
 
 
 

 
 

Department of Planning and Zoning  

12055 Government Center Parkway, Suite 801 

Fairfax, Virginia  22035-5509 

Phone 703 324-1290 

 Excellence * Innovation * Stewardship                                     FAX 703 324-3924 

 Integrity * Teamwork* Public Service               www.fairfaxcounty.gov/dpz/ 

 

 
 

 
APPLICATION ACCEPTED (RZ 2011-HM-032) November 29, 2011 

APPLICATION ACCEPTED (FDP 2011-HM-032): May 15, 2013   
PLANNING COMMISSION:  July 31, 2013 

BOARD OF SUPERVISORS:  September 24, 2013 
@ 3:30 pm 

  
C o u n t y  o f  F a i r f a x ,  V i r g i n i a  

 
 

July 17, 2013 
  

STAFF REPORT 
 

RZ/FDP 2011-HM-032 
 

HUNTER MILL DISTRICT 
 

APPLICANT: Tysons West Residential LLC and JBG/Tysons Hotel LLC 
 
EXISTING ZONING: I-5, C-7, HC and SC 
 
PROPOSED ZONING: PTC, HC and SC 
 
PARCEL(S): 29-1 ((1)) 10D, 29-3 ((20)) C2, C3 
 
ACREAGE: 16.02 
 
FAR/DENSITY: RZ 2011-HM-032:  2.75 FAR (max. 669 dwelling units) 
(includes density credit)  

 FDP 2011-HM-032:     1.66 FAR (max. 400 dwelling units) 

 
 

PLAN MAP: Transit Station Mixed Use and Residential Mixed Use  
  
  
PROPOSAL: 
 
This Tysons West application proposes a mixed-use, transit-oriented development 
located adjacent to the westernmost Metrorail stop in Tysons (known as the Spring Hill 
Station) to augment the existing development which consists of the Sheraton Tysons 
Premiere Hotel and the Wal-mart which is a redevelopment of the former Moore 
Cadillac dealership parking garage.  The remainder of the site is now surface parking 
lots which would be ultimately replaced by three new buildings—one approximately 6 

http://www.fairfaxcounty.gov/dpz/


 

 

 

 

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). 

 

story residential building (Building C) and two higher 20 story towers (Buildings A and B) 
on a shared parking podium.   
 
FDP 2011-HM-032:  Final Development Plan shows the existing Wal-mart, the hotel 
(and some of the proposed changes to it) and the lower rise residential building 
(Building C) at a height of 85 feet.  The FDP is filed on the entire on the entire rezoning 
parcel. 
 
STAFF RECOMMENDATIONS: 
 
Staff recommends approval of RZ 2011-HM-032, subject to the execution of proffers 
consistent with those contained in Appendix 1. 
 
Staff recommends approval of FDP 2011-HM-032, subject to the development 
conditions contained in Appendix 2 and the Board’s approval of RZ 2011-HM-032. 
 
 
Staff recommends approval of the following modifications and waivers for RZ 2011-HM-
032: 

 

 Waiver to allow the use of underground stormwater management and best 
management practices in a residential development (6279-WSWD-001-1). 
 

 Waiver/Modification of the Zoning Ordinance to allow for a parapet wall, cornice 
or similar projection to exceed  the height limit established by more than three (3) 
feet; as may be indicated on the FDP to screen mechanical equipment. 

 

 Waiver of maximum fence height from seven to fourteen feet around accessory 
uses/structures located within the rear yard for areas associated with sports 
courts and urban plazas as identified on the FDP. 

 

 Modification of requirement of a minimum distance of forty feet for loading space 
in proximity to drive aisles, to that as demonstrated on a CDP or FDP. 

 

 Waiver of Sect. 11-302 of the Zoning Ordinance to allow a private street to 
exceed 600 feet in length as shown on the CDP. 

 

 Modification of Sect. 7-800 of the PFM to allow the use of tandem parking spaces 
and valet services to be counted as required parking (as permitted by the PTC 
District regulations). 

 



 

 

 

 

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). 

 

 Modification of Zoning Ordinance requiring a final development plan as 
prerequisite to a site plan for public improvements plans associated with public 
roadway, infrastructure or park spaces. 

 

 Waiver of the Zoning Ordinance to provide any additional interparcel connections 
to adjacent parcels beyond that shown on the Plans and as proffered. 

 

 Modification of all trails and bike trails in favor of the streetscape and on-road 
bike lane system shown on the plans. 

 

 Waiver of the service drive along Leesburg Pike 
 

 Waiver to allow establishment of parking control, signs and parking meters along 
private streets within the development. 
 

 Waiver of the Zoning Ordinance requiring any further dedication and construction 
for widening of existing roads to address Comprehensive Plan requirements 
beyond that which is indicated in the Plans and proffers; 

 

 Modification of PFM minimum planter opening area for trees used to satisfy the 
tree cover requirement in favor of that shown on the plans. 
 

 Modification to allow trees located above any proposed percolation trench or 
bioretention areas to count towards county tree cover requirements as depicted 
on the CDP and FDP. 
 

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

 Modification of the Zoning Ordinance and PFM for required tree preservation 
target and ten percent canopy to be calculated as shown on the overall CDP 
area. 

 

 

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 

 



 

 

 

 

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). 

 

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). 
 

Suzanne Lin  X:\DPZ\Tysons-Core\CASES\Promenade at Tysons RZ 2011-HM-032\Staff Report\Final Staff Report.docx 
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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.  Both amendments were eventually adopted. 
 
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 include up to 100,000 
residents and 200,000 jobs by 2050, creating a 24-hour urban center where people live, work 
and play, with growth focused around the stations.  

 
A companion zoning ordinance amendment established a new zoning district for Fairfax 
County, the Planned Tysons Corner Urban (PTC) District.  This new district encourages 
intense levels of development around the Tysons Metro stations.  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 APPLICATIONS 
 
Tysons West (RZ/FDP 2011-HM-032) proposes a mixed-use, transit-oriented development 
located near the westernmost Metrorail stop in Tysons (known as the Spring Hill Station) to 
augment and replace the current development which consists of the Wal-mart/24 Hour 
Fitness redevelopment of the Moore Cadillac dealership building, the Sheraton Premiere 
Tysons Corner Hotel, and surface parking. The new development plan, should it be 
approved, will retain the majority of the Sheraton Hotel and the entire Wal-mart/fitness 
center and ultimately replace the existing surface parking lots with a residential building 
(Building C) and two high-rise buildings (office and residential,Buildings A and B) on a 
shared podium at the corner of Westwood Center and Leesburg Pike.  
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Figure 1 Development Plan for Tysons West (darker buildings are proposed) 

 
The Tysons West project presents a grid of streets which will serve the development and 
connect to the surrounding grid.  In addition, the applicant has agreed to dedicate onsite 
land to accommodate a ramp connection to the Dulles Airport Access Road (DAAR) from 
the Tysons West Subdistrict. It also provides a network of small parks and plaza spaces, 
as well as space and funding for arts uses.  Finally, the applicant has provided easements 
to improve the trail connections near the Old Courthouse Spring Branch.  (Staff and the 
applicant continue to refine the easements at the time of publication of the staff report). 
The Final Development Plan (FDP) includes the entire property but is primarily focused on 
the construction and phasing necessary for construction of Building C, a lower rise 
residential building at the corner of the DAAR and Leesburg Pike.  The range of uses and 
intensities as proposed under the rezoning and FDP applications is shown in the following 
chart. 
 

Gross Floor Area in Square Feet (maximum) 
as tabulated in CDP* 

Case Office 
Retail/ 
Service 

Hotel Residential 
Maximum GFA 

(FAR) 

RZ 2011-HM-032 408,768 253,373 430,820 
700,000 

(669 units) 
1,792,962  

(2.75) 

FDP 2011-HM-032 28,768 226,173 430,820 
400,000 

(400 Units) 
1.66 

*Existing square footages are included in this table.  Existing retail is 153,373 SF, office is 26,768 SF, and hotel is 430,820 SF 

 
The submitted Conceptual Development Plan (CDP) identifies a primary use for each 
building (office, residential or hotel).  The new buildings allow for retail as additional uses 
within the new buildings (to be generally located on the ground floor).  The proffers for the 
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case defines retail as any non-residential use (except hotel and office) that is permitted in 
the PTC District (subject to the use restrictions of Sect. 6-505 of the Zoning Ordinance, 
design limits and parking considerations).  The proffers also state that specific uses will be 
designated at the time of FDP approval.  In addition, the blocks include park and plaza 
areas. The overall development also addresses other elements of the adopted 
Comprehensive Plan text for the Tysons Corner Urban Center such as streetscapes, 
stormwater management, green building, athletic fields and public facilities (in this 
instance, public arts funding and office space).  
 

 
Overview of Proposal 
 
 

RZ/FDP 2011-HM-032 is filed on a total of 16.02 acres, consisting of a group of parcels in 
the corner created by the DAAR, Leesburg Pike and Westwood Center Drive.  The 
properties, as discussed above, are currently developed with the Sheraton Premiere 
Tysons Corner Hotel and the Wal-mart/24-Hour Fitness (which is current being built within 
the one of the previous Moore Cadillac dealership buildings). The remainder of the site is 
currently developed with surface parking lots.   
 

 
Figure 2 Existing Conditions 

 

 
The property is fairly flat throughout as the site was graded when previously developed 
with the hotel and auto dealership.  The CDP proposes five buildings, including the two 
existing buildings and three new buildings.  The new buildings (labeled Buildings A-C) 
include a residential lower rise (Building C, 6 stories) building next to the Sheraton hotel 
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(Building D) and one high rise residential (Building B) and one high rise office (Building A) 
building built on a common parking podium located at the corner of Westwood Center 
Drive and Leesburg Pike.  The residential high rise building, Building B, is proposed at a 
maximum of 225 feet tall, or 20 stories.  The office building, Building A, is proposed to be 
up to 380,000 SF with a maximum height 225 feet.  Buildings A and B would be built on a 
shared parking podium 6 stories above ground.  This podium, the only true new podium in 
the development, is shown at 6 stories above grade and would contain parking and be 
wrapped by active uses. 
 

 
Figure 3 Massing Diagram 

 
 

 
All new buildings are designed to include some amount of retail or other uses (including 
lobby or residential services) to achieve activation on the ground floor. There is no 
commitment to a minimum level of retail; however, the proffers do note that retail is 
anticipated on 75% of the Building A and B frontages along Westwood Center Drive and 
Cornerside Boulevard.  Ground floor retail is also anticipated at the same percentage for 
Building C along Cornerside Blvd. south of Ashgrove Lane.   In addition, the existing uses 
on the site consist of the Wal-mart and 24-Hour fitness, retail and service use.  Based on 
the land area used for the calculation of density (which includes 1,333 SF of land 
previously dedicated to the County), the proposed maximum floor area ratio (FAR) within 
this application is 2.75.  By use, the development will be comprised of 23% office, 14% 
retail, 39% residential and 24% hotel. The applicant proposes private amenity space for 
the use of the building occupants on top of the parking podiums or in internal courtyards in 
both new blocks.  

 
A reduced copy of the proposed Conceptual Development Plan/Final Development Plan 
CDP/FDP for RZ 2011-HM-032 is included in the front of this report.  The applicant’s draft 
proffers for this application are included as Appendix 1.  The proposed development 
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conditions are included as Appendix 2.  The applicant’s affidavit is included in Appendix 3 
and the applicant’s statements regarding this application are included in Appendix 4.   
 
LOCATION AND CHARACTER 
 

 
 

Figure 4 Vicinity Map Showing the Site Area for RZ/FDP 2011-HM-032 

 
As depicted above, the properties associated with these rezoning applications lie 
southwest of Leesburg Pike, between the intersection of Leesburg Pike and Westwood 
Center Drive and the off-ramp from the DAAR onto Leesburg Pike.   
 

SURROUNDING AREA DESCRIPTION 

Direction Use Zoning Plan Map 

North  
Ramp from Dulles Airport 

Access Road (DAAR) 
ROW ROW 

East  Auto dealerships/storage I-4, C-7 Transit Station Mixed Use 

South  Office C-7, PDC 
Transit Station Mixed Use 

and Residential Mixed 
Use 

West  
Office and Residential 

(Westwood Village) 
PDC, 

PDH-12  
Residential Mixed Use 
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BACKGROUND 
 
 
There have been two Special Exceptions (84-C-110 and 2003-HM-010)  approved for this 
land area to permit expansion of the auto dealerships formerly associated with this site.  
Each has expired. 
 
