sites." 

The Fairfax County Comprehensive Plan, 2011 Edition, Area II Tysons Comer Urban Center, as 
amended through June 22,2010 Areawide Recommendations under Environmental Stewardship, 
page 82-84 states: 

Stormwater Design 

"Stormwater management and water quality controls for redevelopment should be 
designed to return water into the ground where soils are suitable or reuse it, where 
allowed, to the extent practicable. Reduction of storm water runoff volume is the single 
most important stormwater design objective for Tysons. Reduction could occur through 
techniques that use plants or soils via landscaping measures, through techniques that 
reuse harvested rainwater in a variety of ways, and/or through approaches that infiltrate 
water into the ground to replenish aquifers and provide summer base flows to local 
streams. 

Redevelopment projects in Tysons should incorporate innovative stormwater 
management measures in a manner that will, first and foremost, optimize reduction of 
storm water runoff volume and control of peak flows for the remaining storm water that 
cannot be completely captured on-site. 
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The following are recommended for applications for which a significant increase in 
density/intensity is proposed (e.g., a redevelopment option is being pursued): 

• Stormwater quantity and quality control measures should be provided that are 
substantially more extensive than minimum requirements, with the goal of reducing 
the total runoff volume and/or significantly delaying its entry into the stream 
system. The emphasis should be on Low Impact Development (LID) techniques 
that evapotranspire water, filter water through vegetation and/or soil, return water 
into the ground or reuse it. 

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

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

• At a minimum, stormwater management measures that are sufficient to attain both 
the stormwater design-quantity control and stormwater design-quality control 
credits of the most current version of the LEED-NC or LEED-CS rating system (or 
the equivalent of these credits) should be provided. If, on a given site, the 
attainment of the stormwater design LEED credits (or equivalent) is demonstrated 
not to be fully achievable, all available measures should be implemented to the 
extent possible in support of this goal. 

• Equivalent approaches may incorporate coordinated stormwater management on 
multiple development sites and/or off-site controls. Additional stormwater 
management efforts should be encouraged. 

• Restoration and/or stabilization of degraded streams on development sites should be 
pursued where feasible; restoration and stabilization techniques that incorporate 
ecologically and aesthetically beneficial, vegetated approaches are preferred. Off
site efforts to restore and/or stabilize streams in Tysons Comer should also be 
encouraged. 

The above guidelines are intended to improve stormwater management controls 
sufficiently to allow for improvements to the habitat and recreational values of streams 
in Tysons Comer through natural restorative processes and/or through restoration 
projects." 
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The Fairfax County Comprehensive Plan, 2011 Edition, Area II Tysons Comer Urban Center, as 
amended through June 22, 2010 Areawide Recommendations under Environmental Stewardship, 
pages 74-75 state: 

"Natural Resources Management 
Protection, enhancement and management of natural resources in the existing stream valley 
parks in Tysons is critical to the long term viability of those habitats .... Without active 
management of the natural resources in these parks, habitat and stream quality will continue 
to decline. 

Contributions from development in Tysons towards stream restoration and stabilization in the 
Scotts Run, Old Courthouse Spring Branch, Rocky Run and Pimmit Run watersheds should 
be encouraged as part of a comprehensive strategy to restore the water quality and ecological 
health ofTysons' streams. Associated improvements to the receiving streams and 
downstream areas could provide greater stability and water quality and improve instream 
habitat. Stream restoration will also enhance the stream valley parks which are key 
components of Tysons' green network. 

Environmental enhancement efforts should be encouraged and should include efforts such as 
restoration planting in natural areas, invasive plant control, deer management, stream 
restoration, and creating new natural areas (including both forested areas and meadows) 
where disturbed areas currently exist. These expanded natural areas could build on the stream 
valley parks, adding land that increases riparian buffers and enhances stream valley corridors. 
Natural areas outside of Resource Protection Areas could serve as nodes for human activity 
and greatly improve quality of life while relieving stress on existing riparian areas. Stream 
valley park expansions should not include large·hardscape areas (other than trails) and 
resources management should drive park design." 

The Fairfax County Comprehensive Plan, 2011 Edition, Area II Tysons Comer Urban Center, as 
amended through June 22, 2010, Areawide Recommendations under Environmental 
Stewardship, page 76 states: 

"Green Buildings 

Currently Fairfax County encourages new buildings in mixed use centers to have 
Leadership in Energy and Environmental Design (LEED) certification, or the equivalent. 
The concept of green buildings recognizes that certain design and construction practices 
can increase the efficiency of resource use, protect occupants' health and productivity, 
and reduce waste and pollution ... Non-residential development in Tysons should achieve 
LEED Silver certification or the equivalent, at a minimum. Residential development 
should be guided by the Policy Plan objectives on Resource Conservation and Green 
Building Practices .... 

In addition to green buildings, green roofs (also referred to as vegetated roofs) can 
enhance the natural environment within Tysons. Green roofs use the traditionally unused 
part of the building to grow vegetation. Public benefits of green roofs include increased 
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stormwater retention, reduced greenhouse gas emissions, and improved air quality 
through filtration of airborne particles. Where green roofs are not provided, other roofing 
systems containing highly reflective materials may be considered, as they can reduce heat 
absorption and thereby conserve energy and reduce related greenhouse gas emissions." 

The Fairfax County Comprehensive Plan, Policy Plan, 2011 Edition, Environment section as 
amended through July 27, 2010, page 7-9 states: 

"Objective 2: 

Policy a. 

Policy j. 

Policy k. 

Prevent and reduce pollution of surface and groundwater 
resources. Protect and restore the ecological integrity of 
streams in Fairfax County. 

Maintain a best management practices (BMP) program for Fairfax 
County and ensure that new development and redevelopment 
complies with the County's best management practice (BMP) 
requirements .... 

Regulate land use activities to protect surface and groundwater 
resources .... 

For new development and redevelopment, apply better site design 
and low impact design (LID) techniques such as those described 
below, and pursue commitments to reduce stormwater runoff 
volumes and peak flows, to increase groundwater recharge, and to 
increase preservation of undisturbed areas. In order to minimize 
the impacts that new development and redevelopment projects may 
have on the County's streams, some or all of the following 
practices should be considered where not in conflict with land use 
compatibility objectives: 

Minimize the amount of impervious surface created. 

Site buildings to minimize impervious cover associated 
with driveways and parking areas and to encourage tree 
preservation. 

Where feasible, convey drainage from impervious areas 
into pervious areas .... 

Encourage fulfillment of tree cover requirements through 
tree preservation instead of replanting where existing tree 
cover permits. Commit to tree preservation thresholds that 
exceed the minimum Zoning Ordinance requirements .... 
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Encourage the use of innovative BMPs and infiltration 
techniques of storm water management where site 
conditions are appropriate, if consistent with County 
requirements. 

Apply nonstructural best management practices and 
bioengineering practices where site conditions are 
appropriate, if consistent with County requirements .... 

Maximize the use of infiltration landscaping within 
streetscapes consistent with County and State 
requirements.'' 

The Fairfax County Comprehensive Plan, Policy Plan, 2011 Edition, Environment section as 
amended through July 27,2010, page 10 states: 

"Objective 3: 

Policy a. 

Protect the Potomac Estuary and the Chesapeake Bay from the 
avoidable impacts of land use activities in Fairfax County. 

Ensure that new development and redevelopment complies with the 
County's Chesapeake Bay Preservation Ordinance .... " 

The Fairfax County Comprehensive Plan Policy Plan, 2011 Edition, Environment section as 
amended through July 27, 2010, pages 11 and 12 states: 

"Objective 4: 

Policy a: 

Minimize human exposure to unhealthful levels of 
transportation generated noise. 

Regulate new development to ensure that people are protected 
from unhealthful levels of transportation noise ... 

New development should not expose people in their homes, or other noise sensitive 
environments, to noise in excess of DNL 45 dB A, or to noise in excess of DNL 65 dB A 
in the outdoor recreation areas of homes. To achieve these standards new residential 
development in areas impacted by highway noise between DNL 65 and 75 dBA will 
require mitigation. New residential development should not occur in areas with 
projected highway noise exposures exceeding DNL 75 dBA." 

The Fairfax County Comprehensive Plan, 2011 Edition, Policy Plan, Environment, as amended 
through July 27,2010, page 18 states: 

"Objective 10: Conserve and restore tree cover on developed and developing 
sites. Provide tree cover on sites where it is absent prior to 
development. 
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Policy a: 

Policyb: 

Protect or restore the maximum amount of tree cover on developed 
and developing sites consistent with planned land use and good 
silvicultural practices. 

Require new tree plantings on developing sites which were not 
forested prior to development and on public rights of way .... " 

ENVIRONMENTAL ANALYSIS 

This section characterizes the environmental concerns raised by an evaluation of this site and the 
proposed land use. Solutions are suggested to remedy the concerns that have been identified by 
staff. There may be other acceptable solutions. Particular emphasis is given to opportunities 
provided by this application to conserve the County's remaining natural amenities. 

Analysis for this application addresses the overall conceptual development plan and proffered 
commitments for the 20.96 acre subject property. 

Water Quality Protection and Stormwater Management Best Management Practices 
The vision for Tysons Corner Center, as expressed in the Environmental Stewardship section of 
the Comprehensive Plan, sets the goal in mixed use centers to achieve water quantity, above and 
beyond previous requirements. As noted in the citations above, the Tysons Corner Plan poses 
the important challenge for new development in Tysons" ... a goal of retaining on-site and/or 
reusing the first inch of rainfall will ensure that runoff characteristics associated with the site will 
mimic those of a good forest condition for a significant majority of rainfall events." 

The 20.96 acre subject property is located within the Scotts Run watershed and it is situated 
north and south of Anderson Road, east of Colshire Meadow Drive and generally west of 
Colshire Drive. The subject property is currently developed with existing multifamily residential 
buildings and this redevelopment proposes 7 new mixed use/residential buildings and a full-size, 
multi-purpose ball field. Stormwater management will be achieved through numerous strategies 
including green roofs, infiltration areas, bioretention areas and underground vaults for water 
storage and re-use. 

In order to meet the environmental stewardship goals put forth in the Tysons Corner Plan, as 
noted above, the storm water narrative on Sheet C-16 of the conceptual development plan dated 
Feb 15, 2013, as well as the revised proffer statement dated Feb 15, 2013 commit to 
demonstrating conformance with the stormwater goals of the Tysons Corner Plan by striving to 
protect downstream receiving channels through the re-use and /or retention of the first inch of 
rainfall onsite. This will be achieved by using a progressive /tiered approach to retain runoff 
onsite with implementation of the following measures: 

• rainwater harvesting/detention vaults; 
• runoff reducing best management practices; 
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• innovative best management practices; 
• off-site or shared best management practices. 

The Tysons Stormwater checklist provided on Sheet C-15 ofthe revised development plan 
indicates that the 91% of the subject property will be captured by stormwater best management 
practice facilities on site and that the first .94 inch of rainfall will be retained onsite. 

The proffer also commits to providing the appropriate storm water calculations at the time of each 
FDP submission for each phase: 

• Demonstration for that FDP of retention and re-use of the first inch of rainfall onsite, to 
the maximum extent practicable; 

• Stormwater management facilities will be designed to meet LEED 6.1 and 6.2 where 
applicable for each building phase. 

• Details for the low impact development techniques which will be integrated into the 
streetscape design for each phase. 

Several details related to the stormwater proffer require refinement and modification. 

• Phasing and timing: 
The proposed timing and completion of the storm water infrastructure will require further 
refinement and modification. The revised proffer commits to completing the major 
stormwater work in the Main Street median prior to the issuance of75% of the 
Residential Use Permits for Building 1. Staff recommends that the proffer be revised to 
indicate that the major stormwater work will be completed at site plan approval for 
Building 1. The phasing and ultimate completion of the storm water infrastructure will 
ensure that the storm water demands of the development will be addressed and that the 
facilities are functional before Building 1 is occupied. 

Progressive Approach to Stormwater Management: 
• Currently the CDP, the stormwater proffer for this application and the FDP for Building 1 

provide the basic commitment to utilizing a progressive approach to stormwater 
management with the goal of retaining runoff and/or reusing the first inch of rainfall 
onsite to the maximum extent practicable. However, the applicant is encouraged to 
elaborate in the proffer how this commitment will be implemented at each stage of 
development review approval process as the details and the calculations for each phase of 
development become more refined over time. As part of the progressive approach, the 
applicant is encouraged to exhaust the use of other measures, such as extended detention 
facilities and extended release techniques to enhance the proposed facilities, as may be 
necessary to achieve the proposed volume reduction. While the current stormwater 
calculation worksheet does not accommodate for achieving credit for treating runoff from 
offsite areas, staff would encourage such offsite treatment when all other measures to 
achieve the one inch goal have been exhausted and /or such offsite areas would not have 
otherwise been treated. 
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The adequacy of storm water management/best management practice (SWM/BMP) facilities and 
outfall will be subject to review and approval by the Department of Public Works and 
Environmental Services (DPWES). 

Final Development Plan: Building 1 
Building 1 is located east of Col shire Meadow Drive, south of Anderson Road and west of 
proposed future Main Street. The final development plan for the building shows an array of 
measures which include green roof- intensive and extensive; tree pits; bio-retention area and a 
storm water vault to store and re-use runoff in support of the storm water goals outlined in the 
Tyson Comer Comprehensive Plan. The Main Street plaza area is the location of a number of 
the storm water features for this building and a significant portion of the remainder of the site. 

The checklist accompanying the February 15, 2013 FDP indicates that 93% of the 2.02 acre site 
will be captured by a stormwater facility and that .89" of rainfall will be retained onsite. 

In light ofthe fact that this FDP falls short of retaining first inch of rainfall onsite, the applicant 
is encouraged to consider additional measures within the framework of the progressive approach 
to storm water management that could be utilized to improve runoff volumes so that runoff 
characteristics associated with the site will mimic those of a good forest condition for a 
significant majority of rainfall events. 

The proposal is subject to the Tysons Comer guidance that calls for the incorporation of 
stormwater management measures that are sufficient to attain at a minimum both the stormwater 
design-quantity control and storm water design-quality control credits of the most current version 
of the LEED-NC or LEED-CS rating system. It is assumed that the Stormwater Design-Quality 
Control credit would be satisfied through the on-site retention of the first inch of rainfall. 

On May 24, 2011, the Virginia Soil and Water Conservation Board adopted Final Stormwater 
Regulations, which became effective September 13, 2011. The regulations require all local 
governments in Virginia to adopt and enforce new stormwater management requirements; these 
new requirements must be effective on July 1, 2014. Staff from the Department ofPublic Works 
and Environmental Services is pursuing the development of a storm water management ordinance 
in order to implement this state mandate, and it is anticipated that this ordinance will become 
effective on the July 1, 2014 deadline. The applicant will be required to comply with these new 
requirements for any subject development activities for which the applicant has not, prior to July 
1, 2014, obtained VSMP permit coverage under the Virginia Stormwater Management Program 
General Permit for Discharges of Stormwater from Construction Activities. The proposed 
development will not be grandfathered from the new ordinance as a result of approval of this 
zoning application. While all details regarding the new stormwater management ordinance are 
not known at this time, the general water quality control and water quantity control parameters 
are included in the Virginia Stormwater Management Program Permit Regulations found at 
VAC50-60-10 et seq. of the Virginia Administrative Code. The applicant should, therefore, be 
encouraged strongly to design the proposed storm water management system consistent with both 
existing and anticipated stormwater management requirements. 

2013 _Development_ Review_ Rezonings _ RZ_ 20 11-PR-0 17 _Commons_ env.docx 



Barbara Berlin 
RZ/CDP 2011-PR-017 
FDP 2012-PR-017 
Page 10 

Traffic Noise 
The subject property will be affected by transportation generated noise. The applicant has 
provided a proffered commitment (#50 revised proffer statement) to ensure conformance with 
Comprehensive Plan guidance recommendation that noise in interior areas of new residential 
development and other noise sensitive uses not exceed 45 dBA Ldn. The proffer also provides 
recommendations for the appropriate building material specifications within certain noise ranges 
and the assurance that building specific noise studies will be provided to DPZ and DPWES prior 
the approval of the FDP for each building. Finally, the proffer commits to the submission of 
building shell analyses for each building when building plans and topographic information 
become available to provide greater specificity for the mitigation measures in order to meet the 
Comprehensive Plan guidance related to transportation generated noise, if determined necessary 
at the FDP. The proffer does not identify a definitive time threshold to re-submit 
recommendations for building material specifications to DPZ and DPWES if determined 
necessary at the FDP noise study submission. It is recommended that the proffer be modified to 
commit to submitting refined acoustical analyses, if determined necessary, at the time of site plan 
submission. 

The proffer does not commit to a noise analysis for the entire application property. Such a study 
could inform in a broad way whether or not other potential areas of the subject property may 
require noise mitigation. The fact that an area-wide noise analysis has not been performed is 
relevant because the Plan recommends migration for outdoor recreation areas in excess of DNL 
65 dBA. A noise study for Building 1 indicates that noise levels at Anderson Road are 75 
decibels. Because an acoustical analysis has not been performed for the entire site, lack of a 
commitment to mitigating noise in outdoor recreation may or may not be issue. More 
information is necessary to make that determination. 

Final Development Plan: Building 1 
A noise study has been performed for Building 1 which is closest to Route 123 and the McLean 
(formerly referred to as Tysons East) Metro Station. Noise measurements were taken by 
Phoenix Noise and Vibration during the 24 hour period of October 16- 17, 2012. Both a current 
model was developed for the site, as well as a future model, based on current conditions in order 
to input traffic volumes to 2030 and future Metrorail factors. The study determined that Building 
1 fa9ades on Anderson Road and Colshire Meadow Drive will be affected by transportation 
generated noise levels 72-73 decibels. The consultant concludes that noise in residential units 
facing Anderson Road and Colshire Meadow Drive can be mitigated to meet Plan guidance with 
appropriate building materials. Building material specification recommendations will be 
determined when architectural plans have been developed for Building 1. The proffer should 
specifically address that a refined acoustical analysis will be submitted at the time ofbuilding 
plan/site plan submission to DPZ and DPWES and that analysis will include building material 
specifications for walls and windows. 

Green Buildings 
The vision for Tysons Comer as expressed in the Comprehensive Plan recommends at a 
minimum achievement of the United States Green Building Council's (USGBC) LEED Silver 
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certification for non-residential development and LEED certification for residential development. 
The Commons application is comprised entirely of residential development and the applicant has 
provided a proffer which commits to achieve the Plan goal of LEED certification with an escrow 
of $2.00 per square foot to be posted prior to building plan approval for each building. In 
addition, the proffer also includes the option for the applicant to seek the next higher level -
LEED Silver with no escrow. 

The current proffer commits to demonstrating LEED certification attainment within 3 years of 
the issuance of the final non-residential use permit. 

Sustainable Energy Practices 
This application includes a proffered commitment to sustainable energy practices for this 
development. However, staff recommends the following proffer modifications: 

• that at FDP submission, rather that site plan submission, a shared energy assessment will 
be provided for the buildings within that submission; 

• that information will be provided at FDP submission about how extensive the shared 
energy conduit system will be for the buildings within that submission; 

• that information will be provided regarding the extent to which the proposed EV ready 
conduit system will be available within the specified parking garage which is the subject 
of the FDP. 

At this time, the FDP submission for Building 1 includes no information regarding sustainable 
energy practices. 

As a residential development application, the Commons presents an opportunity to put forward 
shared energy practices. Some members of the applicant's development team met with Energy 
Efficiency and Conservation Coordinating Committee to discuss options for future shared energy 
possibilities for this application, but these have not been further pursued. 

PGN: MAW 
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DATE: 

TO: 

FROM: 

County of Fairfax, Virginia 

March 25, 2013 

Bobby Katai, Staff Coordinator 
Zoning Evaluation Division 
Department of Planning and Zoning 

William Marsh, Tysons Urban Center Coordinator, 
Department of Public Works and Environmental Services 

APPENDIX 10 

SUBJECT: Rezoning Applications RZ 2011-PR-017 The Commons; Conceptual 
Development Plan (CDP), Revised February 15, 2013; Tax Map Numbers 
0303-28-0005, 0303-28-0008, 0303-28-0006; LDS # 3797-ZONA-001-2, 
Providence District 

Following are our stormwater management comments based on our meeting with the applicant 
on March 15,2013 and CDP revised February 15,2013,2013 and draft Proffers revised 
February 15, 2013: 

There are no revisions to my previous memo dated February 1, 2013, for Chesapeake Bay 
Preservation Ordinance (CBPO); Floodplain; Stormwater Quality Control ; and Downstream 
Drainage Complaints. 

Adequate outfall 
The outfall narrative and map has been provided on Sheet C-17. The narrative in the February 1, 
2013, memo still applies. In addition, please include the following graphical changes to the sheet 
for clarity: 

• Depict outfall 1, outfall 2, and the 1 00-acre drainage area. 
• Delineate the flow paths for outfall 1 and outfall 2. 

Relevant review comments are provided for the Commons Building One FDP 2011-PR-017. 

Tysons Corner Urban Center, Areawide Recommendations: 

The Environmental Stewardship Guidelines state that the reduction of storm water runoff volume 
is the single most important stormwater design objective for Tysons. Applications with a 
significant increase in density/intensity (e.g. redevelopment option is being pursued) should 
provide stormwater control measures that are substantially more extensive than minimum 
requirements. Among other recommendations, the first inch of runoff should be retained on-site 
through infiltration, evapotranspiration and/or reuse. In addition, the stormwater measures 
should be sufficient to attain the storm water quality and quantity control credits of LEED (or 

Department of Public Works and Environmental Services 
Land Development Services, Site Development and Inspections Division 

12055 Government Center Parkway, Suite 535 
Fairfax, Virginia 22035-5503 
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equivalent). If, on a given site, it is demonstrated not to be fully achievable, all available 
measures should be implemented to the extent possible in order to support these goals. 

The applicant provides preliminary computations on sheet C-15 indicating that 91% of the total 
site area will be captured by BMPs, and a volume equivalent to a rainfall depth of 0.94 inch will 
be retained on-site. The calculations also specify additional measures that could be pursued to 
more closely approach or exceed one inch, including treatment of runoff from Anderson Road 
and Colshire Meadow Drive. The measures specified on sheet C-15 include Tier I and Tier III 
measures. Staff and the applicant discussed several recommendations on March 15, 2013. Staff 
provides the following recommendations to help achieve Environmental Stewardship Guidelines: 

• Staff will continue to work with the applicant to assess Tier III measures that are 
also being considered in other jurisdictions. 

• Staff will also continue to assess use of harvested rainwater in a possible water 
feature in the proposed Anderson Park area. Staff may revisit this 
recommendation with the final development plan that will include Anderson Park. 

• Staff strongly recommends measures to treat the offsite, public road areas that 
would convey stormwater runoff to the frontage of the project area, as a way to 
more closely approach the Environmental Stewardship Guidelines. 

With respect to the preliminary stormwater management design information that is shown on the 
CDP. DPWES offers the following comments: 

1) Staff suggests the following edits to the CDP sheets: 

• A PFM waiver review has been completed on February 13, 2013, for a proposed 
vault at Main Street: 3797-WPFM-003-1, with a recommendation of approval 
provided the approvals conditions are addressed. 

2) On sheet C-1, the applicant has included a list of requested Public Facilities Manual (PFM) 
waivers and modifications. Please note it is the policy of DPWES that staff does not take 
final action on such requests when there is a pending Board action, as we wish to avoid 
conflicts with the Board's action. Staff will complete a final review of the deviations once 
the detailed design is submitted with the final Site Plan, in accordance with the regulations, 
requirements, policies and procedures in effect at the time. 

Based on the preliminary information presented, staff offers the following observations and 
remarks regarding the deviations related to stormwater facilities: 

a) Waiver ofPFM Section 6-0203 requiring an analysis of the outfall until such time that 
the entire portion of the drainage watershed of sites' outfall within the PTC district has 
been fully redeveloped under the PTC zoning. 

As discussed during the Friday March 15, 2013, meeting, please remove this request. 
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b) Waiver of PFM Section 6-0303.8 for the location of an underground SWM vault located 
in a residential area. 

A PFM waiver review has been completed on February 13, 2013, for a proposed vault 
at Main Street: 3 797-WPFM -003-1, with a recommendation of approval provided the 
approvals conditions are addressed. As specified in the PFM, the Board of 
Supervisors must take action on the request concurrently with the subject rezoning 
application. 

c) Waiver ofPFM Section 12-0508, tree preservation target, as allowed in deviations 
described in Sections 12.0508.3.A. 

Staff defers to the Urban Forestry Management review. 

d) Waiver ofPFM Section 12-05-10-4£-5, to permit reduction ofthe minimum planting 
area from 8 feet to a minimum of 5 feet , referring to related landscape plans. 

Staff defers to the Urban Forestry Management review. 

e) Waiver ofPFM Section 12-0511 for required 10 percent tree canopy coverage on 
individual lots/ land bays, to allow canopy to be calculated for the overall CDP 
development area. 

Staff defers to the Urban Forestry Management review. 

f) Waiver ofPFM Section 6-1304.41 to allow use of infiltration rates less than 0.52-inches 
per hour for design of infiltration systems used to meet the comprehensive plan 
requirement for retention of first inch of runoff. 

Sufficient details have not been provided to evaluate and comment upon the 
deviation, such as the results of field test, locations, and boring logs. Field tests 
should be performed to confirm if the infiltration rates are acceptable for the proposed 
facilities and locations. If the actual infiltration rates are acceptable, a deviation 
would not be necessary. 

g) Waiver ofPFM Section 6-1306.3F to allow for any detention facility located within a 
building or garage structure to be governed by building code requirements for access and 
maintenance. 

See discussion for 2b ), and note that additional vaults serving residential areas would 
require subsequent waiver requests for Board approval. Sufficient details have not 
been provided to evaluate the deviation. Prior to approval of the Site Plan and 
Building Plans, the applicant must provide design details demonstrating adequate 
access and ventilation to facilitate safe and effective inspection, cleaning and 
maintenance, in a manner that is in conformance with the applicable requirements in 
effect at the time. 

h) Waiver ofPFM Section 6-1307.2C to allow for installation ofbioretention facilities using 
infiltration to be constructed on in situ fill material, provided field tests show adequate 
infiltration rates for in situ material. 

Sufficient details have not been provided to evaluate and comment upon the 
deviation. Prior to approval of the Site Plan, the applicant must provide design 
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details, such as the field tests and the soil boring logs to indicate the location, depth, 
and consistency of the fill, if any, and the distance that the bottom of the proposed 
facility is below the existing fill. 

i) Waiver ofPFM Section 6-1307.2E to set minimum horizontal setbacks from building 
foundations be reduced to zero feet to facilitate installation of bioretention systems in an 
urban environment set forth in Tysons Urban Design Guidelines. 

Sufficient details have not been provided to assess and comment upon the deviation, 
including, but not limited to, the specific proposed setback, the required setback 
based on the drainage area to the facility, or whether the deviation is even necessary. 
Staff will work with the applicant, however, on relevant designs and installations in 
the region that have informed the applicant's proposal. 

j) Waiver of PFM Section 6-1307.2F to allow installation ofbioretention facilities in the 
vicinity of loading docks, vehicle maintenance areas or outdoor storage areas. 

The CDP does not show any proposed bio-retention filters area in the vicinity of the 
loading dock, and there are no vehicle maintenance areas or outdoor storage areas 
proposed, therefore the reference to the deviation should be removed from the CDP, 
as it is not applicable to the development as shown. 

k) Waiver ofPFM Section 6-1307.20 to allow for maximum drainage areas to bioretention 
filters used for retention of the first inch of runoff be eliminated in order to accommodate 
rooftop runoff piped to proposed structures. 

Sufficient details have not been provided to evaluate and comment upon the 
deviation, including, but not limited to: the specific drainage areas to each individual 
bio-retention filter and corresponding larger footprint and additional pre-treatment; 
proposed enhancements to the design of the specific facilities to mitigate the potential 
adverse effects related to evapotranspiration rates, porosity, hydraulic overloading, 
short-circuiting, bypass and larger storm overflow; and sufficient flow controls and 
other mechanisms to ensure proper function, safety and community acceptance. 

1) Waiver ofPFM Section 6-1309.2.C to allow installation oftree box filters in the vicinity 
of loading docks, vehicle maintenance areas or outdoor storage area. 

The CDP does not show any proposed bio-retention filters area in the vicinity of the 
loading dock, and there are no vehicle maintenance areas or outdoor storage areas 
proposed, therefore the reference to the deviation should be removed from the CDP, 
as it is not applicable to the development as shown. 

m) Draft Proffer 49 regarding stormwater management- as discussed during the March 15, 
2013, meeting, staff recommends including the bioretention area and stormwater vault 
proposed within Main Street to be constructed with the site plan associated with Building 
I. Staff further suggests consideration of language that specifies stormwater 
commitments in conjunction with concept development plans, final development plans 
and site plans. Here is an example: 
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A. Stormwater Management. Stormwater Management (SWM) measures for the 
Subject Property shall be designed to protect receiving waters downstream of 
Tysons Comer by reducing runoff from impervious surfaces using a progressive 
approach. This progressive approach shall, to the maximum extent practicable, 
strive to retain on-site and/or reuse the first inch of rainfall. Proposed SWM and 
Best Management Practice (BMP) facilities shall follow a tiered approach as 
identified by the County which may include infiltration facilities (where 
applicable), rainwater harvesting/detention vaults, runoff reducing and other 
innovative BMPs. 

Plans shall make use of certain LID techniques that will aid in runoff volume 
reduction and promote reuse throughout the site. As a part of the LID techniques 
proposed, the Applicants shall provide green roofs both intensive and/or 
extensive. Other LID techniques may include, but not be limited to, tree box 
filters, pervious hardscapes/streetscapes, and stormwater reuse for landscape 
irrigation and air conditioning unit makeup water. 

Additionally, the SWM facilities shall be designed to accommodate not just the 
pre-developed (existing) peak release rates, but also strive to preserve and/or 
improve the pre-developed (existing) runoff volumes as contemplated within 
current LEED requirements, depending on the existing impervious condition. The 
above noted SWM Facilities shall be designed to (where applicable) meet the 
requirements of LEED 6.1 and 6.2 for each building/phase of the development 
based upon the LEED Boundary identified with each building/phase. 

B. At the time of each FDP, the Applicant shall provide calculations for that 
phase showing the proposed volume reductions and shall work cooperatively with 
DPWES and DPZ to ensure that the first inch of rainfall is retained or reused to 
the maximum extent practicable. This requirement may be met on an individual 
building basis or based upon the total FDP area. Extended detention facilities and 
extended release techniques may be used to augment the proposed volume 
reductions. It is further understood that interim or temporary SWM and BMP 
measures may be required during any interim phase of the Proposed 
Development. 

Each FDP shall include the location and preliminary design of the SWM facilities 
including the access points to underground vaults. Access points, detailed at the 
time ofFDP, shall be located outside of the landscape amenity panel and sidewalk 
zone of the streetscape. 