In addition, development of the hotel was permitted through a series of rezoning (RZ 80-C-
072) and Special Exception (80-C-105) and Variance (82-C-179) applications. If this 
application was approved, it would supercede the previous approvals. 
 
In addition, on November 20, 2012, the Board of Supervisors approved a Special 
Exception (SE 2012-HM-006) to permit a waiver of certain sign regulations.  The SE shall 
remain in effect until a Comprehensive Sign Plan is approved for this application area.  
The applicant has proffered to submit an application for a CSP within 24 months of this 
rezoning approval and diligently pursue its approval. 
   
 
 COMPREHENSIVE PLAN PROVISIONS (Appendix 6) 
 
 
Plan Area:   
 
Area II 
 
Planning District:   
 
Tysons Corner Urban Center 

District: 
 
Tysons West (South 
Subdistricts) 
 
The land use concept for the 
Tysons West District is shown in 
this map, which may also be 
found in the Comprehensive 
Plan:  
 
The Tysons West District 
Comprehensive Plan Map shows 
the application properties to be 
planned for Transit Station Mixed 
Use and Residential Mixed Use.  
 
On pages 120-124 of the Tysons 
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Corner Urban Center of the 2011 edition of the Area II Plan, under the heading, “South 
Subdistrict,” the Plan states:   

 
Tysons West South Subdistrict 

 
The South Subdistrict is comprised of about 104 acres and is bounded by the 
DAAR and Toll Road/Leesburg Pike interchange on the north, Leesburg Pike 
on the east, the North Central 7 Subdistrict on the south and the West Side 
District on the west.  
 
Base Plan  
 
Auto sales use is the predominant land use along Leesburg Pike; the 
frontage properties also include two high-rise hotels and several office 
buildings. This area is planned for and developed with auto sales and office 
use with support retail and service uses at existing intensities ranging 
between 0.7 FAR and 1.0 FAR.  
 
Office use is the predominant land use on Westwood Center Drive and 
Spring Hill Road; this area away from Leesburg Pike also includes several 
auto sales uses as well as two low-rise hotels. This area is planned for and 
developed with these existing uses. The hotels and office uses have existing 
intensities between 0.5 FAR and 0.7 FAR.  
 
Redevelopment Option  
 
This subdistrict is envisioned for substantial redevelopment to create a mixed 
use TOD with significant office, residential and retail components, as well as 
arts and entertainment uses. Retail should include such uses as restaurants 
and cafes, art galleries, small theaters, specialty and general retail that can 
help form the foundation for an arts and entertainment center. Residential 
development is an important component of this subdistrict; live/work and loft 
housing, if provided, should be integrated with or be in close proximity to arts 
and entertainment uses. A series of urban parks should be provided and be 
linked by the street grid; this green network will provide places for people of 
all ages to walk and enjoy parks and open space.  

 
To achieve this vision, development proposals should address the Areawide 
Recommendations, and provide for the following.  
 
The vision for this subdistrict is to redevelop with significantly higher intensity 
near the Metro station as well as to become more diverse in land uses and 
incorporate an arts and entertainment focus. 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 
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in well-designed projects that function efficiently on their own, should 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 this subdistrict, 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 as well as 
the abutting districts/subdistricts through the provision of the grid of streets. 
The major vehicular circulation and access improvements in this subdistrict 
are the extension of Boone Boulevard and planned new ramps from the 
DAAR connecting to Boone Boulevard.  

 
Redevelopment along planned street alignments should provide right-of-way, 
construct portions of the street integral to the development, and further the 
implementation of streets serving the development. Other streets should 
create urban blocks, and pedestrian and bike circulation improvements 
should be provided, including multi-use trails along the adjacent stream 
valley park land. The ability to realize planned intensities will depend on the 
degree to which access and circulation improvements are implemented 
consistent with guidance in the Areawide Urban Design and Transportation 
Recommendations.  
 
Urban design amenities, such as streetscapes, plazas, courtyards, 
landscaping, public art, lighting and seating should be provided consistent 
with the Areawide Urban Design Recommendations.  
 
The green network planned for this subdistrict illustrates how the existing 
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Dominion Power easement could be used as a pedestrian and open space 
amenity that links the Old Courthouse Spring Branch Stream Valley Park to 
the Tysons West Metro station, as well as to several urban parks; 
alternatives that provide open spaces linking this subdistrict to the area’s 
Metro station in a similar manner should be considered.  
 
This area should also include one planned civic plaza (urban park), at least 
one acre in size and located within 1/4 mile of the Metro station. This plaza 
should be large enough for open-air activities such as farmers’ markets and 
musical performances by small groups for residents and workers in this area. 
A common green urban park of at least one acre should also be located in 
the subdistrict to provide active and passive recreation and leisure 
opportunities for residents and workers.  
 
For active recreation, about four to six acres of new park land to support two 
athletic fields should be established in the area between existing park land 
and the Boone Boulevard extension. The land for these athletic fields may 
also be located in part in the abutting Tysons Central 7 District. Publicly 
accessible open space and recreational facilities should be provided 
consistent with the guidance in the Areawide Environmental Stewardship 
Recommendations.  
 
When redevelopment includes a residential component, it should include 
recreational facilities and other amenities for the residents, as well as 
affordable/workforce housing as indicated under the Areawide Land Use 
Recommendations  
 
Public facility, transportation and infrastructure analyses should be performed 
in conjunction with any development application. The results of these 
analyses should identify needed improvements, the phasing of these 
improvements with new development, and appropriate measures to mitigate 
other impacts. Also, commitments should be provided for needed 
improvements and for the mitigation of impacts identified in the public facility, 
transportation and infrastructure analyses, as well as improvements and 
mitigation measures identified in the Areawide Recommendations.  
 
In addition, a second electrical power substation will need to be constructed 
near the Dominion Power easement which contains a high voltage line. This 
improvement will need to be located either in the Tysons West District or in 
the abutting Tysons Central 7 District. From the second substation to the 
existing substation on Tyco Road, the high voltage line should be placed 
underground, in order to ensure a pedestrian friendly environment. However, 
if undergrounding proves infeasible, redevelopment should relocate the line 
or accommodate it in place.  
 
Under this option, building heights may range from 105 feet to 400 feet, 
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depending upon 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 where building height is planned up to 
400 feet. Building heights (generally between one-eighth and one-quarter 
mile from the Metro station) should be between 150 and 225 feet. Beyond 
one-quarter mile, buildings should have lower heights, with areas along 
Leesburg Pike to the south at 175 feet and areas at the western edge of the 
subdistrict having heights up to 105 feet. The exception is the Tysons 
Sheraton Hotel, which is a gateway landmark at 215 feet in height; property 
abutting to the east and south should not have buildings exceeding 150 feet 
in order to maintain this building as an existing gateway to Tysons Corner. 
Building heights should be consistent with the guidelines in the Areawide 
Urban Design Recommendations.  
 
Exposed parking structures adjacent to the DAAR should not be visible to the 
residential neighborhoods north of the DAAR.”  
 

DESCRIPTION OF THE DEVELOPMENT PLANS 
 

 
RZ 2011-HM-032 

 
Conceptual Development Plan (Reduction at front of staff report) 

 
Title: Tysons West 

Prepared By: VIKA, Inc.; Hord Coplan Macht, Inc., MV+A Architects, 

LandDesign 

Original and Revision Dates: June 30, 2011 revised through June 12, 2013 
 
 
Overview 
 
This CDP is divided into three sections: Civil (C/S) Sheets (21 sheets); Architectural (A) 
Sheets (11 sheets); and Landscape (L) Sheets (35 sheets).  There are also ten 
supplemental sheets (S) at the end of the CDP which provide context and supplemental 
information that is not proffered in this rezoning.   
 
The Civil Sheets include the notes and tabulations, the existing conditions and vegetation 
plans, density credit and conveyances, stormwater management plans, potential highway 
ramp alternatives, overall street layouts and sections (both ultimate and interim), and 
building/site layouts. 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, 
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planting details, and pedestrian and bicycle circulation and hierarchy plans.  The plan also 
contains supplemental sheets which show fire access, proposed waivers to the Tysons 
Corner Urban Street Design Standards and functional infrastructure drawings, but are 
provided for illustrative purposes only. 
 
As seen in the following graphics, taken from sheet C-4 of the CDP, the conceptual 
development plan shows five buildings, a road grid system including existing roads 
supplemented by new or extended streets, public parks at corners or along the streets (all 
at grade) and private amenity spaces for occupants of each building. 
 

 
Figure 5 Site Layout of Tysons West 

 
 
Proposed Road Network and Access to the Future Buildings 

 

The application proposes two new streets (Cornerside Boulevard and Future Street) to 
supplement existing streets near to or adjacent to the site.  From Westwood Center Drive, 
the site will be accessed by Cornerside Boulevard and Sheraton Tysons Drive.  Cornerside 
Boulevard is proposed to be public south of Ashgrove Lane, but private north of that 
intersection, where it runs between the Sheraton and Building C.  Cornerside Boulevard 
and Sheraton Tysons Drive will serve to internally access the new and existing 
development and will intersect with the existing Ashgrove Lane.  Ashgrove Lane is 



RZ/FDP 2011-HM-032 Page 12 

 

 
 

currently private but will become public between Cornerside Boulevard and Sheraton 
Tysons Drive (which is currently public). In addition, the layout proposes a new private 
street, Future Street, which will provide a link between Cornerside Boulevard and 
Leesburg Pike. This new private street is proposed to be right out only where it intersects 
with Leesburg Pike. 
 
The plans and proffers also include a commitment to provide right of way for a possible 
future ramp to the DAAR.  The applicant proposes to accommodate the ramp in two steps.  
First, Sheet C-4A on the CDP shows the area to be dedicated with this application, which 
allows for an interim alignment of the ramp.  The proffers indicate that this dedication will 
be provided upon demand, but no sooner than 10 years after the rezoning approval. The 
applicant also shows a possible future alignment of the ramp which would impact the rear 
part of the Sheraton Building (the lower “U” shaped section).  The future alignment is not 
provided with this application, but it shown as a preview of what might be a likely 
alignment.  
 

 
Figure 6 Ramp Diagram 

 
  
The proffers include commitments to improve street frontages along the property lines in 
accordance with the Tysons Corner Urban Street Design Standards unless a specific 
modification has been requested.   
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Buildings 
 

As noted, five buildings (A-E) are proposed, two existing (D & E) and three new (A-C), as 
shown in the preceding graphics and described further in the chart below.  The maximum 
proposed Gross Floor Area is 1,792,961 SF with a maximum Floor Area Ratio (FAR) for 
the site of 2.75. 

 

Building Tabulations (Maximums) 

 
Commercial 

(Office and Hotel) 
GFA (sf) 

Retail / Service  
GFA (sf) 

Residential 
GFA (sf) 

Number of Multi-
family Units 

Building 
Height 
(feet) 

Building A 380,000 15,000 0 0 225 

Building B 0 35,000 300,000 269 225 

Building C* 0 50,000 400,000 400 95 

Building D*  
(Wal-mart) 

28,768 153,373 0 0 95 

Building E* 
(Sheraton) 

430,820 0 0 0 225 

Total  
 

Office:  408,768 
Hotel: 430,820 

253,373 700,000 
2,308 (excludes 
Hotel Rooms) 

-- 

*Buildings are included in FDP 
 

The buildings proposed with this application represent a mixture of building types.  
Buildings A and B are high rise, built on a shared above-grade parking garage podium.  
Building C is a lower rise residential building (stick construction) with mostly underground 
parking, although some of the top levels of the parking would be visible.   For those 
buildings which have an above-grade garage design, the applicant has incorporated 
ground level lobby, building faces, or retail/service into much of the ground plane.   
Therefore, depending on the final design, these garage podia could either be lined with 
active uses or an architectural treatment to enliven the façade and mask the parking.  The 
proffers and plans include commitments to provide treatment for exposed parking 
structures, as depicted below.  The proffers commit to further refine podium treatment at 
the time of FDP review; however, any podium treatment will be in general character with 
the quality shown in the illustrations contained within the CDP.    
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Figure 7 Garage treatment locations and precedents  

 
 
 

Phasing 
 

Like other previously approved Tysons applications, 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.  However, this application includes some 
existing buildings which creates some assurance of the general schedule of development. 
On Sheet A206, the applicant has provided phasing details, which are encapsulated 
below. 
 