C. With each subsequent site plan, the Applicant shall provide refined 
calculations illustrating conformance with the proposed volume reductions shown 
on the FDP. The specific SWM facilities shall be determined at the time of site 
plan, and as may be approved by the DPWES. While it is anticipated that 
compliance with the goal of retaining and/or reusing the first inch of rainfall will 
be confirmed at site plan by utilizing the proposed retention credits identified by 
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Fairfax County as part of their stormwater spreadsheet, the Applicant reserves the 
right to utilize any combination of LIDs (existing and future) measures to meet 
this goal, subject to the review and approval ofDPWES. 

It is understood that seasonal variations in reuse water demand will create 
fluctuations in the draw down period, and as such, the stormwater system will be 
designed (to the extent practicable) to not exceed 10 days of storage. If storage 
time exceeds 1 0 days, the Applicant shall have the right to discharge excess 
volumes off site at release rates allowed by the PFM or approved by the Director 
of DPWES that will mimic release rates from a good forested condition for a 
significant majority of rainfall events and/or excess volume should be directed to 
other facilities using a "treatment train" approach, if possible, as approved by the 
Director of DPWES. 

Pending and Future County Code and regulation changes: 
The Environmental Stewardship Guidelines in the Comprehensive Plan envisions a progressive 
approach to stormwater management that recognizes evolving technology, promotes low impact 
development techniques, and incorporates innovative stormwater management measures. 
Achieving the vision will require flexibility in circumstances where strict application of the PFM 
standards is difficult to implement new or creative designs. DPWES has proposed an 
amendment to the PFM that will enhance the flexibility in the PFM regulations to facilitate 
implementation of the recommendations set forth in the Comprehensive Plan for the Tysons 
Comer Urban Center. The amendment will allow, among other things, limited deviations of the 
current standards and specifications, related to stormwater facilities that are proposed to meet the 
volume reduction goals ofthe comprehensive plan. In addition, the County is participating in the 
ongoing code changes of the national and state building codes to, among other things, enhance 
and expand the provisions regarding rainwater harvesting and reuse within buildings. 

In addition, the County is in the process of updating the applicable County codes and regulations 
to comply with the Virginia Stormwater Management Law and Regulations adopted by the 
Virginia Soil and Water Conservation Board on May 24, 2011. Please note that the Regulations 
include provisions (4VAC50-60-48.A) which limit which land-disturbing activities could be 
considered "grandfathered" by the program administrative authority, and therefore would not be 
subject to certain new criteria, based on several factors, including but not limited to, the dates of 
rezoning and site plan approval, initial VSMP permit issuance and renewal(s), as well as the 
date(s) of construction. 

Notwithstanding any notes, analysis, computations, narrative, facilities, details and/or design 
presented on the CPD or statements in the Proffers, the final design, construction, operation and 
maintenance of the site, including, but not limited to, the stormwater facilities, shall be subject to 
review and approval by DPWES, in accordance with all applicable Codes, requirements, 
standards, specifications, policies and procedures in effect at the time of Site Plan approval. 

Please contact me at 703-324-1972 if you require additional information. 

cc: Bijan Sistani, Acting Director, Site Development and Inspections Division, DPWES 
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Don Demetrius, Chief, Watershed Projects Evaluation Branch, Stormwater Planning 
Division, DPWES 
Todd Nelson, Urban Forestry Management, DPWES 
Judy Cronauer, Chief, Central Branch, SOlD, DPWES 
Jerry Stonefield, Acting Stormwater Reviewer, SOlD, DPWES 
Bin Zhang, Tysons Corner Reviewer 
Zoning Application File (3797-ZONA-001-2) 
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TO: 

FROM: 

SUBJECT: 

March 25, 2013 

Bobby Katai, Staff Coordinator 
Zoning Evaluation Division 
Department of Planning and Zoning 

William Marsh, Tysons Urban Center Coordinator, ~ 
Department of Public Works and Environmental Services 

Final Development Plan FDP 2011-PR-017 The Commons; Revised 
February 15, 2013 ; Tax Map Numbers 0303-28-0005 , 0303-28-0008, 
0303-28-0006; LDS # FDP-2012-0279, Providence District 

Following are our stormwater management comments based on our meeting with the applicant 
on March 15,2013 and FDP revised February 15, 2013 , 2013 and draft Proffers revised February 
15,2013: 

Chesapeake Bay Preservation Ordinance (CBPO) 
There are no 1993 Resource Protection Areas (RPA) on the site. 

Floodplain 
There are no regulated major and zone A FEMA floodplains on the site. 

Stormwater Quality Control 
Water quality controls are proposed to be met by the provision of green roofs, rainwater 
harvesting, bio-retention practices and permeable pavements. The applicant has addressed staff 
concerns about inconsistent depiction of storm filter and whether the bioretention area and vault 
within Main Street should be included in the FDP area. 

Stormwater Quantity Control 
The applicant states that the proposed facilities will be designed to reduce the post-developed 
peak flow for the 2-year and 1 0-year storm events, such that the proposed release rates will be 
equal to or less than the existing condition peak rates, using a combination of techniques, 
including various infiltration measures and underground detention vaults. Approximate sizes and 
locations of proposed extensive and intensive green roofs, SWM planters, bio-retention areas and 
vaults are shown on the CDP. Notes describing the vault emphasize reuse of storm water for 
landscape irrigation. 

Downstream Drainage Complaints 
There are no unresolved downstream drainage complaints on file . 
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Adequate outfall 

The outfall narrative and map has been provided on Sheet C-16. There is one outfall proposed 
for the 1.5-acre area, where the point of confluence in Scotts Run exceeds 800 acres. The 
narrative also describes the conveyance between the project area and Scotts Run as a 
combination of closed conduit system and open channel. The applicant has also provided 
computations indicating a lower peak flow runoff after development that would be conveyed to 
Scotts Run. 

Even through the peak flow is less, adequate outfall is required for concentrated flow leaving the 
development site. At site plan submittal, the applicant must provide a preliminary stormwater , 
management plan that includes information about the condition and adequacy of downstream 
drainage system, including the sufficiency of capacity of any storm drainage pipes and other 
conveyances into which storm water runoff from the site will be conveyed to the point that is 1 00 
times the site area, in addition to a description of how the adequate outfall requirements of the 
PFM will be satisfied. If the downstream system is not adequate, additional measures will be 
necessary to satisfy the outfall requirements, one option being the detention method described in 
PFM Section 6-0203. 

In addition, please include the following graphical changes to the sheet for clarity: 
• Depict outfall 1, outfall 2, and the 1 00-acre drainage area. 
• Delineate the flow paths for outfall 1 and outfall 2. 

Tysons Corner Urban Center, Areawide Recommendations: 

The Environmental Stewardship Guidelines state that the reduction of storm water runoff volume 
is the single most important stormwater design objective for Tysons. Applications with a 
significant increase in density/intensity (e.g. redevelopment option is being pursued) should 
provide stormwater control measures that are substantially more extensive than minimum 
requirements. Among other recommendations, the first inch of runoff should be retained on-site 
through infiltration, evapotranspiration and/or reuse. In addition, the stormwater measures 
should be sufficient to attain the storm water quality and quantity control credits of LEED (or 
equivalent). If, on a given site, it is demonstrated not to be fully achievable, all available 
measures should be implemented to the extent possible in order to support these goals. 

The applicant provides preliminary computations on sheet C-14 indicating that 93% of the total 
site area will be captured by BMPs, and a volume equivalent to a rainfall depth of0.96 inch will 
be retained on-site. The measures specified on sheet C-15 include Tier I and Tier III measures. 
Staff provides the following recommendations to help achieve Environmental Stewardship 
Guidelines: 

• Please include a note that commits the applicant to treating the offsite area within 
the Anderson Road right of way as shown on Sheet C.12. 
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With respect to the preliminary stormwater management design information that is shown on the 
CDP, DPWES offers the following comments: 

1) Staff suggests the following edits to the FDP sheets: 

• Include a schematic consistent with the intensive green roof schematic shown on 
Sheet C.l4 of the CDP. 

2) See RZ memo for Commons for PFM waiver discussions. 

Pending and Future County Code and regulation changes: 

The Environmental Stewardship Guidelines in the Comprehensive Plan envisions a 
progressive approach to stormwater management that recognizes evolving technology, 
promotes low impact development techniques, and incorporates innovative stormwater 
management measures. Achieving the vision will require flexibility in circumstances where 
strict application of the PFM standards is difficult to implement new or creative designs. 
DPWES has proposed an amendment to the PFM that will enhance the flexibility in the PFM 
regulations to facilitate implementation of the recommendations set forth in the 
Comprehensive Plan for the Tysons Comer Urban Center. The amendment will allow, 
among other things, limited deviations of the current standards and specifications, related to 
storm water facilities that are proposed to meet the volume reduction goals of the 
comprehensive plan. In addition, the County is participating in the ongoing code changes of 
the national and state building codes to, among other things, enhance and expand the 
provisions regarding rainwater harvesting and reuse within buildings. 

In addition, the County is in the process of updating the applicable County codes and 
regulations to comply with the Virginia Stormwater Management Law and Regulations 
adopted by the Virginia Soil and Water Conservation Board on May 24, 2011. Please note 
that the Regulations include provisions (4VAC50-60-48.A) which limit which land
disturbing activities could be considered "grandfathered" by the program administrative 
authority, and therefore would not be subject to certain new criteria, based on several factors, 
including but not limited to, the dates of rezoning and site plan approval, initial VSMP 
permit issuance and renewal(s), as well as the date(s) of construction. 

Notwithstanding any notes, analysis, computations, narrative, facilities, details and/or design 
presented on the CPD or statements in the Proffers, the final design, construction, operation 
and maintenance of the site, including, but not limited to, the stormwater facilities, shall be 
subject to review and approval by DPWES, in accordance with all applicable Codes, 
requirements, standards, specifications, policies and procedures in effect at the time of Site 
Plan approval. 
Please contact me at 703-324-1972 if you require additional information. 

cc: Bijan Sistani, Acting Director, Site Development and Inspections Division, DPWES 
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Don Demetrius, Chief, Watershed Projects Evaluation Branch, Stormwater Planning 
Division, DPWES 
Todd Nelson, Urban Forestry Management, DPWES 
Judy Cronauer, Chief, Central Branch, SDID, DPWES 
Jerry Stonefield, Acting Stormwater Reviewer, SDID, DPWES 
Bin Zhang, Tysons Comer Reviewer 
Zoning Application File (3797-ZONA-001-2) 



County of Fairfax, Virginia 

DATE: February 15, 2013 

TO: Bobby Katai, Staff Coordinator 
Zoning Evaluation Division 
Department of Planning and Zoning 

FROM: Durga Kharel, P.E., Senior Engineer Ill 
Central Branch 
Site Development and Inspection Division (SDID) 
Land Development Services 

-

Department of Public Works and Environmental Services 

APPENDIX 11 

SUBJECT: Rezoning Application# RZ 2011-PR-017, The Commons, Tax Map 
Numbers 030-3-28-0005, 0006, 0008 & B4; Providence District 

REFERENCE: Waiver Request #3797-WPFM-003-1, for Location of Underground Facilities 
in Residential Developments 

We have reviewed the referenced submission for consistency with Section 6-0303.8 of the 
Public Facilities Manual (PFM), which restricts use of underground facilities located in a 
residential development (Attachment B). The Board of Supervisors (Board) may grant a waiver 
after taking into consideration possible impacts on public safety and the environment. The 
proposed development is for a mixed use development with condominiums/apartments and 
retail/service uses. Underground facilities located in residential developments allowed by the 
Board: 

• shall be privately maintained; 
• shall be disclosed as part of the chain of title to all future owners responsible for 

maintenance of the facilities; 
• shall not be located in a County storm drainage easement; and, 
• shall have a private maintenance agreement, in a form acceptable to the Director of the 

Department of Public Works and Environmental Services (DPWES), executed before the 
construction plan is approved. 

The applicant has proposed 1 (one) on-site underground stormwater reuse/detention vault with 
an approximate volume of 21,207 cubic feet located in the median on Main Street for seven 

. commercial/residential buildings as shown on sheets C-13 of COP revised October 22, 2012. 
The applicant states that the design and location are subject to change at the time of final 
engineering. 

Department of Public Works and Environmental Services 
Land Development Services, Environmental and Site Review Division 

12055 Government Center Parkway, Suite 535 
Fairfax, Virginia 22035-5503 

Phone 703-324-1720 • ITY 711 • FAX 703-324-8359 
www.fairfaxcountv.gov/dpwes 
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In the waiver application, the applicant states that the urban nature of the proposed 
development and the site constraints arising from the need to construct this mixed use 
development result in a project that necessitates the stormwater detention to be placed 
underground as shown on the accompanying plans. 

ANALYSIS: 
An analysis of the possible impacts on public safety, the environment, and the burden placed on 
the owners for maintenance is as follows. 

Impacts on Public Safety- The design, locations and access points of the stormwater vaults are 
critical components that are considered when evaluating the potential impact on public safety. 
The applicant has stated in the waiver request that the access points for the vaults will be 
typically located in surface parking areas or next to paved areas/travel lanes to address the 
issue of safety concern associated with vaults in open space areas. Parking lots and travelways 
are places where children are less likely to play and gain unauthorized access to the facilities. If 
it is the intent of the Board to approve the waiver request, staff recommends that the approval 
include a condition that the design of the vault(s), including, but not limited to, the number, size, 
shape, location, access and function, be subject to approval by DPWES, in accordance with all 
applicable requirements, policies and procedures in effect at the time of final Site Plan. In any 
location, locking manhole covers and doors must be provided at each access point. 

If it is the intent of the Board to approve the waiver request, the applicant shall provide liability 
insurance in an amount acceptable to Fairfax County as a waiver condition. A typical liability 
insurance amount is $1,000,000 against claims associated with underground facilities. The 
private maintenance agreement shall also hold Fairfax County harmless from any liability 
associated with the facilities. 

Impacts on the Environment- The surrounding areas are developed and the proposed 
underground facility will outfall into proposed piped storm drainage systems and ultimately 
outfall into Scotts Run. Therefore, staff does not believe there will be any adverse impact on the 
environment from the proposed underground facility. 

Burden Placed on Prospective Owners for Maintenance and Future Replacement -
The applicant has provided preliminary estimates of construction cost, annual maintenance 
costs and annual cost per residential unit for the proposed vault as following: 
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Commons of Mclean - CDP/FDP 

Facility Name 
SIZE OF CONSTRUCTION MAINTENANCE 

I Building VAULT (CF) COST (TOTAL-$) COST (PER YEAR-
Location $/YR) 
Building 1 21,207 $360,519 $1,500 

YEARLY COST ($/YR)* 

$8,710 

* yearly cost has been calculated assuming a 50 -year life expectancy for the concrete vault structure 

Development Program - Option 1 (Maximum Residential), 
Commercial use not included,** 1000 sf= Residential unit 

Facility Name TOTAL GROSS COST FOR TOTAL COST/RESIDENTIAL 
I Building USE SQUARE FOOTAGE RESIDENT AIL UNIT 
Location (SF) AREA ($/YR) ($/UNITIYR)** 

Building 1 RESIDENTIAL 338,000 $1,222.68 $3.22 
Building 2 RESIDENTIAL 465,800 $1,547.17 $3.22 
Building 3 RESIDENTIAL 277,500 $921.72 $3.22 
Building 4 RESIDENTIAL 260,800 $866.25 $3.22 
Building 5 RESIDENTIAL 461,100 $1,531.56 $3.22 
Building 6 RESIDENTIAL 499,300 $1,658.44 $3.22 

Building 7 RESIDENTIAL 319,900 $1,062.56 $3.22 

Total 2,622,400 

Development Program - Option 2 (Minimum Residential), 
Commercial use not included, ** 1000 sf= Residential unit 

Facility Name I TOTAL GROSS COST FOR TOTAL COST/RESIDENTIAL 
Building USE SQUARE RESIDENT AIL AREA UNIT 
Location FOOTAGE (SF) ($/YR) ($/UNITIYR)** 

Building 1 RESIDENTIAL 338,000 $1,319.99 $3.91 
Building 2 RESIDENTIAL 465,800 $1,819.09 $3.91 
Building 3 RESIDENTIAL 277,500 $1,083.72 $3.91 
Building 4 RESIDENTIAL 140,400 $548.30 $3.91 
Building 5 RESIDENTIAL 361,200 $1,410.59 $3.91 
Building 6 RESIDENTIAL 499,300 $1,949.92 $3.91 
Building 7 RESIDENTIAL 148,200 $578.77 $3.91 

Total 2,230,400 

Maintenance: The engineer has provided an estimate of$ 1,500 as the annual maintenance 
cost for the proposed facility; staff finds this estimate reasonable. Before site plan approval, 
sufficient funds should be placed into escrow to fund 20 years of maintenance for the facility. An 
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escrow fund of $30,000 shall be required for the facility. This fund would not be available to the 
owner until bond release. · 

If it is the intent of the Board to approve the waiver request, staff recommends the property 
owner be required to execute a maintenance agreement prior to site plan approval. Staff further 
recommends the property owner be required to establish a financial plan for the operation, 
inspection, and maintenance of the underground facility. The property owner should be required 
to establish a fund for the annual maintenance. Staff recommends that the property owner 
provide an initial deposit in an escrow account in an amount equal to the estimated costs for the 
first 20 years of maintenance for the facility before construction plan approval. 

The engineer has estimated the construction cost of the facility as $ 360,519; staff finds the 
estimates reasonable. Assuming a gross square footage of 1,000 for each residential unit, the 
burden of cost of maintenance and replacement per residential unit per year is estimated as 
$3.22 for option 1 (Maximum Gross Residential Area) and $3.91 for option 2 (Minimum Gross 
Residential Area) as proposed by the applicant in table above. Considering the large numbers 
of residential units staff finds the estimates reasonable. 

If it is the intent of the Board to approve the waiver request, the property owner should be 
required, as a waiver condition, to address future replacement of the underground facility as part 
of its private maintenance agreement with the County. In order to maximize the useful life of the 
underground facility, the property owner must be required to construct the underground facility 
with reinforced concrete products only. Replacement cost fund, based on an estimated 50-year 
lifespan for concrete products, should be established. The replacement reserve fund must be 
separate from the annual maintenance fund to ensure the money is available at the time 
replacement are necessary and have not been previously spent on maintenance activities. 

RECOMMENDATION: 
DPWES recommends that the Board approve the waiver to locate the underground facility in the 
residential developments of Commons of Mclean, subject to Waiver #3797-WPFM-003-1 
Conditions dated February 15, 2013, as contained in Attachment A. 

If you have any questions, or need further assistance, please contact me at 703-324-1720. 

ATTACHED DOCUMENTS: 
Attachment A- Waiver #3797-WPFM-003-1 Conditions, Commons of Mclean, February 15, 
2013 
Attachment B - PFM Section 6-0303.8 

cc: Robert A. Stalzer, Deputy County Executive 
James Patteson, Director, DPWES 
Michelle Brickner, Director, Land Development Services, DPWES 
Bill Schell, Acting Director, Maintenance and Stormwater Management Division, DPWES 
Judy Cronauer, Chief, Central Branch, SOlD, LOS, DPWES 
Marsh William, Tysons Coordinator 
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Bing Zhang, Tysons Engineer 
Jerry Stonefield, Acting Stormwater Review Engineer, SOlD 
Waiver File 



Waiver Request #3797-WPFM-003-1 Conditions 

Commons of Mclean 
RZ 2011-PR-017 

February 15, 2013 

ATTACHMENT A 

1. The underground facilitiess shall be constructed in accordance with the development plans and 
these conditions as determined by the Director of the Department of Public Works and 
Environmental Services (DPWES). 

2. To provide greater accessibility for maintenance purposes, the underground facility shall 
have a minimum height of 72 inches. 

3. The underground facilities shall be constructed of reinforced concrete products only. 

4. The underground facilities shall incorporate appropriate safety features, such as locking 
manholes and doors, as determined by DPWES at the time of construction plan submission. 

5. The underground facilities shall be privately maintained and shall not be located in a county 
storm drain easement. 

6. A private maintenance agreement for each facility, as reviewed and approved by the Fairfax 
County Attorney's Office, shall be executed and recorded in the land records of the county prior 
to final site plan approval. The maintenance agreement shall run with the land, its successors 
and assigns. The private maintenance agreement shall include: 

· a condition that the property owner and its successors or assigns shall not petition the 

County to assume the maintenance, or the replacement, of the underground facility; 

· a reference to the establishment of the reserve funds for the maintenance and replacement 

of the underground facility; 

· a reference to the operation, inspection, and maintenance procedures detailed in the site 
plan; 

· a condition that the property owner provide and continuously maintain liability insurance; 

a typical liability insurance amount is at least $1,000,000 against claims associated with 
underground facility; and 

· a statement that Fairfax County shall be held harmless from any liability associated with 
the facility. 

ATTACHMENT A 



7. Operation, inspection, and maintenance procedures associated with each underground facility 
shall be included in the site plan to ensure the safe operation, inspection, and maintenance of 
the facility. The procedures shall include: 

· establishment of procedures to facilitate inspection by the county including, but not 

limited, to 

an advance notice procedure, 

· a requirement for inspection of transitional screening, 

a requirement for contact information, 

the procedure for obtaining the access keys, 

the procedure to ensure the access points to the facility are not blocked; 

and 

· establishment of operation and maintenance procedures to 

ensure the facility will continue to control the stormwater generated from 
the site, 

· continue to minimize the possibility of clogging events, and 

8. A financial plan for the property owner to finance regular maintenance and full life-cycle 
replacement costs shall be established prior to site plan approval. The financial plan shall 
include: 

· a separate line item in the annual budget for operation, inspection, and maintenance shall 

be established; 

· a reserve fund for future replacement of the underground facility shall be established to 

receive annual deposits based on the initial construction costs and an estimated 50-year 
lifespan for concrete products; and 

· prior to final construction plan approval, the property owner shall escrow sufficient funds 

which will cover a 20-year maintenance cycle ofthe underground facility; these monies 
shall not be made available to the owner until after final bond release. 



ATTACHMENT B 

The Public Facilities Manual {PFM) Section 6-0303.8 {24-88-PFM, 83-04-PFM) 

Underground detention facilities may not be used in residential developments, including rental 

townhouses, condominiums and apartments, unless specifically waived by the Board of 

Supervisors (Board) in conjunction with the approval of a rezoning, proffered condition 

amendment, special exception, or special exception amendment. In addition, after receiving 

input from the Director regarding a request by the property owner(s) to use underground 

detention in a residential development, the Board may grant a waiver if an application for 

rezoning, proffered condition amendment, special exception, and special exception amendment 

was approved prior to, June 8, 2004, and if an underground detention facility was a feature 

shown on an approved proffered development plan or on an approved special exception plat. 

Any decision by the Board to grant a waiver shall take into consideration possible impacts on 

public safety, the environment, and the burden placed on prospective owners for maintenance 

of the facilities. Any property owner(s) seeking a waiver shall provide for adequate funding for 

maintenance of the facilities where deemed appropriate by the Board. Underground detention 

facilities approved for use in residential developments by the Board shall be privately 

maintained, shall be disclosed as part of the chain of title to all future homeowners (e.g. 

individual members of a homeowners or condominium association) responsible for maintenance 

of the facilities, shall not be located in a County storm drainage easement, and a private 

maintenance agreement in a form acceptable to the Director must be executed before the 

construction plan is approved. Underground detention facilities may be used in commercial and 

industrial developments where private maintenance agreements are executed and the facilities 

are not located in a County storm drainage easement. 
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FAIRFAX COUNTY PARK AUTHORITl 
.............................................................................................. 

M E M 0 R A N D U M 

TO: Barbara Berlin, AICP, Director 
Zoning Evaluation Division 
Department of Planning and Zoning 

FROM: Sandy Stallman, AICP, Manager // 
Park Planning Branch, PDD ~ 

DATE: August 15,2012 

SUBJECT: RZ 2011-PR-017, The Commons 
Tax Map #'s: 30-3 ((28)) 5, 6, 8, & B4 

The Park Authority staff has reviewed the proposed Conceptual Development Plan (CDP) and 
draft proffers for the subject property, both dated May 21 , 2012. This memorandum provides 
comments regarding impacts to park and recreation resources and levels of service of the 
proposed development. 

BACKGROUND 

The proposed Development Plan shows a range of2,160-2,564 new multi-family dwelling units 
on 20.96 acres located completely within Y2 mile and partially within the ~ mile distance ring 
from the McLean Metro Station. Based on the average projected multi-family household size of 
1.75 in the Tysons Corner Urban Center, the development could add up to 4,487 new residents to 
the Providence Supervisory District. 

Park Authority staff appreciates the applicant's efforts towards planning for an integrated urban 
park system onsite within their proposed development in the Tysons East district. Not only does 
the provision of onsite public urban parkland exceed the recommendations of the Comprehensive 
Plan, but the proposed park spaces will provide for a diversity of active and passive recreational 
opportunities to meet the outdoor recreation and leisure needs of the people who will live and 
visit there. 

COMPREHENSIVE PLAN GUIDANCE 

The Park Authority analysis is based on the policies in the Parks and Recreation section of the 
Countywide Policy Plan, including Objective 2, Policies g, j , and k; Objective 5, Policies a and 
b; Objective 6, Policy c. and Appendix 2, Part B: Park Facility Service Level Standards. The 
evaluation is also based on guidance provided in the Tysons Corner Urban Center Environmental 
Stewardship and Tysons East District sections of the Comprehensive Plan. In addition, specific 
recommendations for land in the Tysons East District include the following (Tysons Corner 
Urban Center, District Recommendations, p. 156): 
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"In the Anderson Subdistrict, there are several opportunities to provide notable 
open space amenities. Redevelopment proposals should be designed in a manner 
to provide these open space amenities and/or contribute to improvements to open 
space elsewhere within the District or the abutting East Side District. A four acre 
recreation-focused urban park should be provided between Anderson Road and 
the Hunting Ridge neighborhood to serve the recreation and leisure needs of 
future residents and workers. Facilities should include one or two athletic fields as 
well as consideration of providing relatively small-footprint facilities such as 
sport courts, playground features, skate parks or splash pads." 

ANALYSIS AND RECOMMENDATIONS 

PARKS & RECREATION 

Urban Parkland Needs 

The Plan for Tysons Corner calls for a comprehensive system of public open spaces to serve 
residents, visitors and workers. This system of public spaces should include parks of different 
types (pocket parks, civic plazas, common greens, recreation-focused parks, linear parks/trails, 
and natural resource areas) to enhance the quality of life, health and the environment for those 
who live, work and visit Tysons Corner. In the Tysons Corner Urban Center Areawide 
Recommendations, Environmental Stewardship Chapter, Parks and Recreation Section, Page 81, 
the Plan states the following: 

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

Applying the urban parkland standard to the overall proposed development, the overall proposal 
generates a need for about 6. 73 acres of new urban parkland. The application proposes to 
provide the following onsite urban park spaces: 

Onsite Public Parks 

Anderson Park- This 189,535 sq. ft. (4.35 acres) park space located along Anderson 
Road is a Common Green type urban park planned to include two basketball courts, two 
volleyball courts, a teen play equipment area, a playground for ages 5-12, two fenced-in 
off-leash dog areas (for large and small dogs), a passive seating area with fountain, 
recreational trail, and a 37-space parking lot. The applicant intends to dedicate this park 
to the County in fee simple. The draft proffers indicate Anderson Park will be delivered 
with completion of the third new building in the development. 

Goodman Field- This 148,520 sq. ft. (3 .41 acres) park space located in the block that is 
surrounded by Anderson Road, Colshire Drive, East Lane and South Street is Recreation
focused type urban park planned to include a full-size, synthetic turf rectangle field with 
lights. The park will also feature an entry plaza at the corner of South Street and East 
Lane and a seat wall overlook along Colshire Drive. The applicant intends to dedicate this 
park to the County in fee simple. 
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Civic Plaza- This 24,250 sq. ft. (0.56 acres) park space located along East Lane at the 
terminus of South Street between Buildings #6 & #7 is a Civic Plaza type urban park that 
will be primarily hardscape and includes a central water feature and seating areas. 

Main Street Park- The central median of Main Street is extra wide and provides 22,950 
(0.55 acres) of additional passive Pocket Park type urban park space that includes 
landscape plantings, a linear trail and water feature. 

Pocket Park- The development plan identifies a 7,950 sq. ft. (0.18 acre) space at the 
comer of Colshire Meadow and Dartford Drives as a Pocket Park. Much of the space is 
actually streetscape, but the additional square footage allows for a seating area and a focal 
point (public art) feature. 

Evaluation- The overall provision of onsite public urban parkland exceeds the recommendations 
of the Comprehensive Plan to offset the impact of proposed residential redevelopment. The 9.03 
acres of proposed onsite urban park spaces will provide for a diversity of active and passive 
recreational opportunities to meet the outdoor recreation and leisure needs of the people who will 
live and visit there. The Park Authority requests that the applicant commit to pre-construction 
meetings with FCP A staff prior to construction on both Anderson Park and Goodman Field to 
ensure the applicant makes use of FCP A standards in effect at the time of construction. With 
rege:rrd to phasing, Anderson Park should be delivered with completion of the second building in 
the development (taking into consideration replacement of the affordable housing on the parcel). 
Goodman Field should be delivered with completion of the first building that is adjacent to the 
field (i.e. Building 4, 5, or 7). 

Athletic Field Needs 

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

" ... recreational facility service level standards in the Park and Recreation element 
of the Countywide Policy Plan should be applied to new development in Tysons, 
with adjustments made for urban demographics and use patterns. Using 2050 
development projections, anticipated urban field use patterns, optimal athletic 
field design (lights and synthetic turf) and longer scheduling periods, the adjusted 
need for athletic fields to serve Tysons is a total of 20 fields .. .In general, the need 
for an athletic field is generated by the development of approximately 4.5 million 
square feet of mixed use development in Tysons." 

The Plan suggests that "creative approaches can be used to ensure provision of recreational 
facilities, especially athletic fields that meet service level standards. This may include indoor and 
rooftop facilities." 

The Plan also indicates a preference for recreational facilities to be provided onsite or in an area 
that serves the new development and provides a hierarchy of approaches: 
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"Provision of park land and facilities on-site is preferred. If on-site dedication 
and facility provision are not possible, an equivalent off-site dedication and 
facility construction within the same district should be sought as a 
substitution. Where it is not possible to locate facilities within the district, 
locations that serve Tysons may be substituted. As a last alternative, as for 
smaller sites, an equivalent monetary contribution to fund local public parks 
within Tysons may be substituted." 

Based on Comprehensive Plan guidance for provision of one full-service athletic field per 4.5 
million square feet of new GF A, the proposed development, with a proposed range of 2,222,400-
2,614,400 million square feet of new GFA, generates the need for 0.49-0.59 athletic fields. 

Athletic Field Provision 

A full-size, full service synthetic turf rectangle field with lights is to be provided in a 
nearly 3.5 acre park space dubbed "Goodman Field" in the block surrounded by 
Anderson Road, Colshire Drive, East Lane and South Street. The applicant has indicated 
in the proffers the intent to dedicate this field to the County in fee simple and to provide 
and maintain public restrooms for users of the field within Building 4, 5, or 7. 

Evaluation- The applicant is providing one new full-size, full-service athletic field that exceeds 
the need generated by their proposed development alone. This is being done in a creative 
arrangement that allows another applicant to provide a significant indoor public facility (public 
community center with basketball gym) elsewhere within the Tysons East district. The timing of 
availability of public restrooms in a private building to be open for public use should coincide 
with delivery of the athletic field. It should be clarified that public restrooms shall be accessible 
directly via the streetscape facing the field. 