 Phase I.  Phase I shows the initial development, also depicted on the approved site 
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plan, for the site and includes retention of Existing Buildings D (Wal-mart) and E 
(Sheraton).  This phase is currently under construction and includes the renovation 
of the Moore Cadillac facility (parking garage) for the Wal-mart/24-Hour Fitness 
facility and construction of a surface parking lot at the corner of Westwood Center 
Drive and Cornerside Boulevard. 
 

 Phase 2A. Phase 2A is the first part of the newly proposed development which is 
shown to be constructed on the FDP.  This phase includes demolishing the hotel’s 
existing canopy and its surface and structured parking adjacent to the hotel.  The 
surface parking at the corner of Westwood Center Drive and Leesburg Pike would 
serve as the relocated parking for the Sheraton’s demolished parking.  
 

 Phase 2B.  The majority of the redevelopment of this neighborhood is shown in 
Phase 2B which is depicted on the FDP.  In this phase, the applicant proposes to 
construct Building C, and new hotel entry.  Parks A, B, C, D, E, F and G would be 
provided with Building C.  Cornerside Boulevard and Future Street would be 
extended at that time while Sheraton Tysons Drive and Ashgrove Lane would be 
restriped to provide bicycle lanes on both sides of those roadways.  Stormwater 
facilities proposed at Building C and in applicable park spaces would be installed.   
 

 Phase 2C.  Once construction is complete on Building C, the surface parking lot 
may be converted to another use such as pop-up retail or a commercial off street 
parking lot until Buildings A and B are constructed. The proffers state that should 
the commercial off-street parking lot use be established at the Building A/B site, it 
will be discontinued 3 years after the issuance of the 150th RUP for Building C. 
 

 Phase 3.  Phase 3 includes construction of Residential Building B and Office 
Building A.  The phase also includes stormwater, the provision of Park I, 
modification and restriping of Westwood Center Drive to include bicycle lanes on 
both sides of the street as well as on-street parking in front of Building D. This 
phase is not depicted on the FDP, rather is only shown on the CDP. 
 

 Phase 4.  Phase 4 is the final phase of the development and includes the provision 
of a new parking structure connection from Building D which would be needed once 
the ramp connection to the DAAR is provided.  A possible alignment of a future 
Boone Blvd. ramp is also shown (and identified to be provided by others).  Like 
Phase 3, the phase is not part of the FDP. 
 

Existing Building and Uses and Interim Uses 
 

As described above, the site is partially developed today with a Sheraton and Wal-mart, 
and these buildings are expected to remain in use, with some limited building and site 
modifications.  The area where Buildings A and B are proposed is likely to be the last area 
to develop on this site and, as such, the draft proffers specifically deal with the interim 
treatment of that area.  Under the draft proffers, new interim structures in the area of future 
Buildings A, B, and C (as shown on the CDP). These interim structures would possibly 
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consist of pop up retail (temporary/interim venues for sales), temporary park space or 
other amenities such as festivals.  If not shown on an FDP, the uses may require a FDP or 
FDPA.  The proffers do limit the location of these buildings and note that they must comply 
with the Zoning Ordinance.  While not specifically depicted on the FDP, the draft proffers 
indicate that the surface parking lot located in the Building A and B area could become 
commercial off-street parking and that this use will be discontinued within 3 years of the 
150th RUP for Building C.    

 
Streetscapes 
 
While final streetscape design will be provided with FDPs, the CDP does provide for typical 
streetscape sections in keeping with the Comprehensive Plan recommendations.  However, 
there are some locations in which these Plan recommendations cannot be achieved. These 
areas are typically related to constraints created by fitting the new development around the 
existing (and in the case of Wal-mart, retrofit buildings).   As such, the applicant requests 
modification (which will be discussed at greater length later in this report) to the streetscape 
standards in the following locations: 
 

1. Westwood Center Drive at Wal-mart Building  
2. Ashgrove Lane at Existing Hotel  
3. Cornerside Boulevard at Existing Hotel  
4. Leesburg Pike at Building C  
5. Building zone for Cornerside at Existing Building  
6. Cornerside Boulevard at Plaza C  
7. On-street parking in various locations along portions of Sheraton Tysons Drive, 

Westwood Center Drive, Future Street, and Ashgrove Lane  
8. Waiver of on-street parking for Westwood Center Drive at Building A/B 

 
 

Parks and Open Space  
 
The CDP and proffers describe nine new at-grade public parks (identified as Parks A-I). 
The proffers also commit to easements along the Old Courthouse Spring Branch for trail 
connections.  The parks are depicted on Sheets L 2.0-2.7.  In general, the parks and 
plazas are located along the streets in the neighborhood and include urban hardscape 
plazas, a dog park and some recreation focused areas.  In addition, the applicant has 
provided easements to facilitate nearby trail connections along Old Courthouse Spring 
Branch and proposes a one-time $50,000 contribution to the FCPA for improvements 
which could include improvements for items such as (but not limited to) to the existing trails 
along Old Courthouse Spring Branch or improvements to the Ashgrove House facilities. All 
of the residential buildings would have additional private open spaces provided in 
courtyards or on the tops of the parking podiums and/or on the tops of the residential 
towers.   
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Figure 8 Overall Landscape Plan 

 
 

FDP 2011-HM-032 
 

Final Development Plan (Reduction at front of staff report) 
 

Title: Tysons West 

Prepared By: VIKA, Inc.; Hord Coplan Macht, Inc., MV+A Architects, 
Landdesign 

Original and Revision Dates: February 25, 2013 as revised through June 12, 2013 
 
Overview 
 
The FDP is divided into three sections: Civil (C) Sheets (23 sheets), Architectural (A) 
Sheets (9 sheets) and Landscape (L) Sheets (28 sheets).  The Civil Sheets include the 
notes, waivers, and tabulations, the existing conditions and vegetation plans, utility and 
grading plans, stormwater management plans street layouts and sections.  The 
Architectural Sheets provide the floor plans, roof plans, building sections, perspectives and 
shadow studies.  The Landscape Sheets provide detailed park plans, tree plans, 
pedestrian circulation plans, hardscape and street detail elevations, as well as elevations 
and sections.  
 
The FDP covers the entire land area of the CDP but depicts only three of the site’s total 
buildings: the existing Sheraton (Building E), the existing and soon to open Wal-mart 
(Building D); and a proposed lower rise residential structure (Building C).   
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Figure 9 Building C 

 
 
Building C is proposed along Leesburg Pike and features internal courtyards and an urban 
plaza at its main entry along Cornerside Boulevard.  Though the CDP provides a maximum 
height of 95 feet for Building C, a height of 85 feet is shown on the FDP.  The building is 
proposed to have a maximum of 400 units, with a minimum of 275 units and up to 80 
WDUs. The building is also proposed to have up to 50,000 SF of retail along the ground 
floor. 

 
 

 
 

Figure 10 North Facade 
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Existing Building D is the Wal-mart/24-Hour Fitness center and is shown at a height of 95 
feet.  It contains 153,373 SF of retail development with the Wal-mart and fitness center on 
several floors and 28,768 SF of office space. 
 
 

 
Existing Building E is the Sheraton Tysons Premier and is shown with an existing height of 
225 feet.  The square footage is shown at 430,820 SF of hotel use.  The existing parking 
(both underground and surface) and entrance canopy will be modified to allow for the 
development of Building C.  

 
Figure 12 Sheraton 

Figure 11 Wal-mart Facade 
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Streetscapes & Landscaping 

 
Most of the street network proposed on the CDP will be introduced, as least in an interim 
condition, with the FDP.  The FDP depicts streetscape along the existing and proposed 
roads.  For the most part, the streetscapes depicted are consistent with recommendations 
of the Comprehensive Plan and Tysons Corner Urban Design Guidelines (TUDGs) 
regarding streetscape dimensions.   As discussed above with the description of the CDP, 
waivers and/or modifications have been requested for the places where the streetscapes 
cannot be applied and those areas will be discussed below in this report. 
 
Building Design & Uses  

 
As previously described, the proposed Building C will be residential with ground level retail.  
The hotel (Building E) is proposed to remain largely as is, with modifications to its entry 
canopy and parking.  The retrofitted Moore Cadillac building (Building D) has been shown 
as a Wal-mart on the lower levels with office and fitness center on the upper levels serving 
to mask the parking structure in some locations.     

 
The parking for all three of these buildings is provided either underground, on-street or in 
above grade structures. 
 
Parks 
 
The applicant proposes to provide Park Spaces A through H concurrently with the 
construction of Building C.    

 
ANALYSIS 
 
This section of the report draws on: the site specific recommendations pertaining to this 
site in the Tysons West 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; and 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 (TOD) 
Guidelines, this staff report will not separately address the Residential Development 
Criteria and the Transit Oriented Development Guidelines to avoid redundancy.   
 
Land Use 

 
The subject applications are designated as Transit Station Mixed Use and Residential 
Mixed Use on the Comprehensive Plan’s Conceptual Land Use Map. The Plan defines 
these land use categories as follows:  
 



RZ/FDP 2011-HM-032 Page 21 

 

 
 

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

 
“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% or more of the total development.” 

 
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.” 

 
The subject application proposes the following land use mix: 
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Land Use Gross Floor 
Area  
(square footage) 

Percentage 
of  
Land Use 

Land Use FAR  
(based on total 
site area 
including 
density 
credits) 

Office1 408,768 23% .63 

Residential 700,000 39% 1.07 

Hotel 430,820 24% .66 

Retail 253,373 14% .39 

Totals 2 1,792,961 100% 2.75 
1  

This amount includes the existing office square footage within Buildings D of 
28,768 square feet.  
2  

3,500 square feet of proposed public facility space to be located within 
Buildings A or B is included in the tabulations although it is a nominal impact.  

 

 
The proposed land use mix is based on a maximum build out of the subject property as 
shown on the CDP and is generally in conformance with the Comprehensive Plan. 
Applying the two land use categories for the existing application site results in a combined 
recommendation of approximately 33% for residential and 39% for office uses. The 
proposed percentage of office use at 23% is lower than the recommended amount of 39% 
for the site, but TSMU guidance recommends an overall percentage of 65% for office uses 
within the TSMU areas, which cover a large portion of the immediate area near the Spring 
Hill Metrorail station. Staff notes that there are existing office buildings along Westwood 
Center Drive.  In addition, a large portion of the application site planned for Residential 
Mixed Use is developed with an existing hotel, which will remain with this redevelopment 
proposal. The proposed percentage of 39% of residential use for the site is compatible with 
the site specific residential recommendation of 33%. The existing hotel use will slightly 
increase from 352,842 square feet to 430,820 square feet due to addition of cellar space to 
the overall tabulations in the PTC District, but the overall balance of mixed uses is 
preserved.  
 
Overall, the land use mix proposed for the subject applications is in general conformance 
with the Comprehensive Plan.  However, as noted, staff will be closely monitoring the 
progression of FDP proposals in the Tysons West South Subdistrict to ensure that a 
balanced land use is achieved.   
 
Intensity 

 
A majority of the subject property is located within 1/3 mile of the Spring Hill Metro station 
and is not subject to a maximum intensity. The Comprehensive Plan recommends that 
TOD District areas located more than 1/4  mile from the Metro station be developed at an 
FAR of 2.0 with higher intensities permissible with affordable and workforce housing 
bonuses and public facility contributions (Page 27). Areas between 1/4 and 1/3 mile that 
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do not include office space or other high trip generating uses should be allowed up to 2.5 
FAR. Approximately 247,213 square feet or 38% of the application property (including a 
small portion of the proposed residential Building C and most of the existing hotel) is 
located between the 1/4 and 1/3 mile limits, and an FAR of 2.16 is proposed in this 
intensity tier, which is in conformance with the Plan’s guidance. No new development is 
proposed for the application site beyond 1/3 mile. 

 

 

 
Figure 13 Vicinity to Metro Map 

 
 
The applicant is proffering to the CDP development tabulations, which include an overall 
minimum and maximum GFA and building height ranges. Staff believes these 
commitments will help ensure that the ultimate build out of the site is generally consistent 
with the Comprehensive Plan recommendation to locate the areas of highest intensity 
closest to Metro station.  
 