Other Recreational Facility Needs 

In the Tysons Comer Urban Center Areawide Recommendations, Public Facilities Chapter, 
Parks Section, Page 88, the Plan states the following: 

"The Countywide recreation facility service level standards in the Park and 
Recreation element of the Countywide Policy Plan should be applied to new 
development in Tysons, with adjustments made for urban demographics and use 
patterns. Provision of facilities to meet these service level needs will ensure that 
as Tysons redevelops, publicly accessible athletic fields, tennis courts, basketball 
courts, fitness and program space, swimming pools, and other active recreational 
facilities will be provided at levels meeting the needs of future Tysons residents, 
employees and visitors." 

Using adopted recreational facility service level standards found in the Parks and Recreation 
element (Appendix 2, Part B) of the Policy Plan, the publicly accessible recreational facilities 
needed to address the planned growth for this project area include 2 basketball courts, 3 tennis 
courts, 2 playgrounds and about 5,000 square feet of indoor fitness/program space. 
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Publicly Accessible Recreational Facilities 

The recreational facilities proposed to be provided in Anderson Park include two 
basketball courts, two volleyball courts, a teen play equipment area, a playground for 
ages 5-12, two fenced off-leash dog areas (for large and small dogs), passive seating area 
with fountain, recreational trail, and a 3 7 -space parking lot. If the existing townhouses 
along Anderson Road are preserved, the size and design of Anderson Park will be 
impacted. Preservation of the townhouses along Anderson Road would result in the loss 
of a passive park area with open lawns, paved plaza with fountain, children's playground 
and a portion of the proposed dog park. 

Evaluation - The applicant's proposal to provide two basketball courts, two volleyball courts, a 
teen play equipment area, a playground for ages 5-12, two fenced off-leash dog areas (for large 
and small dogs), passive seating area with fountain, and recreational trail satisfies the need for 
local park facilities generated by the proposed development. Preservation of the townhouses 
along Anderson Road would result in the loss of needed park facilities. 

Private Recreation and Amenity Areas 
The overall development plan shows 2.71 acres of private rooftop amenity areas, with 
outdoor swimming pools and passive recreation areas for use by residents of each of the 
residential buildings. These private spaces and facilities will allow the applicant to meet 
the Zoning Ordinance requirement to spend $1,700 per non-ADU residential unit on 
onsite facilities and amenities for private use. 

Evaluation- The private rooftop amenity areas and facilities provided with each residential 
building will allow the applicant to meet the Zoning Ordinance requirement to spend $1,700 per 
non-ADU residential unit on onsite recreational facilities and amenities. 

OTHER ISSUES 

Natural Resources 

The Park Authority owns and operates Scott's Run Stream Valley and Westgate Parks 
downstream of the applicant's properties. Stormwater from the subject property enters the 
stream on parkland. The Middle Potomac Watersheds Management Plan (adopted by the BOS 
on January 25, 2008), Chapter 9, addresses recommended policy on development and 
redevelopment in the Tysons Comer area and specifically references the Tysons Comer 
Stormwater Strategy Project SC9845. The goals in Chapter 9 target reductions in phosphorous 
discharges for all redevelopment in the Tysons Comer area of 30% over existing conditions, and 
also propose the implementation of LID measures to detain and treat storm water not only to 
reduce the impact for the area being redeveloped but also for the benefit of the receiving stream. 
The applicant appears to be working in good faith to utilize LID and other measures to detain 
and treat stormwater. The Park Authority also recommends the project achieve at least the 30% 
reduction in phosphorous recommended by the Tysons Comer Stormwater Strategy Project 
SC9845. 

The Park Authority supports the applicant's proposals to mimic the predevelopment peak release 
for the 1, 2 and 10 year storms and runoff volumes for the 1 and 2 years storms. The application 
states the goal of achieving reductions for both of these measurements "similar to LEED." The 



Barbara Berlin, AICP 
RZ 2010-PR-017, The Commons 
Page 6 

Park Authority has two recommendations related to these goals. First, the applicant should 
define what predevelopment standard they will use. The ideal is a forested condition. The 
second is to have the applicant commit to minimum reductions in stormwater discharges and 
peak release rates of 25% over existing conditions through adherence to LEED Silver standards 
to improve the condition of surface waters downstream from their site. 

The Park Authority recommends that all plant materials to be installed should be non-invasive to 
reduce the spread of invasive species and protect the environmental health of parkland and other 
open spaces and natural areas. 

Cultural Resources 

The subject parcels were subjected to archival cultural resources review. Analysis of the parcels 
indicates they have been disturbed and developed. The property is unlikely to contain significant 
archaeological resources and no archaeological work is warranted. The Tysons East District 
section of the Comprehensive Plan, however, suggests that existing buildings on the property 
may be of historical significance: 

"Selected elements of the 1960s sections of The Commons garden apartments 
(Tax Map 30-3 ((28)) 5 and 6) should be considered for preservation, 
incorporation into new development, and evaluation for inclusion in the Inventory 
of Historic Sites ... The preserved areas should show both the architecture and the 
contextual spatial design of the period." (p. 156) 

The application does not include the preservation of any existing buildings, nor does it propose 
to include architectural elements or "contextual spatial design of the period" with the new 
development. Instead, the applicant proposes to provide historical documentation by 
incorporating a "historic timeline wall" adjacent to the athletic field that will depict the history of 
the property. 

As the retaining wall adjacent to the athletic field may be difficult for anyone other than sports 
participants to access and view, Park Authority staff suggests that interpretive signs be provided 
throughout all publicly accessible park areas (including Anderson Park and the wide median at 
the center of Main Street). Doing so would better tell the story of the architectural significance 
of the property in locational context. Interpretive signage with photographs and other 
information will allow visitors to understand the former cultural landscape of the various spaces 
throughout the site. 

Land Dedication 

The applicant has indicated their intent to dedicate both Anderson Park and Goodman Field to 
the County in fee simple. In accordance with a December 11, 2000 BOS resolution, "park, 
recreation or open space should be deeded directly to the Fairfax County Park Authority without 
first being deeded to the Board." Proffers should indicate that land will be dedicated directly to 
the Park Authority in fee simple free of all monetary obligations or encumbrance through 
covenants to participation in an Owner's Association and a note indicating such should be added 
to the Development Plan. 
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Any debris and waste on the parcel should be removed prior to dedication. In accordance with 
PFM 2-11 02.4B, the landowner is required to take any necessary corrective action prior to Park 
Authority acceptance. Following site cleanup of debris and prior to land dedication, the Park 
Authority requests that the Applicant arrange for an inspection by the Park Authority Land 
Acquisition Manager, Area 1 Operations Manager and Natural Resource Protection Manager. If 
the condition of the land is acceptable to the Park Authority, the Applicant should dedicate the 
property prior to their bond release from Fairfax County. Any easements to be recorded on 
future park property shall be done prior to dedication. 

SUMMARY 

This section summarizes the recommendations included in the preceding analysis section. The 
analysis identified the following major issues: 

• The overall provision of onsite public urban parkland exceeds the recommendations of the 
Comprehensive Plan to offset the impact of proposed residential redevelopment. 

• The Park Authority requests that the applicant commit to pre-construction meetings with 
FCP A staff prior to construction on both Anderson Park and Goodman Field. This is to 
ensure the applicant makes use of FCP A standards in effect at the time of construction. 

• With regard to phasing, Anderson Park should be delivered with completion of the second 
building in the development (taking into consideration replacement of the affordable housing 
on the parcel). Goodman Field should be delivered with completion of the first building that 
is adjacent to the field (i.e. Building 4, 5, or 7). 

• The applicant will fully meet their athletic field requirement by providing one new full-size, 
full-service synthetic turf athletic field with lights to be dedicated to the County for public 
use. 

• The timing of availability of public restrooms in a private building to be open for public use 
should coincide with delivery of the athletic field. It should be clarified that public restrooms 
shall be accessible directly via the streetscape facing the field. 

• The applicant's proposal to provide two basketball courts, two volleyball courts, a teen play 
equipment area, a playground for ages 5-12, two fenced off-leash dog areas (for large and 
small dogs), passive seating area with fountain, and recreational trail satisfies the need for 
local park facilities generated by the proposed development. 

• Preservation ofthe townhouses along Anderson Road would result in the loss of needed park 
facilities. 

• The private rooftop amenity areas and facilities provided with each residential building will 
allow the applicant to meet the Zoning Ordinance requirement to spend $1,700 per non-ADU 
residential unit on onsite recreational facilities and amenities. 

• The Park Authority recommends the project achieve at least the 30% reduction in 
phosphorous recommended by the Tysons Comer Stormwater Strategy Project SC9845. 

• The applicant should commit to minimum reductions in stormwater discharges and peak 
release rates of 25% over existing conditions through adherence to LEED Silver standards to 
improve the condition of surface waters downstream from the site. 
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• The Park Authority recommends that all plant materials to be installed should be non
invasive to reduce the spread of invasive species and protect the environmental health of 
parkland and other open spaces and natural areas. 

• Park Authority staff suggests that interpretive signs be provided throughout all publicly 
accessible park areas (including Anderson Park and the wide median at the center of Main 
Street) to better tell the story of the architectural significance of the property in locational 
context. Interpretive signage with photographs and other information will allow visitors to 
understand the former cultural landscape of the various spaces throughout the site. 

• Anderson Park and Goodman Field should be dedicated directly to the Fairfax County Park 
Authority in fee simple free of all monetary obligations or encumbrance through covenants to 
participation in an Owner's Association and a note indicating such should be added to the 
Development Plan. 

• Following site cleanup of debris and prior to land dedication, the Park Authority requests that 
the Applicant arrange for an inspection by the Park Authority Land Acquisition Manager, 
Area 1 Operations Manager and Natural Resource Protection Manager. 

• Any easements to be recorded on future park property shall be done prior to dedication. 

Please note the Park Authority would like to review and comment on proffers and development 
conditions related to park and recreation issues. We request that draft and final proffers and 
development conditions be submitted to the assigned reviewer noted below for review and 
comment prior to completion of the staff report and prior to final Board of Supervisors approval. 

FCP A Reviewer: Andrea L. Dorlester 
DPZ Coordinator: Bob Katai 

Copy: John W. Dargle, Jr., Director 
Cindy Messinger, Deputy Director/CFO 
Sara K. Baldwin, Deputy Director/COO 
Cindy Walsh, Director, Resource Management Division 
David Bowden, Director, Planning & Development Division 
Julie Cline, Manager, Land Acquisition & Management Branch 
Andrea L. Dorlester, Planner IV, Park Planning Branch, PDD 
Cathy Lewis, Branch Manager, ZED, DPZ 
Bob Katai, Planner III, Zoning Evaluation Division, DPZ 
Chron Binder 
File Copy 



TO: 

FROM: 

DATE: 

FAIRFAX COUNTY PARK AUTHORITY 
..................................•...........•............................................... 

M E M 0 R A N D U M 

Barbara Berlin, AICP, Director 
Zoning Evaluation Division 
Department of Planning and Zoning 

Sandy Stallman, AICP, Manager / (/ 
Park Planning Branch, PDD A-() 

January 23, 2013 

SUBJECT: FDP 2011-PR-017; The Commons (LCOR) 
Tax Map Number: 30-3 ((28)) 5 

The Park Authority staff has reviewed the Final Development Plan (FDP) for Building 1 dated 
December 7, 2012. This memorandum provides comments regarding impacts to Park Authority 
resources and levels of service based on the policies in the Parks and Recreation section of the 
Countywide Policy Plan, including Objective 2, Policies g, j, and k; Objective 5, Policies a and 
b; Objective 6, Policy c. and Appendix 2, Part B: Park Facility Service Level Standards. The 
evaluation is also based on guidance provided in the Tysons Comer Urban Center Environmental 
Stewardship and Tysons East District sections of the Comprehensive Plan. 

ANALYSIS AND RECOMMENDATIONS 

Onsite Urban Parks 

Based on the urban park land standard in the Tysons Areawide Plan, the proposed Building 1, 
with 331 dwelling units, generates a need for 0.87 acres of onsite public urban parks. A portion 
of the public park space planned in the area of the wide median of Main Street is shown to be 
developed with this block. The size of the park space is not clear from the information on the 
FDP, but based on information provided in the CDP, it seems to be about a quarter of an acre. 

Sheet C-4 of the FDP shows an interim park space of unknown size provided on land adjacent to 
the west of the proposed building. The interim park space is the future location of Building 2 
and consists of an open grassy hillside. No seating, landscaping or other amenities are shown. 
Staff requests that the applicant consider and show on the FDP the types of interim park 
amenities that could be provided in this space to meet the needs of the building's residents. 

Sheet C-2 of the FDP delineates the FDP area and does not include the Main Street Park, 
although it appears on subsequent sheets to be the applicant's intent to build out this space with 
development ofBuilding 1. Staff requests that this space be included in the FDP area and that 
final design details for this park space, including any historic interpretive elements (related to 
interpreting the architectural styles of Charles Goodman), be provided on the FDP. 
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Private Park Space 

About 0.39 acres of private roof deck amenity areas in three locations are shown. These areas 
can be used to satisfy the Zoning Ordinance requirement to spend $1,700 per dwelling unit on 
onsite recreational amenities, such as swimming pools, patios, sport courts, game tables, etc. 

Miscellaneous 

Many of the Landscape Plan sheets (L-3- L-9) that pertain to design of the public and private 
park spaces in the FDP area are marked with a note that states: "The Plan and imagery shown is 
conceptual and may be modified subject to Final Development Plan approval." The current 
application is a Final Development Plan, not conceptual, and the note should be removed. 

FCP A Reviewer: Andrea L. Dorlester 
DPZ Coordinator: Bob Katai 

Copy: John W. Dargle, Jr., Director 
Cindy Messinger, Deputy Director/CFO 
Sara K. Baldwin, Deputy Director/COO 
Cindy Walsh, Director, Resource Management Division 
David Bowden, Director, Planning & Development Division 
Andrea L. Dorlester, Planner IV, Park Planning Branch, PDD 
Cathy Lewis, Branch Manager, ZED, DPZ 
Bob Katai, Planner III, Zoning Evaluation Division, DPZ 
Chron Binder 
File Copy 
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April 19, 2012 

G. Evan Pritchard 

12055 Government Center Parkway, Suite 927 
Fairfax, VA 22035-1118 

Walsh, Colucci, Lube1ey, Emrich & Walsh, P.C. 
2200 Clarendon Boulevard, Suite 1300 
Arlington, VA 22201 

Re: Archaeological Potential for Tax Map 30-3 ((28)) 5, 6, 8 and B4: The Commons 

Dear Mr. Pritchard: 

Pursuant to your phone call regarding the aforementioned property, I reviewed our files and 
database. The project was subject to archaeological review, by Michael Johnson Archaeologist 
(now retired) on three occasions and John Rutherford, Archaeologist, most recently. Each of the 
assessments came to the conclusion that there had been a vast amount of disturbance that there 
was little potential for the presence of intact archaeological features. 

Should you have any questions, please do not hesitate to call me at (703) 534-3881, Extension 
402 or on my cell phone at (703) 282-3833. 

Sincerely, 

Elizabeth A. Crowell, Ph.D. 
Cultural Resource Management and Protection Branch Manager 
Fairfax County Park Authority 
2855 Annandale Road 
Falls Church, VA 22042 
(703) 534-3881, Extension 402 

703·324·8700 • TTY: 703·324·3988 • ONLINE: www.falrfaxcounty.gov/parks • E·MAIL: parkmafl@falrfaxcounty.gov 

,<.,: 
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County of Fairfax, Virginia 

March 19, 2013 

TO: Bob Katai, Staff Coordinator 
Zoning Evaluation Division, DPZ 

FROM: Todd Nelson, Urban Forester II ~ 
Forest Conservation Branch, DPW~ 

SUBJECT: The Commons; RZ 2011-PR-017 

RE: Request for assistance dated February 21 , 2013 

RI!PII!III!IIIII! 