The intensity proposed for the subject applications is in general conformance with the 
Comprehensive Plan. Staff finds that the intensity proposed for the subject application is in 
conformance with the Comprehensive Plan. 
 
Interim Development Level (IDL) 
 
The Comprehensive Plan sets an initial development level (IDL) 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).   
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The following table summarizes the built and approved (both CDP and FDP actions) office 
floor area in Tysons and the office space proposed with the subject application. 
 

Category CDP/GDP 
Office GFA 

(sq. ft.) 

FDP/GDP 
Office 

GFA (sq. 
ft.) 

Existing Office Development1 26,789,000 26,789,000 

Approved, Unbuilt Office 
Development 2 

14,013,601 5,892,717 

RZ 2011-HM-032 3 380,000 0 

Total Office GFA 41,182,601 32,681,717 
 

1 
Report to Board of Supervisors on Tysons Corner, October 2012 

2 
Includes applications approved prior to creation of PTC district and 

approved PTC applications 
3
 Does not include existing office GFA in Building D   

 
On October 16, 2012, the Board of Supervisors directed staff to “incorporate with the next 
Tysons-wide plan amendment consideration of a change to the current Interim 
Development Level (IDL) of 45 million square feet of office use and the criteria for 
evaluating any such change to the IDL.”   
 
The office space proposed for the subject application, combined with existing and 
approved development, would not exceed the 45 million square feet set as the IDL for 
office uses in the Comprehensive Plan.   
 
Phasing Development to Major Transportation Facilities 

 
An important element of the Comprehensive Plan for Tysons is the guidance on phasing 
development to transportation improvements and public facilities.  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.” 
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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. 
 
The applicant currently commits to proffers that address the Comprehensive Plan 
recommendations for phasing development to transportation improvements by making 
contributions 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.   
 
Staff notes further 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.   
 
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 Corner Urban Center Workforce Dwelling Unit Administrative Policy 
Guidelines dated June 22, 2010.  These guidelines may be accessed at: 
 
http://www.fairfaxcounty.gov/dpz/tysonscorner/tysons_wdu_policy_guidelines_final_signed
.pdf  
 
The applicant is committing to provide 20% affordable and workforce units (WDUs) within 
the generating building based on the total number of residential units constructed on the 
application property.  
 
The Plan also recommends that applicants contribute $3.00 (or $0.25 annually) per non-
residential square foot toward affordable housing opportunities in Tysons (Page 35): 

http://www.fairfaxcounty.gov/dpz/tysonscorner/tysons_wdu_policy_guidelines_final_signed.pdf
http://www.fairfaxcounty.gov/dpz/tysonscorner/tysons_wdu_policy_guidelines_final_signed.pdf
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“Non-residential development throughout Tysons should contribute a 
minimum of $3.00 per nonresidential square foot (adjusted annually based 
on the Consumer Price Index) or at least 25 cents per nonresidential square 
foot over a period of time to be determined at the time of rezoning to a 
housing trust fund that will be used to create affordable and workforce 
housing opportunities in Tysons.  Such developments may provide an 
equivalent contribution of land or affordable units in lieu of a cash 
contribution.  Non-residential contributions could also be used to fund 
affordable housing opportunities in Tysons through a partnership.  If non-
residential floor area is achieved through a bonus for providing affordable 
and workforce dwelling units, the bonus floor area should not be included 
when calculating the contribution amount.  Ground level retail located in 
office, hotel, and residential buildings should also not be included when 
calculating the contribution amount.” 

 
“The provision of workforce housing should be viewed as a collective 
responsibility that will directly benefit employers in Tysons.  New office, retail, 
and hotel developments will benefit from having a range of affordable 
housing opportunities within a short commuting distance of the jobs in 
Tysons.” 

 
The applicant is proffering to two options for non-residential contributions toward affordable 
housing in Tysons for new office and other non-residential uses in Buildings A, B and C.  
The first option is a one-time contribution of $3.00 per new office or non-residential square 
footage. The second option is to contribute $0.25 per new office or non-residential square 
foot annually for 16 years, and only public facility or ground floor retail GFA will be 
excluded from the contribution.    
 
Coordinated Development and Parcel Consolidation 
 
The Comprehensive Plan’s consolidation guidance for the subject application is as follows 
(Tysons West South Subdistrict Recommendations, Page 123): 
 

“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.”   
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“In this subdistrict, 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.”  
 
“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.”  

 
The proposed application includes land from the first intensity tier up to the third intensity 
tier (1/3 to 1/2 mile), but the application proposes only a consolidation of 15 acres, which 
falls short of the 20-acre consolidation recommendation. The Comprehensive Plan sets 
five specific objectives for consolidations (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;”  
 
“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.” 
 
“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.” 
 

The proposed grid of streets is in line with the Comprehensive Plan’s recommended grid of 
streets and street classifications for this area.  Plans to accommodate an anticipated off-
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ramp from the DAAR through the northwest side of the property are included in the 
application, including the initial dedication of ROW for the ramp connection through the 
site. The applicant also shows a plan for additional future ramp dedication area where the 
existing hotel is built although it would require another land use application to be achieved. 
The subject application meets the first objective by providing a functioning street grid.   
 
The subject application meets the second objective by providing urban park space and 
private open space on site. Based on the amount of proposed non-residential floor area 
and residential dwelling units, the recommended public park area is 1.88 acres. The 
applicant proposes to meet this goal by providing 2.09 acres on site and through an off-site 
contribution. The quality of these parks and other park-related Plan objectives will be 
further evaluated by Fairfax County Park Authority (FCPA) and Office of Community 
Revitalization (OCR) staff. In addition to the park spaces, the applicant also commits 
easements and monetary contributions toward an athletic field and other park-related 
improvements.  
 
Regarding the third objective, the applicant proposes to provide approximately 3,500 
square feet of GFA for a public arts agency or similar use in Building A or B for 30 years 
with four 5-year subsequent leases.  This proposal is discussed further in the Public 
Facilities section of this report. 
 
Finally, with regard to the last objective, the applicant has provided sub-section and 
adjacent sub-section context street grid plans for approved or pending rezoning cases 
around the subject property, which demonstrates a general understanding of how the site’s 
proposed redevelopment will align with other redevelopment plans in the area.  
 
The subject application is in general conformance with the Comprehensive Plan guidance 
for consolidation and coordinated development 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 the multiple parcels included in 
any particular zoning case might have different uses, tenants or lease arrangements, it is 
likely that even within a single zoning case, not all buildings will be built at the same time.  
While these situations are expected, they do create a challenge for site design.   
 
In this case, since the development includes two buildings which are proposed to remain 
largely as-is and anticipates imminent construction of Building C, the interim conditions 
have focused on mostly on what will happen in areas that are not expected to be 
developed in the near future. 
 
One of the more important interim conditions discussed in this application has been the 
proposed surface parking lot at the corner of Westwood Center Drive and Leesburg Pike.  
This lot is proposed to serve as temporary parking for the Sheraton during construction of 
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Building C (which will eliminate some existing Sheraton spaces). Since this parking lot is 
temporary, staff has encouraged the applicant to plan for an improved interim condition 
after the parking is no longer needed.  The CDP and FDP show the area as either a 
commercial off-street surface parking lot or with a retail option with building envelopes for 
possible pop-up retail locations.  The proffers further note that once that once off-street 
parking is no longer needed, and prior to construction of Buildings A and B, the lot may be 
developed with pop up retail, interim park space or place-making uses such as festivals, 
fairs, outdoor markets, food trucks, and performance spaces.  The applicant proposes that 
an interim commercial off-street parking lot will last no longer than 3 years after the 150th 
RUP for Building C.  Staff is concerned about how long the parking may remain at this 
prominent corner along a boulevard entry to Tysons Corner.  Staff would prefer the 
applicant discontinue use of this surface parking as soon as it is no longer needed to 
support site construction. 
 
 
Public Facilities (Comprehensive Plan Recommendations) 

 
The Comprehensive Plan’s strategy for implementing public facilities to serve Tysons is to 
focus on dedications of land or building space with the initial rezoning applications in a 
district (Page 91). 
 

“Practices employed by the County in the past to provide space for public 
facilities in largely undeveloped suburban areas cannot be relied upon in an 
intensely developed area where most of the land is privately owned.  In 
Tysons it will be critical that the land area or spaces for public uses are 
incorporated within private developments at no cost to the public sector.   
 
While facilities may actually be constructed throughout the planning horizon 
based upon need, it is critical that space for most, if not all, of these facilities 
be secured as soon as possible.  Therefore, rezoning proposals, through 
proffers, should commit to provide the necessary land and/or space to 
ensure that places will be available to construct facilities in concert with the 
pace of growth.” 

 
The Plan does not specify a particular use for a recommended public facility in the Tysons 
West South Subdistrict. However, the applicant proposes to address this objective with a 
commitment to provide approximately 3,500 square feet of space in Building A or B for 30 
years (with four 5-year subsequent leases) to serve a public art agency or another 
public/community use.   This space will be provided at no cost, except utilities, to serve a 
public art agency or another public/community use, and it will be made available prior to 
the issuance of a Residential Use Permit (RUP) or Non-RUP for more than 50,000 square 
feet of other uses in Building A or B. The applicant also proposes to contribute $350,000 to 
fund a Master Plan for the Arts, payable before the issuance of the first RUP or non-RUP 
for Buildings A, B, or C.  
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Staff finds public facility commitment to be in general conformance with the 
Comprehensive Plan. 
 
 
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 proposed buildings consisting of Cornerside Boulevard, Future Street, Ashgrove 
Lane and Sheraton Tysons Drive (future Boone Boulevard).  Sheraton Tysons Drive and 
Cornerside Boulevard intersect with the existing Westwood Center Drive and Future Street 
connects Cornerside Boulevard to Leesburg Pike. The subject applications propose to 
construct their on-site portion of this grid. 
 

 Boone Boulevard Ramp Connection to Dulles Toll Road 

The Comprehensive Plan recommends new ramp/interchange connections from Tysons 
Corner to the DAAR.  The Plan identified such a ramp connection as needed in the area of 
the proposed application.   The applicant has worked with the County to provide right of 
way needed for an interim alignment of this ramp connection.  The connection will 
ultimately be associated with the construction of Boone Boulevard, a street proposed to 
connect Gosnell Road in this subdistrict to the DAAR that will serve as an east-west 
alternative to Leesburg Pike.   Under the proposed proffers, the applicant would to 
dedicate this area upon demand (although no sooner than 10 years from the rezoning) to 
accommodate an interim future ramp connection.   
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Figure 14 Ramp Dedications 

 
  

Level of Service Waiver 
 
Because of the poor Level of Service at Westwood Center Drive and Leesburg Pike, the 
applicant must obtain a waiver from VDOT to permit its requested level of development.  
The applicant has filed for this waiver, and VDOT has begun its review.  The LOS waiver 
must be obtained prior to site plan approval in order for this development to proceed. 
 

Streetscape design--On-street Parking  
 
While the streets, overall, have been designed to comply with the Transportation Design 
Standards for Tysons Corner Urban Center, as adopted by the County and VDOT, the 
applicant has asked for several waivers of on-street parking in certain areas. Staff has 
provided recommendations on each of those modifications and waivers under separate 
cover, which is included in the appendices. In general, staff can support the removal of on-
street parking on Sheraton Tysons Drive, Future Street and Ashgrove Lane.  However, 
staff believes that the request to omit on street parking along Westwood Center Drive 
between Cornerside and Leesburg Pike is premature and that on-street parking should not 
be precluded in the future.  Staff believes it is possible that with more detailed design, on-
street parking could be provided along this street.  Therefore, the applicant has agreed to 
consider the provision of on-street parking along any portions of that frontage during FDP 
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review.  If it is determined at that time that on-street parking cannot be provided, staff will 
reconsider any waiver request during that review. 
 
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.   
 
The applicant has proffered to provide on-street bicycle lanes on both sides of the street 
along Westwood Center Drive between Leesburg Pike and Sheraton Tysons Drive, along 
Sheraton Tysons Drive, and along Ashgrove Lane west of Sheraton Tysons Drive.  The 
proffers further commit to provide for resident and visitor bike parking at the time of FDP 
approval as well as wayfinding signage to assist cyclists in the area.  Finally, the FDP 
includes bike parking in 130 spaces 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 (TDM) 

 
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 TDM programs 
Tysons-wide.  Specifically, the Plan defines TDM as “a variety of strategies aimed at 
reducing the demand on the transportation system, particularly to reducing single occupant 
vehicles during peak periods, and expanding the choices available to residents, 
employees, shoppers and visitors.”  The Plan notes that TDM 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 TDM approach, which is consistent with that approved in 
other recent PTC rezonings, and is proffering the following commitments: 

 

 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: 
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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% 

  

 The applicant is committing to monitor its TDM program with annual traffic 
counts 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 Tysons-
wide 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 PTC district. The 
applicant has committed to providing parking within the minimums described by the Zoning 
Ordinance by the time the application property has been fully redeveloped.  Since the 
existing buildings were parked to current zoning requirements, the applicant has also 
shown how the parking will be provided during each phase of development.    In addition, 
the applicant has agreed to exclude reserved parking spaces from residential unit 
sales/leases (“unbundle” the parking and the unit).  This “unbundling” would allow available 
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parking spaces to be used more efficiently, and will create an incentive for residents to 
reduce car ownership.   Staff finds that the applicant has met the vision of the 
Comprehensive Plan by gradually reducing parking rates over time. 
 
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.   
 

 
Figure 15 Streetscape 

 
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 ensure 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 committed to include the sidewalk and 
landscape amenity panel within the public right-of- panel and to dedicate the appropriate 
land area accordingly. 

 
All of the proposed streetscapes meet the dimensional standards set forth in the Plan 

and the TUDGs with the following exceptions listed below.  These exceptions are 
supported by staff and described in detail in the attached letter from FCDOT. 
 

 Building Zone Width along Westwood Center Drive.  A waiver of the required 4’ 
wide minimum building zone has been requested to allow a 3’ wide building zone. 
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 Ashgrove Lane at Existing Hotel.  A waiver for the building zone and the landscape 
amenity panel for this segment of Ashgrove Lane, adjacent to the existing hotel. 

 Cornerside Boulevard at Existing Hotel.   A waiver of the 6’ wide minimum width 
landscape amenity panel. 

 Cornerside Boulevard at Plaza for Building C. This waiver is sought to delete the required 

landscape amenity panel since, due to the existing parking garage located under Plaza 

C, there is insufficient soil to provide tree pits. 

 Cornerside near Wal-mart. Waiver of Building Zone width. 

 Leesburg Pike at Building C. Waiver of Building zone width. 
 
Staff expects this applicant, as in all cases in Tysons Corner, to meet the streetscape 
standards in the Comprehensive Plan and Urban Design Guidelines.  Any further 
modification of the TUDGswould need to be submitted at the time of FDP. 
 

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 
FDP.  These details have been provided with FDP 2011-HM-032 and are generally 
acceptable to staff.    
 
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.  
 
 
Outdoor Dining 

 
 
As is notable from the streetscape width modification requests listed above for Cornerside 
Boulevard, this street design has been significantly constrained by the presence of the 
existing building, which is now the Wal-mart.  Though the applicant is seeking 
modifications to the streetscape width along Cornerside Boulevard, the applicant is also 
depicting areas of possible outdoor dining along Cornerside Boulevard in the landscape 
amenity panel.  As noted above, both the landscape amenity panel and the clear sidewalk 
are envisioned to be public space.  On the other hand, the building zone private for 
outdoor dining spaces for restaurant patrons, planters, or other private amenities.  
 
Private uses, such as restaurant seating can not be located within the public ROW.  Staff 
has concerns with the use of fencing (required for serving alcohol) as shown on the plans 
in the landscape amenity panel.  In addition, the impediments associated with the 
movement of restaurant servers carrying food and drinks across the clear sidewalk raises 
significant concern about how well the sidewalk can accommodate pedestrians, which is 
its primary purpose. Furthermore, although the applicant has stated that their building zone 
may contain a few planters but nothing more, this area cannot be considered part of the 
clear sidewalk zone because the applicant would have the right to add elements (such as 
additional planters or bollards) that might impede pedestrian movement in this space. For 
these reasons, staff believes that private outdoor dining should be accommodated in the 
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building zones. If it cannot be accommodated in the building zone and it impacts the clear 
sidewalk zone (as it does in the constrained space along the existing building here), staff 
cannot support outdoor dining which is part of private restaurant service.  While the 
applicant continues to request private outdoor dining spaces in the landscape amenity 
panel, these concerns have prompted staff to propose a development condition prohibiting 
the outdoor dining as shown.  With this development condition, staff finds this issue is 
resolved. 
 
 
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.  Primary pedestrian zones are where pedestrian activity is expected to be 
focused and have been appropriately identified in this application.  As such, those areas 
should be designed to accommodate more pedestrians and provide for more interaction 
between the building and the sidewalk (cafes, storefronts, etc.)  The proffers commit to 
appropriate design articulation and fenestration commitments for each zone within the 
hierarchy.  
 
The CDP 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 FDP.  The FDP includes significantly more 
detailed plans, showing (illustrative) interior layouts of ground floor, parking levels and roof 
area as well as detailed drawings of the building exterior (all four sides) including building 
materials.  Although the FDP includes notes which state the drawings are illustrative, it 
further notes that the drawings are subject to change for “final tenant requirements, unit 
layout and mechanical penetrations”.  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.  A draft development condition is 
proposed to that effect. 
 
Staff believes that the building and site design features proposed in the subject 
applications are in general conformance with the Comprehensive Plan. 
 
 
Building Height 

 
The application properties fall within two building height intensity zones as depicted on the 
height map.  The following table compares the maximum heights recommended in the 
Conceptual Building Heights Map to the proposed range of heights for each proposed 
building.  
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Building Proposed Use 
Comprehensive Plan Maximum 
Building Height Range 

Proposed 
Building 
Height 
Range* 

Building A Office/Retail Tier 2: 175’ – 225’ 160’ – 225’ 

Building B Residential/Retail Tier 2: 175’ – 225’ 160’ – 225’ 

Building C Residential/Retail 
Tier 2: 175’ – 225’ and Tier 3: 130’ 
– 175’ 50’ – 95’ 

*Penthouses are not included in the maximum height of the 
buildings.  
 
 
Specifically, the application area north of Ashgrove Lane is 
within Tier Three, and the remaining site area south of 
Ashgrove Lane is within Tier Two.  Both the new and existing 
buildings proposed in these applications meet the 
Comprehensive Plan guidance for heights.   
 
Staff finds that building heights proposed in the subject 
applications are in general conformance with the 
Comprehensive Plan.   
 

 

 

 
 
 
Tree Canopy and Plantings 

 
The Comprehensive Plan recommends increased tree planting in Tysons, and recognizes 
that much of this new planting will be accomplished through the provision of street trees. 
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, a PFM 
modification of the 10-year tree canopy requirements has been requested for this 
application.  The application generally provides the majority of their trees as street trees, 
with additional trees provided in above-grade terraces and parks.  In this application, the 
applicant has demonstrated that the Plan’s recommended 10% tree coverage goal for a 
redevelopment would be achieved in these applications, 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 CDPs is appropriate because of the applicant’s 

Figure 16 Intensity Map 
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commitment to provide uncompacted soil volumes, and to maintain, irrigate, and replace 
trees damaged by utility 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 
plan and, in the worst case scenario, to coordinate with UFMD 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 FDP, 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.  Staff 
agrees with this approach and finds the landscaping and tree canopy in conformance with 
the Comprehensive Plan. 
 
Staff does note that the parking deck at the top of the Wal-mart building will be exposed to 
the sky.  While not necessarily a visual impact, the applicant was asked to provide a green 
roof or public park on this rooftop in order to provide better amenities or stormwater 
treatment for the site.  However, the applicant has indicated that the building could not 
structurally support such improvements and has elected to leave the parking deck 
exposed. 
 
 
 
Water Quality 

 
The applicant has pursued a variety of measures to address stormwater management in a 
manner which attempts to satisfy both the requirements of the Public Facilities Manual 
(PFM) and the Comprehensive Plan’s water quality goals for the Tysons Corner Urban 
Center.  These measures may include, but are not limited to: retention of runoff from the 
proposed development; low impact development (LID) measures in the form of porous 
pavement and green roof areas; street tree planting areas designed as filter boxes; and 
detention (through the use of underground stormwater vaults where runoff may be 
released gradually to protect stream channels that receive the runoff).  
 
Under the CDP and proffers, the applicant has committed to retain/reuse the first inch of 
rainfall to the extent practicable and has shown a possible scenario as to how that goal 
could be attained.  At the time of each FDP, the applicant will refine the work done at CDP 
and will include a specific goal of rainfall to be retained.  The applicant will then meet this 
goal at site plan although alternative measures may be 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 
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commitment while removing the subjective measurement of a goal from the site plan 
process.   
 
The CDP indicates that only 86% of the first inch of runoff will be retained on-site for the 
entire CDP area.  The engineer has broken down the drainage areas in this case by each 
building and notes the lowest rate of retention occur with the existing buildings--the Wal-
mart site (Building E) is shown to retain 69% of the first inch and the Sheraton site 
(Building D) will ultimately retain 86% of the first inch.  It should be noted that the 
improvements which will be implemented to achieved this retention will not occur until the 
final phases of the development.  The FDP shows that the current rate of retention on the 
Sheraton site is 65%.    The new buildings, Buildings A, B, and C, have higher rates and 
bring the entire development retention rate up to the .86.   
 

Building Retention Rate 

A & B 1.04 

C 0.96 

 
While the applicant has committed to achieve the stormwater management design credit 
for Leadership in Energy and Environmental Design (LEED), this onsite retention 
percentage is lower than staff expected and is lower than has been achieved for other 
applications in Tysons Corner.  The applicant has noted that the lower number is largely 
due to the challenges related to retrofitting existing buildings and landscaping, (i.e. the 
Sheraton and the Wal-mart), to achieve the higher Comprehensive Plan standards.   
 
With regard to the Wal-mart, the applicant does not believe that further measures can be 
done to improve the rate of retention (and there is no proposed reuse).  The applicant has 
noted that landscaping around the Wal-mart was recently placed in conformance with an 
approved site plan and that the roof of the Wal-mart is unable to structurally support a 
green roof, leaving parking exposed on that deck.  While staff understands the applicant’s 
challenges with retrofitting the existing structures and landscaping, since the application’s 
acceptance in November 2011, staff had requested that the applicant try to address the 
Plan goal for stormwater management.  Staff notes that the landscaping, while approved 
by a site plan, was installed well into the processing of this application.  The 
Comprehensive Plan goals should have been taken into account by the applicant during 
the site plan process since it was at least partially concurrent with the rezoning process. 
(Indeed, the applicant has filed several site plan revisions during the rezoning process.)  In 
addition, unlike other rezoning applicants in Tysons Corner, the applicant does not appear 
to have committed to all possible offsite treatment measures to improve retention and 
overall stream health.  The applicant has identified adjacent off-site areas (i.e., existing 
ROWs) that could be captured and treated, but has committed to treat only a portion of the 
area.  The applicant states that they would provide the other additional controls to mitigate 
the shortfall resulting if the proposed innovative stormwater facilities are not approved at 
the time of site plan. Were all the identified offsite areas controlled , the application would 
retain 0.92 inches over the entire CDP site.  As such, staff continues to recommend that 
the applicant consider proactive strategies to retain all off-site areas. The Comprehensive 
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Plan goals recommend that, if retention of the first inch is not fully achieved, then all 
available measures should be implemented to the extent possible. 
 
In addition, the FDP also falls short of the Comprehensive Plan goal and the CDP 
commitments because the site area of Buildings A and B is not included in the calculations 
or design.  Staff has noted above that the applicant intends to use this future building site 
for a temporary parking lot to replace parking that will be lost at the Sheraton during 
construction of Building C.  Staff has requested that the applicant provide some sort of 
temporary stormwater management, above the minimum provided with the approved site 
plan, in the parking lot during its use. Unfortunately, it appears that such temporary 
measures have not been provided.  Since the parking lot has a short life span per the 
proffers (it will not be used as a parking lot after three years) staff has also asked the 
applicant to explore stormwater improvements if the area is converted to a use such as a 
temporary park or pop-up retail.  Staff continues to encourage the applicant to provide 
such innovative stormwater design in this area. 
 