This review is based on the Conceptual Development Plan (CDP) RZ 2011-PR-017 stamped 
"Received, Department ofPlanning and Zoning, February 19, 2013." 

General Comment: Urban Forest Management Division comments and recommendations on 
the previously submitted CDP were provided to DPZ in the memos dated August 3, 2011, June 
25, 2012, and November 28, 2012. Several comments and recommendations contained in 
these memos were not adequately addressed and are similar to several of the following 
comments and recommendations. 

1. Comment: The proposed limits of clearing and grading associated with this proposed 
development are not shown or identified on the CDP and it is unclear if trees proposed for 
preservation will be adequately protected from construction activities. 

Recommendation: The proposed limits of clearing and grading associated with this 
proposed development should be clearly shown and identified on the CDP. 

2. Comment: The 0 sq. ft. identified as the tree preservation target, as shown on Line C1 of 
the Tree Cover Calculations on sheet L-16, is inconsistent with the 24.7% identified as the 
proposed percentage of canopy requirement that will be met through preservation, as 
shown on line E of the Tree Preservation Target Calculations and Statement table on sheet 
C-1 0, and the 31 ,250 sq. ft. identified as the total of canopy provided through tree 
preservation, as shown on lines C3, C10, and E1 of the Tree Cover Calculations on sheet 
L-16. 

Recommendation: The Tree Preservation Target Calculations and Statement tables on 
sheet C-1 0 and the Tree Cover Calculations on sheet L-16 should be revised to identify the 
accurate amount of total canopy area provided through tree preservation. In addition, the 

Department of Public Works and Environmental Services 
Urban Forest Management Division 

12055 Government Center Parkway, Suite 518 
Fairfax, Virginia 22035-5503 

Phone 703-324-1770, TTY: 703-324-1877, Fax: 703-803-7769 
www.fairfaxcounty.gov/dpwes 
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31, 250 sq. ft. claimed as canopy provided through tree preservation is unclear. All areas 
of existing tree canopy proposed for preservation and to be used toward meeting the 1 0-
year tree canopy requirement should be shaded and labeled indicating the amount of tree 
canopy claimed for each area. 

3. Comment: The request to deviate from the tree preservation target is unclear as it does not 
appear to identify the proposed percentage of the canopy requirement that will be met 
through tree preservation as specified in line E of the Tree Preservation Target Calculations 
and Statement, which identifies 24.7% as the proposed percentage of canopy requirement 
that will be met through preservation. 

Recommendation: The request to deviate shall identify the proposed percentage of the 
canopy requirement that will be met through tree preservation as specified in line E of the 
Tree Preservation Target Calculations and Statement and shall describe how this deviation 
request is the minimum necessary to afford relie£ In addition, lines C3, C10, and E1 of the 
Tree Cover Calculations shall be equal to line E of the Tree Preservation Target 
Calculations and Statement. 

4. Comment: It appears the Applicant is requesting a modification of the transitional 
screening requirements and a waiver of the barrier requirements along the northern 
property boundary of the proposed development, as indicated on sheet C-1. There appears 
to be an opportunity to provide the required transitional screening and barrier requirements. 
In addition, it is unclear if the proposed landscaping along the northern property boundary 
meets the intent of the transitional screening and barrier requirements. 

Recommendation: Transitional screening calculations in accordance with ZO 13-303.3 
should be provided as part of the CDP to identify the required landscaping. In addition, 
landscaping should be provided along the northern property line demonstrating how the 
transitional screening requirements of ZO 13-303.3 are being met. The transitional 
screening calculations should identify the specific plant material, including quantities, 
proposed to be planted and to be used toward meeting the transitional screening 
requirements. 

5. Comment: The symbols used to identify the various categories of trees, as shown in the 
Tree Symbol Legend on sheet L-15, are unclear and it is difficult to differentiate between 
the various categories. In addition, a symbol for the 63 Category II evergreen trees 
proposed to be planted, as indicated in the Conceptual Plant Schedule, has not been 
provided. 

Recommendation: The Tree Symbol Legend should be revised to provide clear symbols 
for each of the categories of trees. In addition, a symbol for the Category II evergreen trees 
should be provided. 
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6. Comment: The proposed locations of the various planting details shown on sheet L-16 are 
unclear. 

Recommendation: The locations of the various planting details shown on sheet L-16 
should be clearly shown and identified on all landscape sheets. 

7. Comment: It appears the Applicant is requesting a modification ofPFM section 12-
0515.6B to allow for trees located above any proposed percolation trench or bio-retention 
area to count towards the 1 0-year tree canopy requirements. It is unclear if a commitment 
has been obtained from the Applicant to replace any tree removed to facilitate maintenance 
or repair of these percolation trenches and bio-retention facilities. 

Recommendation: Obtain proffer language requiring the Applicant to replace any tree 
removed to facilitate maintenance or repair of percolation trenches and bio-retention 
facilities. 

Please contact me at 703-324-1770 should you have any questions. 

TLN/ 
UFMDID #: 162560 

cc: DPZ File 
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County of Fairfax, Virginia 

March 19, 2013 

TO: Bob Katai, Staff Coordinator 
Zoning Evaluation Division, DPZ 

FROM: Todd Nelson, Urban Forester II ~ 
Forest Conservation Branch, DP~ 

SUBJECT: The Commons- Building 1; FDP 2011-PR-017 

RE: Request for assistance dated February 21 , 2013 

...... 11!11!1 

This review is based on the Final Development Plan (FDP) 2011-PR-017 stamped "Received, 
Department ofPlanning and Zoning, February 19, 2013." 

General Comment: Urban Forest Management Division comments and recommendations on 
the previously submitted FDP were provided to DPZ in the memo dated January 30, 2013. 
Additional comments and recommendations are provided to address the proposed landscape 
plan and 1 0-year Tree Canopy Calculations. 

1. Comment: The 0 sq. ft. identified as the tree preservation target, as shown on Line Cl of 
the Tree Cover Calculations on sheet L-2, is inconsistent with the 24.7% identified as the 
proposed percentage of canopy requirement that will be met through preservation, as 
shown on line E of the Tree Preservation Target Calculations and Statement table on sheet 
C-1 0 of the CDP, and the 31 ,250 sq. ft. identified as the total of canopy provided through 
tree preservation, as shown on lines C3 , C 1 0, and E 1 of the Tree Cover Calculations on 
sheet L-2. 

Recommendation: The Tree Preservation Target Calculations and Statement tables on 
sheet C-10 ofthe CDP and the Tree Cover Calculations on sheet L-16 ofthe CDP should 
be revised to identify the accurate amount of total canopy area provided through tree 
preservation and this revised information should be provided as part of the FDP. In 
addition, the 31 , 250 sq. ft. claimed as canopy provided through tree preservation is 
unclear. All areas of existing tree canopy proposed for preservation and to be used toward 
meeting the 10-year tree canopy requirement should be shaded and labeled indicating the 
amount of tree canopy claimed for each area. 

2. Comment: Several trees along the eastern side of the Main Street 'courtyard ' appear to be 
planted in areas that are less than 8 feet wide and within 4 feet of a restrictive barrier, as 

Department of Public Works and Environmental Services 
Urban Forest Management Division 

12055 Government Center Parkway, Suite 518 
Fairfax, Virginia 22035-5503 

Phone 703-324-1770, TTY: 703-324-1877, Fax: 703-803-7769 
www.fairfaxcounty.gov/dpwes 
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shown on sheets L-4, L-9, and L-10. In addition, the 'Main Street'- Interim Section 
roadway sections on sheets L-9 and L-1 0 are unclear as they do not provide planting width 
dimensions. 

Recommendation: The minimum width of any planting area should be 8 feet, measured 
from the interior sides of the restrictive barrier and trees should be planted no closer than 4 
feet from any restrictive barrier. Where minimum planting width cannot be provided, 
alternative planting width details should be provided for the Main Street planting sections 
in accordance with the Tysons Design Guidelines, and draft proffer 18 A, as part of this 
FDP. 

3. Comment: It appears the Applicant is requesting a waiver ofthe 10-year tree canopy 
requirements for this site as indicated on sheet C-1. The cited PFM section is unclear as it 
does not relate to modifications of 1 0-year tree canopy requirements. In addition, the 
Tysons Comer Urban Design Guidelines require a 10-year tree canopy requirement of 
10%. 

Recommendation: A request to modify the 1 0-year tree canopy requirements, citing the 
applicable PFM section (PFM 12-0510.1 and Table 12.4), in favor ofthe Tysons Comer 
Urban Design Guidelines requiring a 1 0-year tree canopy requirement of 10% should be 
provided by the Applicant as part of this FDP. 

4. Comment: It appears the Applicant is requesting a modification to the Tree Preservation 
Target as indicated on sheet C-1. The cited PFM sections are incorrect and are inconsistent 
with the PFM section cited in the narrative on sheet C-9. 

Recommendation: The modification to the Tree Preservation Target request on sheet C-1 
should be revised to cite the correct PFM sections consistent with the narrative on sheet C-
9. 

5. Comment: It appears the Applicant is requesting a modification of the minimum to the 8 
foot wide minimum planting width requirement as indicated on sheet C-1. The cited PFM 
section is unclear as it does not relate to the minimum planting width requirement. 

Recommendation: The modification of the minimum planting width requirement request 
on sheet C-1 should be revised to cite the correct PFM section (PFM 12-0510.4E(5)). 

Please contact me at 703-324-1770 should you have any questions. 

TLN/ 
UFMDID #: 177762 

cc: DPZ File 
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FAIRFAX COUNTY 
PUBLIC SCHOOLS 

TO: 

FROM: 

SUBJECT: 

ACREAGE: 

TAX MAP: 

PROPOSAL: 

APPENDIX 14 

Department of Fadlities and Transportation Services 

February 27, 2013 

Office of Facilities Planning Services 
8115 Gatehouse Road, Suite 3300 

Falls Church, Virginia 22042 

Barbara Berlin, Director, Zoning Evaluation Division 
Fairfax County Department of Planning & Zoning 
Zoning Evaluation Division 

Denise M. James, Director J1\V.. ~ 
Office of Facilities Planning Servfes 

RZ 2011-PR-017, The Commons 

20.96 acres 

30-3 ((28)) 5, 6, 8, B4 

The applicant seeks to rezone the site from R-20, C-6 and HC Districts to PTC and HC Districts. The 
rezoning would permit the redevelopment of the site from a low density residential to high density 
residential. This includes the removal of the site's existing 331 multi-family low rise units. The site would 
be developed with 2,571 multi-family high rise units. 

ANALYSIS: 
School Capacities 
The schools serving this area are Westgate Elementary, Longfellow Middle and McLean High schools. 
The chart below shows the existing school capacity, enrollment, and projected enrollment. 

Capacity Enrollment 2013-14 Capacity 2017-18 Capacity 
School Projected Balance Projected Balance 

2012/2017 (9/30/12) Enrollment 2013-14 Enrollment 2017-18 

Westgate ES 400/750 613 677 -277 812 -62 

Longfellow MS 1347/1347 1277 1346 1 1473 -126 

McLean HS 1986/1986 2087 2043 -57 2217 -231 

The school capacity chart above shows a snapshot in time for student enrollments and school capacity 
balances. Student enrollment projections are done on a six year timeframe, currently through school year 
2017-18 and are updated annually. At this time, if development occurs within the next six years, 
Westgate, Longfellow, and McLean are projected to have capacity deficits. Beyond the six year projection 
horizon, enrollment projections are not available. 

Capital Improvement Program Projects 
The Capital Improvement Program (CIP) identifies the renovation of Westgate Elementary School to be 
complete by the 2015-16 school year. Once completed, renovations would increase capacity to 750. 
Funding for the renovations were approved in the 2011 Bond Referendum. Renovations were recently 
completed at Longfellow Middle School for the 2011-12 school year. 

Development Impact 
Based on the number of residential units proposed, the chart below shows the number of anticipated 
students by school level based on the current countywide student yield ratio. 
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Existing 

School Level 
Low-rise Existing Student 

Multi-family Ratio #of units Yield 

Elementary .173 331 57 

Middle .040 331 13 
High .078 331 26 

96 total 

Proposed 

School Level Mid-High Pro~o§ed Student 
Multi-family Ratio #of units Yield 

Elementary .059 2,571 152 
Middle .019 2,571 49 
High .032 2,571 82 

283 total 

RECOMMENDATIONS: 
Proffer Contribution 
A total of 187 new students are anticipated (95 Elementary, 36 Middle and 56 High School). Based on 
the approved Residential Development Criteria, a proffer contribution of $1,753,686 (187 x $9,378) is 
recommended to offset the impact that new student growth will have on surrounding schools. It is 
recommended that the proffer contribution be directed toward schools serving the Tysons Corner area 
given that it is unknown when residential development will occur and if the present school assignments 
will remain at time of occupancy. 
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In addition, an "escalation" proffer is recommended. The suggested per student proffer contribution is 
updated on an annual basis to reflect current market conditions. The amount has decreased over the last 
several years because of the down turn in the economy and lower construction costs for FCPS. As a 
result, an escalation proffer would allow for payment of the school proffer based on either the current 
suggested per student proffer contribution at the time of zoning approval or the per student proffer 
contribution in effect at the time of development, whichever is greater. This would better offset the impact 
that new student yields will have on surrounding schools at the time of development. For your reference, 
below is an example of an escalation proffer that was included as part of an approved proffer contribution 
to FCPS. 

Adjustment to Contribution Amounts. Following approval of this Application and prior to the 
Applicant's payment of the amount(s) set forth in this Proffer, if Fairfax County should increase 
the ratio of students per unit or the amount of contribution per student, the Applicant shall 
increase the amount of the contribution for that phase of development to reflect the then-current 
ratio and/or contribution. If the County should decrease the ratio or contribution amount, the 
Applicant shall provide the greater of the two amounts. 

Proffer Notification 
It is also recommended that the developer proffer that notification to FCPS will be provided when 
development is likely to occur or when a site plan has been filed with the County. This will allow the 
school system adequate time to plan for anticipated student growth to ensure classroom availability. 

ADDITIONAL INFORMATION: 
It is noted that in order to address future student growth in the Tysons Corner area, a need has been 
identified in the Comprehensive Plan for a future elementary school location in Tysons Corner. Tysons 
Corner is located within several elementary school boundaries and these schools will not have sufficient 
capacity to accommodate future student growth from redevelopment. It is envisioned that students 
residing in Tysons Corner will be serviced by an elementary school located in Tysons and expansions of 
the middle and high schools. Recent renovations at Longfellow and proposed renovations at Westgate 
will not sufficiently address the anticipated student from the redevelopment of Tysons. The need for this 



additional capacity was driven by existing student projections and the school's place in the renovation 
queue. 

In addition, Longfellow and McLean also are receiving schools for several other significant developments 
that are approved or pending approval. Student yields from these developments are likely to impact 
receiving schools. These developments include: 

• Georgelas (RZ 2010-PR-014A; 478 multi-family units) 
• George las (RZ 201 O-PR-014B; 1,912 multi-family units) 
• Georgelas (RZ 201 O-PR-014C; 305 to 1,254 multi-family units) Indefinitely Deferred 
• Georgelas (RZ 201 O-PR-014D; 671 to 1,810 multi-family units) 
• Georgelas (RZ 2010-PR-014E; 143 to 222 multi-family units and 10-12 townhouses) 

DMJ/gjb 

Attachment: Locator Map 

cc: Patty Reed, School Board Member, Providence District 
Pat Hynes, Vice-Chairman, Hunter Mill District 
Jane Strauss, School Board Member, Dranesville 
llryong Moon, Chairman, School Board Member, At-Large 
Ryan McElveen, School Board Member, At-Large 
Ted Velkoff, School Board Member, At-Large 
Jeffrey Platenberg, Assistant Superintendent, Facilities and Transportation Services 
Marty K. Smith, Cluster I, Assistant Superintendent 
Jim Kacur, Cluster II, Assistant Superintendent 
Ellen Reilly, Principal, McLean High School 
Carole Kihm, Principal, Longfellow Middle School 
Julie K. Easa, Principal, Westgate Elementary School 
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Rezoning Application 
RZ 2011-PR-017 

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

Applicant: 
Accepted: 
Proposed: 
Area: 

Located: 

Zoning: 

MR COMMONS LLC 
06/29/2011 
MIXED USE 
20.96 AC OF LAND; DISTRICT- PROVIDENCE 

SOUTH SIDE OF CHAIN BRIDGE ROAD ON 
BOTH SIDES OF ANDERSON ROAD 

FROM R-20 TO PTC, FROM C- 6 TO PTC 

Map RefNum: 030-3- /28/ I B4 /28/ /0005 
/28/ /0006 /28/ /0008 



DATE: 

TO: 

Count 

January 11,2013 

Bob Katai 
Zoning Evaluation Division 
Department of Planning and Zoning 

FROM: Gilbert Osei-Kwadwo, P.E. 
Engineering Analysis and Planning Branch 

SUBJECT: Sanitary Sewer Analysis Report 

REF: Application No. FDP-2011-PR-017 
Tax Map No. 030-3-/28/0005 
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The above referenced zoning application is within Tysons Comer Urban Center. As such, prior 
to site plan submission, the applicant shall be required to provide sewer capacity analysis study 
to Wastewater Planning and Monitoring Division of all the lines within the Urban Center 
which its site contributes flow to. If it is determined that any of the lines within the Tysons 
Comer Urban Center are inadequate, the applicant will be required to perform necessary 
upgrades prior to or concurrent with site plan submission. 

For sanitary trunk sewers that serve the Tysons Comer Urban Center but are located beyond 
the boundary of the Center, the projected wastewater flow is anticipated to increase 
significantly, resulting in potentially overloading the system. To accommodate the added flow, 
pipe improvement will be necessary in the future, hence, the possibility of pro-rata share may 
be applicable. 

' 
If you have any questions or comments, please do not hesitate to contact me at (703) 324-5025. 

FAIRFAX COUNTY 
WASTEWATER MANAGEMENT 

Quality o(Wat<'f '"'Quality of I.ife 

Department of Public Works and Environmental Services 
Wastewater Planning & Monitoring Division 

12000 Government Center Parkway, Suite 358 
Fairfax, VA 22035 

Phone: 703-324-5030, Fax: 703-803-3297 
www.fairfaxcountv.gov/dowes 



Fairfax Water 
------------------~'-',_ ________ __ 

FAIRFAX COUNTY WATER AUTHORITY 
8560 Arlington Boulevard , Fairfax, Virginia 22031 

www. fairfaxwater .org 

APPENDIX 16 

PLANNING & ENGINEERING 
DIVISION 
Jamie Bain Hedges, P.E. 
Director 
(703) 289·6325 November 21, 2011 
Fax (703) 289·6382 

Ms. Barbara Berlin, Director 
Fairfax County Department of Planning and Zoning 
12055 Government Center Parkway, Suite 801 
Fairfax, Virginia 22035-5505 

Dear Ms. Berlin: 

Re: RZ2011-PR-017 
The Commons 
Tax Map: 30-3 

Fairfax Water is uniquely able to provide high-quality water service to The Commons 
development. In the past, water service to this site has been provided by the City of Falls 
Church Department of Public Utilities (City); however, the site is located in Fairfax 
County. Future water service for the proposed redevelopment could best be provided by 
Fairfax Water instead of the City for the following reasons: 

1. Fairfax Water has an existing 24-inch water main in Magarity Road 
approximately 1,125 feet from the site that is capable of providing adequate 
domestic and fire protection service as shown on the attached water system map. 

2. Fairfax Water has a fully integrated transmission network allowing ample flow to 
be routed to the site from multiple independent sources. Fairfax Water's 
programmed investment in transmission and distribution system development 
provides The Commons site access to service through 42-inch and 24-inch 
diameter transmission mains from a large pumping facility at Tysons Corner. The 
Commons site also has access to water storage facilities located at Tysons Corner, 
Penderwood, and Fairfax Hospital. Alternative supplies are available from a 
variety of additional sources including pumping facilities at Fairfax Circle or 
Annandale. Having a variety of supply options increases service reliability, 
provides for sufficient domestic and fire protection capacity, and maintains 
adequate delivery pressure irrespective of demand. 



Ms. Barbara Berlin 
November 21, 2011 
Page Two 

3. Customers served by Fairfax Water enjoy the lowest commodity rate for water in 
the Washington Metropolitan area. Currently Fairfax Water customers pay $2.04 
per 1,000 gallons while the City's customers pay $3.27 per 1,000 gallons. 

4. Although not currently doing so, in the past the City has charged a higher rate to 
its customers located in Fairfax County than to its customers located in the City. 

5. Fairfax Water operates as a true enterprise fund. All water system revenues are 
returned to the water system to support infrastructure reinvestment and system 
improvements. 

6. Fairfax Water is governed by a Board appointed by the Fairfax County Board of 
Supervisors. Citizens of Fairfax County whose water service is provided by the 
City have no representation in the decisions made regarding the water system that 
serves them~ 

7. Fairfax Water owns and operates two state of the art treatment facilities, sourced 
by two separate watersheds, the Occoquan Reservoir and the Potomac River. 
These plants produce superb quality water that meets and surpasses all current and 
anticipated regulations. 

As you may know, there is no legal impediment to Fairfax Water's serving this 
property. Under a consent decree entered February 25, 2010 in the Circuit Court of 
Fairfax County, the City agreed that Fairfax Water may provide water service anywhere 
within the City's previous service area in Fairfax County, and that the City would not 
unreasonably interfere with the ability of any customer or developer to obtain service 
from Fairfax Water. 

As the area surrounding the future Tysons East Metro Station undergoes 
transformation and redevelopment, the increased land-use density and investment warrant 
public infrastructure commensurate with the high standards of Fairfax County. 
Accordingly, the proposed project should be served by the highest level of water service 
available. Again, Fairfax Water is uniquely able to provide that level of service. 



Ms. Barbara Berlin 
November 21,2011 
Page Three 

If you have any questions regarding this information, please contact Dave Guerra 
Chief, Plan Review at (703) 289-6343. 

Enclosures (as noted) 

cc: Bob Katai, Fairfax County Planning & Zoning 
John Amatetti, VIK.A 

Sincerely, 

Traci K. Goldberg, P .E. 
Manager, Planning Department 

Martin D. Walsh, Walsh, Colucci, Lubeley, Emrich & Walsh, P.C. 
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6-501 Purpose and Intent 

The PTC District is established for the Tysons Corner Urban Center as defined in the 
adopted comprehensive plan to implement the mix of uses, densities and intensities 
under the redevelopment option set forth in the adopted comprehensive plan. The PTC 
District regulations are designed to provide the necessary flexibility to transform the 
designated Tysons Corner Urban Center area from a suburban office park and activity 
center into an urban, mixed-use, transit, bicycle and pedestrian oriented community to 
promote high standards in urban design, layout and construction and to otherwise 
implement the stated purpose and intent of this Ordinance. To create mixed-use 
downtowns near mass transit, higher development intensities are to occur within 
approximately one half (%) mile of the four Metro rail Station entrances, identified as 
Transit Oriented Development (TOD) Districts in the adopted comprehensive plan. The 
remaining areas, the Non-Transit Oriented Development (Non-TOD) Districts, are to be 
developed into lively urban neighborhoods that include an appropriate mix of uses, 
densities and intensities that are compatible to adjacent communities. In both TOD and 
Non-TOD Districts, development should be designed in an integrated manner that will 
enhance the urban character. Smaller, freestanding structures are generally 
discouraged and shall only be considered when such use is designed in an urban form 
that creates or enhances an appropriate street edge and implements the stated purpose 
and intent of the district. 

To be granted this zoning district, the applicant shall demonstrate the development 
furthers the vision of the Tysons Corner Urban Center, as identified in the adopted 
comprehensive plan, by meeting, at a minimum, the following objectives. 

1. Contribute to a tiered intensity of development having the highest intensities 
located closest to the transit stations and provide the mix of residential, office and 
commercial uses necessary to achieve a vibrant, urban environment. 

2. Contribute to the network of open space and urban parks, to include stream 
valley parks, pocket parks, common greens, civic plazas and athletic fields for 
the workers and residents of Tysons. 

3. Promote environmental stewardship by implementing green building design; 
efficient, renewable and sustainable energy practices; incorporating low impact 
development strategies, such as innovative stormwater management and green 
roofs; and achieving the tree canopy goals for Tysons. 

4. Further the implementation of the urban grid of streets and the described street 
hierarchy for Tysons. 

5. Reduce the amount of single occupant vehicle trips by limiting the amount of 
provided parking, encouraging shared parking arrangements among uses, 
permitting the inclusion of managed tandem parking spaces, and implementing 
various Transportation Demand Management strategies, such as transit 



subsidies, carpool and vanpool services, employee shuttles, car-sharing 
programs and bicycle accommodations. 

6. Contribute to the necessary public facilities to support the projected job and 
population growth, including schools, fire and police services, a library, public 
utilities, and an arts center. 

7. Contribute to the specified streetscape and apply the urban design guidelines 
specified for build-to lines, building articulation, fenestration, ground floor 
transparency and parking design to create an integrated urban, pedestrian
friendly environment. 

8. Contribute to implementing the workforce and affordable housing policies for 
Tysons to provide housing to various income levels. 

To these ends, a development proposal within the Tysons Corner Urban Center that 
utilizes the redevelopment option as set forth in the adopted comprehensive plan shall 
only be considered by the Board in conjunction with a rezoning application to this 
district. Such rezoning to and development under this district will be permitted only in 
accordance with development plans prepared and approved in accordance with this 
Part and the provisions of Article 16. 

16-101 General Standards 

A rezoning application or development plan amendment application may only be 
approved for a planned development under the provisions of Article 6 if the planned 
development satisfies the following general standards: 

1. The planned development shall substantially conform to the adopted 
comprehensive plan with respect to type, character, intensity of use and 
public facilities. Planned developments shall not exceed the density or 
intensity permitted by the adopted comprehensive plan, except as expressly 
permitted under the applicable density or intensity bonus provisions. 

2. The planned development shall be of such design that it will result in a 
development achieving the stated purpose and intent of the planned 
development district more than would development under a conventional 
zoning district. 

3. The planned development shall efficiently utilize the available land, and shall 
protect and preserve to the extent possible all scenic assets and natural 
features such as trees, streams and topographic features. 

4. The planned development shall be designed to prevent substantial injury to 
the use and value of existing surrounding development, and shall not hinder, 



deter or impede development of surrounding undeveloped properties in 
accordance with the adopted comprehensive plan. 

5. The planned development shall be located in an area in which transportation, 
police and fire protection, other public facilities and public utilities, including 
sewerage, are or will be available and adequate for the uses proposed; 
provided, however, that the applicant may make provision for such facilities or 
utilities which are not presently available. 

6. The planned development shall provide coordinated linkages among internal 
facilities and services as well as connections to major external facilities and 
services at a scale appropriate to the development. 

16-102 Design Standards 

Whereas it is the intent to allow flexibility in the design of all planned developments, it is 
deemed necessary to establish design standards by which to review rezoning 
applications, development plans, conceptual development plans, final development 
plans, PRC plans, site plans and subdivision plats. Therefore, the following design 
standards shall apply: 

1. In order to complement development on adjacent properties, at all peripheral 
boundaries of the PDH, PRM, PDC, PRC Districts the bulk regulations and 
landscaping and screening provisions shall generally conform to the 
provisions of that conventional zoning district which most closely 
characterizes the particular type of development under consideration. In the 
PTC District, such provisions shall only have general applicability and only at 
the periphery of the Tysons Corner Urban Center, as designated in the 
adopted comprehensive plan. 

2. Other than those regulations specifically set forth in Article 6 for a particular P 
district, the open space, off-street parking, loading, sign and all other similar 
regulations set forth in this Ordinance shall have general application in all 
planned developments. 

3. Streets and driveways shall be designed to generally conform to the 
provisions set forth in this Ordinance and all other County ordinances and 
regulations controlling same, and where applicable, street systems shall be 
designed to afford convenient access to mass transportation facilities. In 
addition, a network of trails and sidewalks shall be coordinated to provide 
access to recreational amenities, open space, public facilities, vehicular 
access routes, and mass transportation facilities. 



GLOSSARY 
This Glossary is provided to assist the public in understanding 

the staff evaluation and analysis of development proposals. 
It should not be construed as representing legal definitions. 

Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan 
or Public Facilities Manual for additional information. 
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ABANDONMENT: Refers to road or street abandonment, an action taken by the Board of Supervisors, usually through the public hearing 
process, to abolish the public's right-of-passage over a road or road right-of way. Upon abandonment, the right-of-way automatically 
reverts to the underlying fee owners. If the fee to the owner is unknown, Virginia law presumes that fee to the roadbed rests with the 
adjacent property owners if there is no evidence to the contrary. 

ACCESSORY DWELLING UNIT (OR APARTMENT): A secondary dwelling unit established in conjunction with and clearly subordinate to 
a single family detached dwelling unit. An accessory dwelling unit may be allowed if a special permit is granted by the Board of Zoning 
Appeals (BZA). Refer to Sect. 8-918 of the Zoning Ordinance. 

AFFORDABLE DWELLING UNIT (ADU) DEVELOPMENT: Residential development to assist in the provision of affordable housing for 
persons of low and moderate income in accordance with the affordable dwelling unit program and in accordance with Zoning Ordinance 
regulations. Residential development which provides affordable dwelling units may result in a density bonus (see below) permitting the 
construction of additional housing units. See Part 8 of Article 2 of the Zoning Ordinance. 

AGRICULTURAL AND FORESTAL DISTRICTS: A land use classification created under Chapter 114 or 115 of the Fairfax County Code 
for the purpose of qualifying landowners who wish to retain their property for agricultural or forestal use for use/value taxation pursuant to 
Chapter 58 of the Fairfax County Code. 

BARRIER: A wall, fence, earthen berm, or plant materials which may be used to provide a physical separation between land uses. Refer 
to Article 13 of the Zoning Ordinance for specific barrier requirements. 

BEST MANAGEMENT PRACTICES (BMPs): Stormwater management techniques or land use practices that are determined to be the 
most effective, practicable means of preventing and/or reducing the amount of pollution generated by nonpoint sources in order to improve 
water quality. 

BUFFER: Graduated mix of land uses, building heights or intensities designed to mitigate potential conflicts between different types or 
intensities of land uses; may also provide for a transition between uses. A landscaped buffer may be an area of open, undeveloped land 
and may include a combination of fences, walls, berms, open space and/or landscape plantings. A buffer is not necessarily coincident 
with transitional screening. 

CHESAPEAKE BAY PRESERVATION ORDINANCE: Regulations which the State has mandated must be adopted to protect the 
Chesapeake Bay and its tributaries. These regulations must be incorporated into the comprehensive plans, zoning ordinances and 
subdivision ordinances of the affected localities. Refer to Chesapeake Bay Preservation Act, Va. Code Section 10.1-2100 et seq and VR 
173-02-01, Chesapeake Bay Preservation Area Designation and Management Regulations. 