Finally, the application does not include computations to demonstrate that the 
development will be compliant with the minimum water quality control requirements 
specified in the current Public Facilities Manual (PFM). Although the Comprehensive Plan 
goals, in most situations, are more extensive than current minimum requirements, the 
development must also meet the applicable water quality control requirements in effect at 
the time of site plan approval.  Staff reminds the applicant that, compliance must be 
demonstrated with the applicable requirements in effect at the time of site plan and, if 
design changes become necessary, these changes must be in substantial conformance 
with the CDP/FDP (if not, an  amendment to the rezoning or FDP may be required).  It 
would be beneficial to the applicant to have resolved these issues during the rezoning 
application. 
 
While overall, staff finds that the applicant has met the general goals of the 
Comprehensive Plan, staff remains concerned that the applicant has elected not to use 
techniques that could have increased the applications’ overall retention and has lost 
opportunities to improve the stormwater management in the area as recommended by the 
Comprehensive Plan. 
 
 “Green” Buildings 

 
The Comprehensive Plan recommends that zoning proposals for residential development 
in the Tysons Corner Urban Center area provide green building commitments sufficient to 
attain, at a minimum, the United States Green Building Council’s (USGBC) Leadership in 
Energy and Environmental Design (LEED) certification or its equivalent.  The applicant has 
committed to pursue at least LEED certification for residential buildings and to pursue at 
least LEED Silver certification for non-residential buildings.  The applicant has provided a 
set of green building commitments which are largely in conformance with Plan guidance 
for compliance with these standards.   
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Energy/Resource Conservation   

 
The Comprehensive Plan anticipates that zoning applications in Tysons Corner will include 
commitments to design elements and practices that will reduce the use of energy and 
water resources.  The proposed proffers for both applications include the following 
commitments:   
 

 To construct new each parking garage for Buildings A, B, or C with at least two 
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 master electric, gas, and water usage data, to the extent that such 
exists, to the County for each building and the entire property.   

 
Staff has requested that the applicant provide more information with regard to these 
facilities and provide electrical vehicle charging stations in the existing buildings and staff 
encourages the applicant to continue to investigate additional energy conservation ideas. 
Staff does find 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 close 
proximity to Leesburg Pike and the Silver Line rail right-of-way.  As such, staff requested 
that the applicant provide a noise study that measured the current and future noise levels 
impacting the site. 
 
The applicant has provided a noise study that was prepared for the entire site and noted 
that, for Building C, current and future traffic volumes projected to 2030 and Metro impacts 
generated noise levels will be as high as 69.4 decibels.  The applicant has proffered that 
noise studies will be conducted prior to FDP approval for Buildings A, B, or C and that if a 
specific building will be affected by noise levels which require mitigation, a refined noise 
study will be provided at site plan addressing indoor noise levels and proposing noise 
attenuation to reduce noise levels to the levels described above. These studies and 
attenuation measures are subject to the review and approval of the Department of 
Planning and Zoning (DPZ) at the time of site or building plan submission.  Staff finds this 
approach generally acceptable to mitigate the noise impacts on the proposed 
development. 
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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 the urban parkland standard to the proposed development and assuming an average 
household size of 1.75, there is a need for about 1.88 acres of publicly accessible urban 
parkland onsite to serve the proposed development.   
 
The tabulation of required urban park area reflected on Sheet L-1.1 indicates the provision of 
1.62 acres of park space on site.  Additionally, funds have been proffered towards the 
purchase of an additional 0.5 acres for the purpose of establishing an athletic field to serve 
Tysons.  Therefore, combined, the application proposes 2.09 acres of publicly accessible park 
space, meeting the quantitative goal of the Comprehensive Plan. 
 
More important than the total area of park space is the quality of the public park spaces.  The 
applicant has been very responsive to staff concerns through the review process regarding the 
quality of the park spaces.  Adjustments were made that greatly improved the quality of the 
spaces provided.  The final design proposes a variety of spaces and a range of activation to 
serve the community which are visually connected.   
 



RZ/FDP 2011-HM-032 Page 43 

 

 
 

 
Figure 17 Overall park and landscaping plan 

 
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.” 
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The Plan suggests that “creative approaches can be used to ensure provision of 
recreational facilities, especially athletic fields that meet service level 
standards…[which] may include 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, the proposed development generates a need 
for approximately one-quarter of an athletic field.  The applicant has proffered to 
provide a cash contribution that can be used to purchase land and develop one quarter 
of an athletic field to serve Tysons. This contribution satisfies the athletic field 
requirement for this development. 

 
 
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 standards found in the Parks and Recreation element 
(Appendix 2, Part B) of the Policy Plan, other publicly accessible recreational facilities 
needed for this project area include 1.35 sport courts such as tennis, basketball, or a 
playground.  
 
The proposed development plan reflects a half basketball court, a playground, and a bocce 
court to satisfy the active recreation requirement. Park Authority staff, however, expressed 
concern about the potential loss of Park Space A due to future ramp construction, since 
this park provides the primary location for active recreation on site.  To supplement the 
need for active recreation options, the applicant has committed to pursue obtaining three 
off-site trail easements across three private properties within the Old Courthouse Spring 
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Branch Stream Valley.  This would not only benefit the future residents and workforce of 
the Tysons West development but the broader community as well. Staff thus finds that the 
proposed on-site active recreation features and off-site trail commitment satisfy the need 
for on-site recreational facilities.   
 

 
Figure 18 Recreational Amenities 

 
 
Fairfax County Public Schools 

 
The proposed development would be served by the Westbriar Elementary, Kilmer Middle 
and Marshall High Schools.  Longfellow Middle and McLean High Schools are projected to 
be over capacity in 2017.  The total number of students generated by applications together 
is projected to be as follows:  
 

 Total 

Elementary 25-39 

Middle 8-13 

High 14-21 

Total 47-23 

 
For both applications, 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 between 
$440,766 to $684,594.  The applicant has elected to escalate this contribution based on 
the standard Consumer Price Index (CPI) escalation. 
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Sanitary Sewer  

 
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.   
 
   
Fire and Rescue  

 
The subject property is serviced by the Fairfax County Fire and Rescue Department 
Station #429, Tysons Corner.  The requested rezoning currently meets fire protection 
guidelines, as determined by the Fire and Rescue Department.   
 
The CDP and FDPs have been reviewed by the Fire Marshal and design review continues.  
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), in substantial conformance with the intent of the CDP, FDP and these proffers.   
 
Fairfax Water  

 
The subject property is served by Fairfax Water.  Fairfax Water can adequately serve this 
site and would be expected to do so in the future and DPZ staff has confirmed with the 
Water Authority that no new transmission mains are required in this area at this time.   
 
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.    

 
 

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 
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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 will contain a mix of residential, office, hotel and other 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 CDP; (2) the use meeting all of the use restrictions found in the Zoning Ordinance; and 
(3) the use being shown on an approved FDP.  
 
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 staff’s opinion, as expressed in this analysis, that the applications meet 
these standards.   
 
Standards for all Planned Developments (Sect. 16-100) 

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

 
Overlay District Requirements 
 
Sign Control Overlay District (SC) (Sect. 7-500) 
 
The Sign Control Overlay District restricts freestanding signs in the intensely developed 
commercial and industrial areas of the County where there is an increased need to reduce 
visual clutter, sight distance obstructions and interference with traffic control signals and 
mechanisms.  For the Wal-mart/24-Hour Fitness, signage is governed by Special 
Exception 2012-HM-036 already approved and the applicant has agreed to file a CSP on 
the site.   As such, this application meets the requirements of the sign control overlay 
district. 
 
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 FDP and are subject to the 
PTC District Use Limitations (as discussed above).  The applicant has shown locations for 
possible pop-up retail at the corner of Westwood Center and Leesburg Pike and staff has 
found that these types of service/retail meet the requirements of the HC overlay district.   
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Waivers and Modifications Requested  (for rezoning application unless otherwise noted) 
 

 Waiver to allow the use of underground stormwater management and best 
management practices in a residential development. 
 

As discussed in the stormwater analysis, staff is supportive of underground stormwater 
management in the higher density developments expected in Tysons Corner.  Waiver 
request 6279-WSWD-001-1 (found in Appendix 10) 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. 

 

 Waiver/Modification of the Zoning Ordinance to allow for a parapet wall, cornice or 
similar projection to exceed the height limit established by more than three (3) feet, 
as may be indicated on the FDP to screen mechanical equipment. 

 
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 proffered that 
such elements would be shown on an FDP.  With this proffer, staff can support this waiver. 
 

 Waiver of maximum fence height from seven to fourteen feet around accessory 
uses/structures located within the rear yard for areas associated with sports courts 
and urban plazas as identified on the FDP. 

 
If active recreational uses are provided on roofs or adjacent to roads, they may require 
fencing, screening or barriers exceeding 7 feet.  Staff can support this waiver if the 
requested fences are shown on the FDP. 
 

 Modification of requirement of a minimum distance of forty feet for loading space in 
proximity to drive aisles, to that as demonstrated on a CDP or FDP. 

 
The applicant has requested this waiver for existing and proposed loading entrances within 
the application area.   The existing entrances may be modified as part of the overall 
roadway/streetscape improvement proposals.  Within residential and/or commercial 
buildings, the proposed loading entrances are or can be combined with parking entrances 
in keeping with the Tysons Street Standards and Tysons Corner Urban Design Guidelines.  
Were the applicant to proffer that any such features would be shown on an approved FDP, 
staff could support this waiver request. 
 

 Waiver of Sect. 11-302 of the Zoning Ordinance to allow a private street to exceed 
600 feet in length as shown on the CDP. 
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This waiver is requested for the private section of Cornerside Boulevard. Staff’s desire is 
that all the streets needed to convey traffic district-wide (as identified in the 
Comprehensive Plan and subsequent analyses).  The applicant has proposed to provide 
the connective streets as public; however, the private portion of Cornerside Boulevard will 
serve only Residential Building C and the Sheraton hotel and sits above an underground 
parking structure.  Given the foregoing, staff supports this waiver. 
 

 Modification of Sect. 7-800 of the PFM to allow the use of tandem parking spaces 
and valet services to be counted as required parking (as permitted by the PTC 
District regulations). 

 
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 non-residential uses when valet parking is provided.  The 
applicant has proffered that “tandem parking spaces may be used for residential units with 
two spaces and in office and hotel buildings where spaces are assigned by building 
management.”  With this proffer, staff supports this modification. 
 

 Modification of Zoning Ordinance requiring a final development plan as prerequisite 
to a site plan for public improvements plans associated with public roadway, 
infrastructure or park spaces. 

 
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 FDP requirement for certain public facilities (such as 
roads and parks,) when sufficient details are shown on the CDP to allow a site plan or 
public improvement plan to be evaluated.  Staff supports this requested waiver. 
 

 Waiver of the Zoning Ordinance to provide any additional interparcel connections to 
adjacent parcels beyond that shown on the plans 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 streets 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 this development to the surrounding properties as they redevelop. 
Therefore, staff believes that a waiver of additional interparcel connections is appropriate 
in this instance. 
 

 Modification of all trails and bike trails in favor of the streetscape and on-road bike 
lane system shown on the plans. 
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On-street bike lanes are provided throughout this development and sidewalks are provided 
along all streets as part of the streetscape in keeping with the urban recommendations of 
the Comprehensive Plan.  Therefore, staff can support the requested modification. 
 

 Waiver of the service drive along Leesburg Pike 
 
The Comprehensive Plan design of Leesburg Pike designates it as a Boulevardwithout a 
service drive.  Therefore, staff can support this waiver request. 
 

 Waiver to allow establishment of parking control, signs and parking meters along 
private streets within the development. 

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

 Waiver of the Zoning Ordinance requiring any further dedication and construction for 
widening of existing roads to address Comprehensive Plan requirements beyond that 
which is indicated in the lans and proffers 

The street grid and design has been extensively negotiated over the course of this 
application and staff notes that the applicant has provided the requested street grid and 
future ramp to the DAAR.  As such, staff can support this waiver. 

 

Landscaping/Tree Canopy Waivers 
 
The applicant has requested  the following waivers: 
 

 Modification of PFM minimum planter opening area for trees used to satisfy the tree 
cover requirement in favor of that shown on the plans. 

 Modification to allow trees located above any proposed percolation trench or 
bioretention areas to count towards county tree cover requirements as depicted on 
the CDP and FDP. 

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

 Modification of the Zoning Ordinance and PFM for required tree preservation target 
and ten percent canopy to be calculated as shown on the overall CDP area. 