CLUSTER DEVELOPMENT: Residential development in which the lots are clustered on a portion of a site so that significant 
environmental/historical/cultural resources may be preserved or recreational amenities provided. While smaller lot sizes are permitted in a 
cluster subdivision to preserve open space, the overall density cannot exceed that permitted by the applicable zoning district. See 
Sect. 2-421 and Sect. 9-615 of the Zoning Ordinance. 

COUNTY 2232 REVIEW PROCESS: A public hearing process pursuant to Sect. 15.2-2232 (Formerly Sect. 15.1-456) of the Virginia Code 
which is used to determine if a proposed public facility not shown on the adopted Comprehensive Plan is in substantial accord with the 
plan. Specifically, this process is used to determine if the general or approximate location, character and extent of a proposed facility is in 
substantial accord with the Plan. 

dBA: The momentary magnitude of sound weighted to approximate the sensitivity of the human ear to certain frequencies; the dBA value 
describes a sound at a given instant, a maximum sound level or a steady state value. See also Ldn. 

DENSITY: Number of dwelling units (du) divided by the gross acreage (ac) of a site being developed in residential use; or, the number of 
dwelling units per acre (dulac) except in the PRC District when density refers to the number of persons per acre. 

DENSITY BONUS: An increase in the density otherwise allowed in a given zoning district which may be granted under specific provisions 
of the Zoning Ordinance when a developer provides excess open space, recreation facilities, or affordable dwelling units (ADUs), etc. 

DEVELOPMENT CONDITIONS: Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of 
Zoning Appeals (BZA) in connection with approval of a special exception, special permit or variance application or rezoning application in 
a "P" district. Conditions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with 
the Zoning Ordinance and/or conformance with the Comprehensive Plan. For example, development conditions may regulate hours of 
operation, number of employees, height of buildings, and intensity of development. 
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DEVELOPMENT PLAN: A graphic representation which depicts the nature and character of the development proposed for a specific land 
area: information such as topography, location and size of proposed structures, location of streets trails, utilities, and storm drainage are 
generally included on a development plan. A development plan is s submission requirement for rezoning to the PRC District. A 
GENERALIZED DEVELOPMENT PLAN (GDP) is a submission requirement for a rezoning application for all conventional zoning districts 
other than a P District. A development plan submitted in connection with a special exception (SE) or special permit (SP) is generally 
referred to as an SE or SP plat. A CONCEPTUAL DEVELOPMENT PLAN (CDP) is a submission requirement when filing a rezoning 
application for a P District other than the PRC District; a CDP characterizes in a general way the planned development of the site. A 
FINAL DEVELOPMENT PLAN (FOP) is a submission requirement following the approval of a conceptual development plan and rezoning 
application for a P District other than the PRC District; an FDP further details the planned development of the site. See Article 16 of the 
Zoning Ordinance. 

EASEMENT: A right to or interest in property owned by another for a specific and limited purpose. Examples: access easement, utility 
easement, construction easement, etc. Easements may be for public or private purposes. 

ENVIRONMENTAL QUALITY CORRIDORS (EQCs): An open space system designed to link and preserve natural resource areas, 
provide passive recreation and protect wildlife habitat. The system includes stream valleys, steep slopes and wetlands. For a complete 
definition of EQCs, refer to the Environmental section of the Policy Plan for Fairfax County contained in Vol. 1 of the Comprehensive Plan. 

ERODIBLE SOILS: Soils that wash away easily, especially under conditions where stormwater runoff is inadequately controlled. Silt and 
sediment are washed into nearby streams, thereby degrading water quality. 

FLOODPLAIN: Those land areas in and adjacent to streams and watercourses subject to periodic flooding; usually associated with 
environmental quality corridors. The 100 year floodplain drains 70 acres or more of land and has a one percent chance of flood 
occurrence in any given year. 

FLOOR AREA RATIO (FAR): An expression of the amount of development intensity (typically, non-residential uses) on a specific parcel 
of land. FAR is determined by dividing the total square footage of gross floor area of buildings on a site by the total square footage of the 
site itself. 

FUNCTIONAL CLASSIFICATION: A system for classifying roads in terms of the character of service that individual facilities are providing 
or are intended to provide, ranging from travel mobility to land access. Roadway system functional classification elements include 
Freeways or Expressways which are limited access highways, Other Principal (or Major) Arterials, Minor Arterials, Collector Streets, and 
Local Streets. Principal arterials are designed to accommodate travel; access to adjacent properties is discouraged. Minor arterials are 
designed to serve both through traffic and local trips. Collector roads and streets link local streets and properties with the arterial network. 
Local streets provide access to adjacent properties. 

GEOTECHNICAL REVIEW: An engineering study of the geology and soils of a site which is submitted to determine the suitability of a site 
for development and recommends construction techniques designed to overcome development on problem soils, e.g., marine clay soils. 

HYDROCARBON RUNOFF: Petroleum products, such as motor oil, gasoline or transmission fluid deposited by motor vehicles which are 
carried into the local storm sewer system with the stormwater runoff, and ultimately, into receiving streams; a major source of non-point 
source pollution. An oil-grit separator is a common hydrocarbon runoff reduction method. 

IMPERVIOUS SURFACE: Any land area covered by buildings or paved with a hard surface such that water cannot seep through the 
surface into the ground. 

IN FILL: Development on vacant or underutilized sites within an area which is already mostly developed in an established development 
pattern or neighborhood. 

INTENSITY: The magnitude of development usually measured in such terms as density, floor area ratio, building height, percentage of 
impervious surface, traffic generation, etc. Intensity is also based on a comparison of the development proposal against environmental 
constraints or other conditions which determine the carrying capacity of a specific land area to accommodate development without 
adverse impacts. 

Ldn: Day night average sound level. It is the twenty-four hour average sound level expressed in A-weighted decibels; the measurement 
assigns a "penalty" to night time noise to account for night time sensitivity. Ldn represents the total noise environment which varies over 
time and correlates with the effects of noise on the public health, safety and welfare. 

LEVEL OF SERVICE (LOS): An estimate of the effectiveness of a roadway to carry traffic, usually under anticipated peak traffic 
conditions. Level of Service efficiency is generally characterized by the letters A through F, with LOs-A describing free flow traffic 
conditions and LOS-F describing jammed or grid-lock conditions. 

MARINE CLAY SOILS: Soils that occur in widespread areas of the County generally east of Interstate 95. Because of the abundance of 
shrink-swell clays in these soils, they tend to be highly unstable. Many areas of slope failure are evident on natural slopes. Construction 
on these soils may initiate or accelerate slope movement or slope failure. The shrink-swell soils can cause movement in structures, even 
in areas of flat topography, from dry to wet seasons resulting in cracked foundations, etc. Also known as slippage soils. 
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OPEN SPACE: That portion of a site which generally is not covered by buildings, streets, or parking areas. Open space is intended to 
provide light and air; open space may be function as a buffer between land uses or for scenic, environmental, or recreational purposes. 

OPEN SPACE EASEMENT: An easement usually granted to the Board of Supervisors which preserves a tract of land in open space for 
some public benefit in perpetuity or for a specified period of time. Open space easements may be accepted by the Board of Supervisors, 
upon request of the land owner, after evaluation under criteria established by the Board. See Open Space Land Act, Code of Virginia, 
Sections 1 0.1-1700, et seq. 

P DISTRICT: A "P" district refers to land that is planned and/or developed as a Planned Development Housing (PDH) District, a Planned 
Development Commercial (PDC) District or a Planned Residential Community (PRC) District. The PDH, PDC and PRC Zoning Districts 
are established to encourage innovative and creative design for land development; to provide ample and efficient use of open space; to 
promote a balance in the mix of land uses, housing types, and intensity of development; and to allow maximum flexibility in order to 
achieve excellence in physical, social and economic planning and development of a site. Refer to Articles 6 and 16 of the Zoning 
Ordinance. 

PROFFER: A written condition, which, when offered voluntarily by a property owner and accepted by the Board of Supervisors in a 
rezoning action, becomes a legally binding condition which is in addition to the zoning district regulations applicable to a specific property. 
Proffers are submitted and signed by an owner prior to the Board of Supervisors public hearing on a rezoning application and run with the 

land. Once accepted by the Board, proffers may be modified only by a proffered condition amendment (PCA) application or other zoning 
action of the Board and the hearing process required for a rezoning application applies. See Sect. 15.2-2303 (formerly 15.1-491) of the 
Code of Virginia. 

PUBLIC FACILITIES MANUAL (PFM): A technical text approved by the Board of Supervisors containing guidelines and standards which 
govern the design and construction of site improvements incorporating applicable Federal, State and County Codes, specific standards of 
the Virginia Department of Transportation and the County's Department of Public Works and Environmental Services. 

RESOURCE MANAGEMENT AREA (RMA): That component of the Chesapeake Bay Preservation Area comprised of lands that, if 
improperly used or developed, have a potential for causing significant water quality degradation or for diminishing the functional value of 
the Resource Protection Area. See Fairfax County Code, Ch. 118, Chesapeake Bay Preservation Ordinance. 

RESOURCE PROTECTION AREA (RPA): That component of the Chesapeake Bay Preservation Area comprised of lands at or near the 
shoreline or water's edge that have an intrinsic water quality value due to the ecological and biological processes they perform or are 
sensitive to impacts which may result in significant degradation of the quality of state waters. In their natural condition, these lands 
provide for the removal, reduction or assimilation of sediments from runoff entering the Bay and its tributaries, and minimize the adverse 
effects of human activities on state waters and aquatic resources. New development is generally discouraged in an RPA. See Fairfax 
County Code, Ch. 118, Chesapeake Bay Preservation Ordinance. 

SITE PLAN: A detailed engineering plan, to scale, depicting the development of a parcel of land and containing all information required 
by Article 17 of the Zoning Ordinance. Generally, submission of a site plan to DPWES for review and approval is required for all 
residential, commercial and industrial development except for development of single family detached dwellings. The site plan is required 
to assure that development complies with the Zoning Ordinance. 

SPECIAL EXCEPTION (SE) I SPECIAL PERMIT (SP): Uses, which by their nature, can have an undue impact upon or can be 
incompatible with other land uses and therefore need a site specific review. After review, such uses may be allowed to locate within given 
designated zoning districts if appropriate and only under special controls, limitations, and regulations. A special exception is subject to 
public hearings by the Planning Commission and Board of Supervisors with approval by the Board of Supervisors; a special permit 
requires a public hearing and approval by the Board of Zoning Appeals. Unlike proffers which are voluntary, the Board of Supervisors or 
BZA may impose reasonable conditions to assure, for example, compatibility and safety. See Article 8, Special Permits and Article 9, 
Special Exceptions, of the Zoning Ordinance. 

STORMWATER MANAGEMENT: Engineering practices that are incorporated into the design of a development in order to mitigate or 
abate adverse water quantity and water quality impacts resulting from development. Stormwater management systems are designed to 
slow down or retain runoff to re-create, as nearly as possible, the pre-development flow conditions. 

SUBDIVISION PLAT: The engineering plan for a subdivision of land submitted to DPWES for review and approved pursuant to Chapter 
101 of the County Code. 

TRANSPORTATION DEMAND MANAGEMENT (TOM): Actions taken to reduce single occupant vehicle automobile trips or actions taken 
to manage or reduce overall transportation demand in a particular area. 

TRANSPORTATION SYSTEM MANAGEMENT (TSM) PROGRAMS: This term is used to describe a full spectrum of actions that may be 
applied to improve the overall efficiency of the transportation network. TSM programs usually consist of low-cost alternatives to major 
capital expenditures, and may include parking management measures, ridesharing programs, flexible or staggared work hours, transit 
promotion or operational improvements to the existing roadway system. TSM includes Transportation Demand Management (TOM) 
measures as well as H.O.V. use and other strategies associated with the operation of the street and transit systems. 
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URBAN DESIGN: An aspect of urban or suburban planning that focuses on creating a desirable environment in which to live, work and 
play. A well-designed urban or suburban environment demonstrates the four generally accepted principles of design: clearly identifiable 
function for the area; easily understood order; distinctive identity; and visual appeal. 

VACATION: Refers to vacation of street or road as an action taken by the Board of Supervisors in order to abolish the public's 
right-of-passage over a road or road right-of-way dedicated by a plat of subdivision. Upon vacation, title to the road right-of-way transfers 
by operation of law to the owner(s) of the adjacent properties within the subdivision from whence the road/road right-of-way originated. 

VARIANCE: An application to the Board of Zoning Appeals which seeks relief from a specific zoning regulation such as lot width, building 
height, or minimum yard requirements, among others. A variance may only be granted by the Board of Zoning Appeals through the public 
hearing process and upon a finding by the BZA that the variance application meets the required Standards for a Variance set forth in Sect. 
18-404 of the Zoning Ordinance. 

WETLANDS: Land characterized by wetness for a portion of the growing season. Wetlands are generally delineated on the basis of 
physical characteristics such as soil properties indicative of wetness, the presence of vegetation with an affinity for water, and the 
presence or evidence of surface wetness or soil saturation. Wetland environments provide water quality improvement benefits and are 
ecologically valuable. Development activity in wetlands is subject to permitting processes administered by the U.S. Army Corps of 
Engineers 

TIDAL WETLANDS: Vegetated and nonvegetated wetlands as defined in Chapter 116 Wetlands Ordinance of the Fairfax County Code: 
includes tidal shores and tidally influenced embayments, creeks, and tributaries to the Occoquan and Potomac Rivers. Development 
activity in tidal wetlands may require approval from the Fairfax County Wetlands Board. 

A& F. 
ADU 
ARB 
BMP 
BOS 
BZA 
COG 
CBC 
COP 
CRD 
DOT 
DP 
DPWES 
DPZ 
DUlAC 
EQC 
FAR 
FOP 
GOP 
GFA 
HC 
HCD 
LOS 
Non-RUP 
OSDS 
PCA 
PO 
PDC 

Abbreviations Commonly Used in Staff Reports 

Agricultural & Forestal District 
Affordable Dwelling Unit 
Architectural Review Board 
Best Management Practices 
Board of Supervisors 
Board of Zoning Appeals 
Council of Governments 
Community Business Center 
Conceptual Development Plan 
Commercial Revitalization District 
Department of Transportation 
Development Plan 
Department of Public Works and Environmental Services 
Department of Planning and Zoning 
Dwelling Units Per Acre 
Environmental Quality Corridor 
Floor Area Ratio 
Final Development Plan 
Generalized Development Plan 
Gross Floor Area 
Highway Corridor Overlay District 
Housing and Community Development 
Level of Service 
Non-Residential Use Permit 
Office of Site Development Services, DPWES 
Proffered Condition Amendment 
Planning Division 
Planned Development Commercial 

PDH 
PFM 
PRC 
RC 
RE 
RMA 
RPA 
RUP 
RZ 
SE 
SEA 
SP 
TOM 
TMA 
TSA 
TSM 
UP&DD 
vc 
VDOT 
VPD 
VPH 
WMATA 
ws 
ZAD 
ZED 
ZPRB 

Planned Development Housing 
Public Facilities Manual 
Planned Residential Community 
Residential-Conservation 
Residential Estate 
Resource Management Area 
Resource Protection Area 
Residential Use Permit 
Rezoning 
Special Exception 
Special Exception Amendment 
Special Permit 
Transportation Demand Management 
Transportation Management Association 
Transit Station Area 
Transportation System Management 
Utilities Planning and Design Division, DPWES 
Variance 
Virginia Dept. of Transportation 
Vehicles Per Day 
Vehicles per Hour 
Washington Metropolitan Area Transit Authority 
Water Supply Protection Overlay District 
Zoning Administration Division, DPZ 
Zoning Evaluation Divisicn, DPZ 
Zoning Permit Review Branch 
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