 
The minimum planting area opening requirements contained within the PFM are intended 
to enhance the survivability of street trees in the application.  The applicant has utilized 
planting details in conformance with the Tysons Urban Design Guidelines, including the 
use of structural soils and adequate soil volumes.  These guidelines account for smaller 
planter openings to allow for additional pedestrian accommodations.   
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The application provides details and specifications, with proffers, on how trees planted in 
percolation trenches and bioretention areas will be planted, maintained and replaced.   
 
As noted earlier, off-site (such as 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.  Were these street trees and trees in 
easements counted per the PFM, the 10-year canopy would be met.  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, the tree canopy requirements could be met when viewing the application as a 
whole. 
 
Given the proceeding proffer commitments and plan specifications, staff supports this 
group of landscaping waivers/modifications. 
 
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. 
 
 
CONCLUSIONS AND RECOMMENDATIONS 
 

Staff Conclusions 
 

The Tysons West 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 such a way 
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 a site layout which takes existing 
structures and brings them into an urban form. The proposed grid of streets 
accommodates both on-site needs and serves the greater Tysons area by providing 
additional links in the transportation network as well as creating a convenient pedestrian 
realm.  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 provides a cohesive strategy for public park amenities that will enhance the 
neighborhoods’ character.  Finally, the applicant has satisfied the athletic field and public 
facility recommendation of the Comprehensive Plan.  
 
While, on the whole, these applications conform to the recommendations of the 
Comprehensive Plan and good design principles, there are a few areas that remain 
outstanding or present opportunities for improvement.   
 



RZ/FDP 2011-HM-032 Page 52 

 

 
 

 LOS Waiver.  This waiver has not yet been approved.  The Virginia Department of 
Transportation (VDOT) and the applicant continue to negotiate how to best mitigate 
the impacts of the development on the LOS at Westwood Center Drive and 
Leesburg Pike. 
 

 Stormwater Management.  Staff continues to recommend that the applicant treat 
offsite areas, provide temporary facilities in the surface parking lot either at this time 
or when it is converted to temporary retail/festival/park use, and provide facilities 
sooner at the Sheraton site. 
 

 Outdoor Dining.  The applicant continues to request private outdoor dining in the 
landscape amenity panel along Cornerside Boulevard.  Staff does not support this 
use in this area and recommends the implementation of a draft development 
condition prohibiting it. 
 

 Surface Parking Lot.  While staff would prefer that the applicant discontinue use of 
this surface parking lot upon completion of Building C, the applicant has agreed that 
the temporary surface parking lot shall have a limited lifespan of three years after 
the issuance of the 150th RUP for Building C. 
 

  
Outstanding issues notwithstanding, staff believes that these applications describe a 
complete neighborhood and a workable example of transit oriented development.  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 2 of this Staff Report.   
 

 
Recommendations 

 
Staff recommends approval of RZ 2011-HM-032 subject to the execution of proffers 
consistent with those contained in Appendix 1. 
 
Staff recommends approval of FDP 2011-HM-032, subject to the development conditions 
contained in Appendix 2 and the Board’s approval of RZ 2011-HM-032.   
 
Staff recommends approval of the following modifications and waivers for RZ 2011-HM-
032: 
 

 Waiver to allow the use of underground stormwater management and best 
management practices in a residential development (6279-WSWD-001-1) subject to 
the Conditions dated May 28, 2013, contained in Attachment A of Appendix 10 of 
the staff report. 
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 Waiver/Modification of the Zoning Ordinance to allow for a parapet wall, cornice or 
similar projection to exceed  the height limit established by more than three (3) feet 
as may be indicated on the FDP to screen mechanical equipment. 

 

 Waiver of maximum fence height  from seven to fourteen feet around accessory 
uses/structures located within the rear yard for areas associated with sports courts 
and urban plazas as identified on the FDP. 

 

 Modification of requirement of a minimum distance of forty feet for loading space in 
proximity to drive aisles, to that shown on a CDP or FDP. 

 

 Waiver of Sect. 11-302 of the Zoning Ordinance to allow a private street to exceed 
600 feet in length as shown on the CDP. 

 

 Modification of Sect. 7-800 of the PFM to allow the use of tandem parking spaces 
and valet services to be counted as required parking (as permitted by the PTC 
District regulations). 

 

 Modification of Zoning Ordinance requiring a final development plan as prerequisite 
to a site plan for public improvements plans associated with public roadway, 
infrastructure or park spaces. 

 

 Waiver of the Zoning Ordinance to provide any additional interparcel connections to 
adjacent parcels beyond that shown on the Plans and as proffered. 

 

 Modification of all trails and bike trails in favor of the streetscape and on-road bike 
lane system shown on the plans. 

 

 Waiver of the service drive along Leesburg Pike. 
 

 Waiver to allow establishment of parking control, signs and parking meters along 
private streets within the development. 
 

 Waiver of the Zoning Ordinance requiring any further dedication and construction for 
widening of existing roads to address Comprehensive Plan requirements beyond that 
which is indicated in the Plans and proffers. 

 

 Modification of PFM minimum planter opening area for trees used to satisfy the tree 
cover requirement in favor of that shown on the CDP and FDP. 
 

 Modification to allow trees located above any proposed percolation trench or 
bioretention areas to count towards county tree cover requirements as depicted on 
the CDP and FDP. 
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 Modification of the 10 year tree canopy requirements in favor of that shown on the 
Plans and as proffered. 
 

 Modification of the Zoning Ordinance and PFM for required tree preservation target 
and ten percent canopy to be calculated as shown on the overall CDP area. 
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DRAFT 

PROFFERS 

 

Tysons West Residential, L.L.C. 

JBG/Tysons Hotel, L.L.C. 

 

RZ 2011-HM-032 

 

July 11, 2013 

 

 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 

owners and Applicants, for themselves and their successors and/or assigns (hereinafter 

collectively referred to as the “Applicants”), hereby proffer that the development of the parcels 

under consideration and shown on the Fairfax County tax maps as 29-1 ((1)) 10D and 29-3 ((20)) 

C2 and C3 (collectively, the “Property”) shall be in accordance with the following conditions if, 

and only if, Rezoning application 2011-HM-032 (this “Rezoning”) is granted.    

 

GENERAL 

1. Conceptual Development Plan.  The Property shall be developed in substantial 

conformance with the certain elements of Promenade at Tysons West Conceptual 

Development Plan (“CDP”) dated June 30, 2011 and revised through  June 12, 2013, 

prepared by VIKA Incorporated, Hord Coplan Macht Incorporated, MV+A Architects 

and LandDesign, Inc.  

2. Proffered CDP Elements.  It shall be understood that 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, general mix of uses, minimum and maximum gross floor area ("GFA"), 

minimum and maximum building heights, build-to-lines, amount and general location 

and character of urban park land, and general quality and character of the streetscape. The 

Applicants have the option to request a Final Development Plan (FDP) for elements other 

than the CDP elements for all or a portion of the CDP in accordance with the provisions 

set forth in Section 16-402 of the Zoning Ordinance. 

3. Minor Modifications.  Minor modifications to the proffered elements of the CDP may be 

permitted when necessitated by sound engineering or that may become necessary as part 

of FDP approval or final site design or engineering, pursuant to Section 16-403(4) of the 

Ordinance.  The Applicants shall have the flexibility to modify the layout shown on the 

CDP without requiring approval of an amended CDP provided such changes are in 

substantial conformance with the CDP as determined by the Zoning Administrator.  

Building envelopes and the number of units, rooms, floors and square footage within and 

among buildings may be adjusted as set forth on the CDP and in these proffers, as long as 

(i.) the building setbacks from the property lines as shown on the CDP are maintained; 

(ii.) the minimum and maximum number of residential units and the minimum and 

maximum building heights comply with those shown on the CDP; and (iii.) the 

redevelopment otherwise is in substantial conformance with the CDP and the proffers. 
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4. Declarations/Owners Associations.  The Applicants shall cause the recordation of an 

umbrella owners association (“UOA”) or the equivalent in the form of one or more 

reciprocal easement and/or joint maintenance and/or joint development agreements, and 

other governance documents as necessary (collectively referred to as “UOA or 

equivalent”), to provide for various proffer and maintenance obligations, including but 

not limited to, implementation, administration and funding of the TDM program, 

maintenance of the private streets and sidewalks, streetscapes and furnishings therein, 

publicly accessible park areas and any private utility systems. Such governance 

documents shall be submitted to the Office of the County Attorney to ensure they provide 

for the various proffers and maintenance obligations not otherwise covered by separate 

agreement with Fairfax County (the “County”) and/or the Virginia Department of 

Transportation (“VDOT”). Said UOA or equivalent may be expanded to include other 

nearby properties. 

PROPOSED DEVELOPMENT 

5. Proposed Development.  The maximum gross square footage permitted on the Property is 

1,792,961, including approximately 182,141 gross square feet of retail and office uses in 

Existing Building D and approximately 430,820 gross square feet of hotel use in Existing 

Building E which are proposed to remain (the “Proposed Development”).  The Proposed 

Development may include all permitted uses in the Planned Tysons Corner Urban 

(“PTC”) District, subject to limitations in the development tabulations on Sheet C-2A of 

the CDP and these Proffers.  

The Retail Use category provided in the development tabulations may include any non-

residential use permitted in the PTC District other than office and hotel uses, subject to 

the use limitations contained in Paragraph 14 of Section 6-505 of the Zoning Ordinance.  

First floor Retail Uses will be incorporated to activate the streetscape as generally shown 

on the CDP.  It is anticipated that: i) 75% of Buildings A and B's frontages along 

Westwood Center Drive and Cornerside Boulevard, excluding all building lobbies and 

building egress, fire access and other building utility space necessary for code 

compliance will include first floor Retail Uses; ii) 75% of Buildings C's frontages along 

Cornerside Boulevard south of Ashgrove Lane, including the facades of Building C 

fronting on to Park Space E,  and along Future Street, excluding all building lobbies and 

building egress, fire access and other building utility space necessary for code 

compliance will include first floor Retail Uses; and iii)  75% of Buildings D's frontage 

along Cornerside Boulevard, excluding all building lobbies and building egress, fire 

access and other building utility space necessary for code compliance will include first 

floor Retail Uses.  Such Retail Uses may include, but not be limited to, ATMs, business 

service and supply service establishments, quick service food stores, fast food restaurants, 

community uses, health clubs and similar commercial recreation uses, personal service 

establishments, retail sales establishments, financial institutions, eating establishments, 

educational and tutoring facilities, professional services, legal services, medical and 

dental offices, public and civic uses and other similar uses. The general extent and 

location of all Retail Uses shall be provided with the submission of each FDP, and shall 

be subject to review and approval. 
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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 CDPA if layout is in substantial conformance with the CDP as 

determined by the Zoning Administrator. 

 

6. Interim Structures and Uses.  In order to provide activity on the Property and avoid 

portions of the Property being vacant for an extended period of time, new interim 

structures may be constructed and interim uses permitted in the area of future Buildings 

A, B and C.  Such interim buildings shall require approval of an FDP or special permit as 

may be applicable but shall be deemed in conformance with the CDP subject to the 

following conditions:   

 Any use permitted in the PTC District may also be permitted as an interim use, A.

with the exception of residential, hotel uses and drive-through uses, subject to the 

use limitations of Section 6-505 as may be waived or modified.   

 New interim structures shall not be located in the areas reserved for Cornerside B.

Boulevard and Future Street.  

 New interim structures shall provide improvements to pedestrian connectivity and C.

interim streetscaping in accordance with Proffer 25.  

 Commercial off-street parking may be provided on an interim basis in a surface D.

lot on the block where Buildings A and B will ultimately be developed (the “A/B 

Block”), specifically as shown on approved site plan 6279-SP-004, prior to the 

development of Buildings A and /or B with approval of an FDP. This parking 

may include tandem and valet parking.  Interim improvements, including interior 

and peripheral parking lot landscaping, streetscaping, Tysons standard light 

fixtures, and interim sidewalks as described in Proffer 25A shall be provided with 

the interim lot.  This parking shall be in addition to the permitted parking for the 

proposed uses on the Property and shall be permitted to remain for a maximum 

period of three (3) years following issuance of the 150
th

 RUP for Building C. The 

Applicants shall provide written notification to FCDOT and DPZ when the 150
th

 

RUP for Building C has been issued, so there is a clear indication when the three 

(3) year period begins.   

Following cessation of the commercial off-street parking, or alternatively in place 

of the commercial off-street parking, and prior to the construction of Buildings A 

and B, the A/B Block may: 1) be developed with temporary retail use 

establishments, either in temporary buildings or pop-up venues such as 

storage/shipping containers, and associated parking; 2) be utilized for interim park 

space; 3) be utilized for interim place-making uses and associated parking, and/or 

4) be utilized for festivals, fairs and similar uses as set forth in Proffer 7 and 

associated parking.  

 It is demonstrated how the new interim structures and uses meet the requirements E.

of Paragraph 8 of Section 6-505 of the Zoning Ordinance. 
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The development of new interim structures shall not require compliance with the other 

proffered commitments set forth in these Proffers unless otherwise determined at the time 

of FDP approval for the interim use. 

 

7. Festivals, Fairs or Similar Activities. The Applicants, or their designee, shall be permitted 

to operate festivals, fairs or similar activities, including, but not limited to, farmers' 

markets and food vendors, on the Property, either in the interim surface parking lot 

identified in Proffer 6D or within publicly-accessible privately owned open space shown 

on the CDP, including portions of the private streets, such as Future Street. The 

Applicants 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.  In addition, the Applicants reserve the right to periodically close portions of the 

private transportation network, including Future Street for said activities.   

8. Final Development Plans.  FDPs approved for individual building sites on the Property 

shall establish the range of GFA, range in the number of dwelling units and mix of uses 

for each building within the limits established by these Proffers and the CDP. The 

specific GFA and number of dwelling units for each building shall be established at final 

site plan.  If the maximum GFA or maximum number of dwelling units approved with the 

FDP is less than the maximums shown on the CDP, the excess GFA or dwelling units 

may be utilized in another building or building(s) within the Property, provided the 

excess GFA or dwelling units can be accommodated within the maximum building height 

for the building utilizing the excess GFA or dwelling units as shown on the CDP, the 

minimum building height for the building providing the excess GFA or dwelling units as 

shown on the CDP is maintained, and subject to approval of the applicable FDP(s) or 

FDPA(s) for the building(s) providing and utilizing the excess GFA or dwelling units.  

In addition, the following information shall be provided on each FDP. 

 

 Tabulations.  A tabulation indicating the development status of all property A.

subject to RZ 2011-HM-032 shall be provided with each FDP and site plan 

submitted for the Property. The tabulation shall include a listing of all existing 

and proposed buildings, along with the GFA and uses approved on the CDP, FDP 

and site plan as may be applicable. The tabulation shall identify the reassignment 

of any excess GFA (as compared with what was originally shown on the CDP) 

and shall be updated with each subsequent FDP and site plan approved for the 

Property.  

 Tree Canopy Calculations. A tabulation indicating the tree canopy calculations of B.

all property subject to RZ 2011-HM-032 shall be provided with each FDP and site 

plan submitted for the Property and shall be updated with each subsequent FDPA 

and site plan approved for the Property. 

 TDM Supplement.  A copy of the previous TDM Annual Report, if available, to C.

determine progress toward attaining TDM goals and any planned modifications to 

the TDM program and a comparison of the trip generation based on ITE's 8
th
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Edition, Trip Generation, associated with the FDP, FDPA or site plan uses for the 

building site compared to those uses reflected for that building site in the 

Transportation Impact Analysis prepared by Wells & Associates ("TIA"). 

 Sight Distance.  Vehicular sight distance lines at all intersections within, and D.

adjacent to, the FDP area overlaid on the Landscape Plan as provided in Proffer 

22. 

 Utilities.  Approximate location of existing and proposed utilities to serve the area E.

of the FDP including the location of the any utility vaults and maintenance points 

to stormwater management facilities overlaid on the Landscape Plan. 

 Proposed Uses.  A list of proposed uses and demonstration of how such uses meet F.

the applicable "Use Limitations" of Section 6-505 of the Ordinance. 

 Architectural Elements.  Specific information on architectural elements and G.

building heights as provided in Proffers 11 and 15. 

 Build-to-Lines.  Refinement of the build-to-lines based on proposed uses, location H.

of possible outdoor dining areas, and identification of awnings and canopies that 

extend beyond the building zone, as provided in Proffer 12.  

 Streetscape.  A graphic depiction of, and any adjustments to, the activated I.

streetscape elements as provided in Proffer 13 and refinement of, and adjustments 

to, streetscape elements as provided in Proffer 24. 

 Garage Treatments.  Proposed parking garage façade treatments as provided in J.

Proffers 11 and 14. 

 Loading /Trash/Service Area Treatment. Proposed loading/trash/service area K.

treatments as provided in Proffer 13. 

 Landscaping.  Detailed landscape plans as provided in Proffer 23. L.

 Streetscape Furnishings.  Submission of a "Streetscape Furnishing and Materials M.

Plan" as provided in Proffer 24. 

 Interim Conditions. Identification of specific proposed interim conditions within N.

the FDP area and outside the FDP area as provided in Proffer 25. 

 Phasing.  Identification of specific proposed phased improvements in accordance O.

with Proffer 9 and those generally set forth on the phasing-related exhibits 

provided on Sheets A207 of the CDP (the "Phasing Sheet"). 

 Parking Spaces.  Refinement of the number of parking spaces as provided in P.

Proffer 41; 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 
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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 Property the maximum parking rates are not exceeded as provided 

in Proffer 42. 

 Parks and Recreation. Specific park details, site amenities and substitute Q.

recreation facilities as provided in Proffer 53. 

 Residential Amenities. Specific facilities and amenities to be provided for each R.

residential building.  

 Stormwater Management. Identification of specific stormwater management S.

facilities and access points to underground vaults as provided in Proffers 24 and 

60. 

9. Development Phasing.  The Proposed Development includes five (5) buildings, which are 

identified on the CDP as Buildings A through E.  Buildings D and E are existing.  

Development of Buildings A, B, and C, as well as interim uses proposed in the A/B 

block,  may proceed in any order provided that each such building provides the phasing 

conditions depicted on the Phasing Sheet and that all proffers that apply to such building 

are addressed with the redevelopment of that building.  Where a proffer establishes an 

obligation that applies to a building, reference to "Applicant" in such proffer shall mean 

the party undertaking the development of such building. 

The Applicants shall construct the grid of streets and provide pedestrian and streetscape 

improvements, public parks, private amenities and public facilities on the Property in 

conjunction with the development of each new building in accordance with the Phasing 

Sheet and as further described in these Proffers. In addition, interim improvements as 

outlined in Proffer 25 and as may be determined at time of FDP approval shall be 

provided commensurate with the construction of each building. Minor adjustments to the 

phasing may be approved with FDP approvals without the requirement for a PCA or 

CDPA, provided the adjustments do not materially adversely affect the other phases.  

 

For purposes of these Proffers “construct” shall mean that: i) a committed road 

improvement is substantially complete and is available for use by the public for travel 

whether or not the improvement has been accepted for maintenance by the state, and ii) 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 

Fairfax County or the Fairfax County Park Authority ("FCPA"). 

 

10. 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 Department of Planning and Zoning 

("DPZ") and are in substantial conformance with the CDP, FDPs and these Proffers.  
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ARCHITECTURAL AND URBAN DESIGN 

11. Architectural Design.  The architectural treatment of all new buildings within the 

Proposed Development shall create a sense of identity and place, and shall create human 

scale through the use of unifying elements such as materials, textures, color, window 

treatments, decorative details, lighting, and landscaping as illustrated in the CDP.  New 

buildings shall be designed with high quality architecture and building materials that are 

typically used on the exterior of Class A office buildings and residential, retail and hotel 

buildings of a similar quality.  Architectural details, including locations where access 

points to individual residential units address the streetscape, shall be provided with the 

submission of an FDP and finalized at site plan. 

12. Build-to-Lines.  Build-to-lines (“BTL”) have been 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 and/or site plan.  Awnings and other architectural canopies attached to the buildings 

shall not extend beyond the building zone, except as may be shown on an approved FDP.  

At the time of FDP or site plan, the Applicants shall identify possible locations along the 

street level, outside of the pedestrian sidewalk as described in Proffer 24, for areas for 

outdoor dining. 

13. Activated Streetscapes and Ground Floor Elements.  Activated streetscapes shall be 

provided through careful design of streetscapes and exterior facades of ground floor areas 

adjacent to streets. as illustrated in the CDP Buildings A, B, and the facades of Building 

C fronting Cornerside Boulevard, Ashgrove Lane and Future Street, but not the parking 

structures and entrances associated with said buildings, shall generally be designed and 

constructed with ground floors having a minimum floor to floor height of 16 feet to 

accommodate retail uses designed to activate the streetscape.  In addition, the Applicants 

shall provide for a hierarchy of activated streetscapes as delineated on Sheet L-1.3 of the 

CDP and described below.  The specific activation elements to be utilized for each 

building shall be graphically depicted on the FDP (and as generally depicted on the CDP) 

for each building site.  

 Primary Pedestrian Corridors. These areas are designed to accommodate major A.

pedestrian activity, providing access to the Metro Station and accommodating 

access to, and encouraging interaction with, a variety of uses on the Property.  

Primary Pedestrian Corridors and the facades of Building C fronting on to Park 

Space E shall generally incorporate the following elements, which may be 

adjusted with approval of an FDP: 

 The ground floors of buildings shall incorporate active uses along (i)

approximately 75% of the street frontage, with functioning entry doors 

into such applicable uses provided with a maximum separation of 75 feet 

or less, unless a greater separation is needed to accommodate larger tenant 
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spaces or as may be permitted by the Zoning Administrator. .A minimum 

60% of the area of the street front ground floor facades of such buildings 

shall be constructed with glazed windows and doors or other transparent, 

translucent materials.  

 In residential buildings that do not incorporate non-residential uses on part (ii)

or all of the ground floors, the building design of the primary facades shall 

incorporate, to the degree feasible, recreational and amenity spaces on the 

ground floor with a minimum of 35% of the ground floor façade below the 

ceiling, constructed with windows and/or doors or other transparent 

materials or semi-transparent materials, and/or incorporate entries in to 

individual dwelling units from the street level. 

 Parking structures along the ground floor facades of buildings shall be (iii)

minimized, but where they occur, the general façade detailing of the 

building above shall be continued to the ground plane or display windows 

provided. 

 Loading/trash/service areas along shall be minimized.  Where such (iv)

loading/trash/service areas do occur along Primary Pedestrian Corridors, 

they shall be screened from public view through the use of roll down 

doors or similar treatment.  

 Secondary Pedestrian Corridors. These areas are designed to accommodate B.

moderate pedestrian activity, accommodating access to a variety of uses on the 

Property. Secondary Pedestrian Corridors shall generally incorporate the 

following elements, which may be adjusted with approval of an FDP: 

 Where the ground floors of buildings (not including the associated parking (i)

garages which are addressed in Proffer 14) incorporate non-residential 

uses, functioning entry doors into such applicable uses shall be provided 

with a maximum separation of 75 feet, or greater if shown on an approved 

FDP or as may be permitted by the Zoning Administrator. A minimum of 

fifty percent (50%) of the area of the street front ground floor façades of 

such buildings shall be constructed with glazed windows and doors or 

other transparent, translucent materials. 

 In residential buildings that do not incorporate non-residential uses on part (ii)

or all of the ground floors, the building design of the primary facades shall 

incorporate, to the degree feasible, recreational and amenity spaces on the 

ground floor with a minimum of 35% of the ground floor façade below the 

ceiling, constructed with windows and/or doors or other transparent 

materials or semi-transparent materials, and/or incorporate entries in to 

individual dwelling units from the street level. Residential units that have 

direct access to the streetscape from an individual unit shall utilize design 

features to provide interior privacy (such as having a ground floor 

elevation that is above the sidewalk grade).  
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 Parking structures along the ground floor facades shall have screening (iii)

composed of architectural systems designed to mitigate views into the 

parking structure from street level, or the general façade detailing of the 

building above may be continued to the ground plane.  

 Loading/trash/service areas shall be screened from public view to the (iv)

extent feasible through the use of roll down doors, architectural 

treatments, other such similar treatment or by locating these areas at a 

distance away from the streetscape area. 

 Tertiary Pedestrian Corridors. These areas are designed to accommodate modest C.

pedestrian activity making connections to less intense areas.  Tertiary Pedestrian 

Corridors, not located along private alleys, shall incorporate the following 

elements:  

 Where the ground floors of buildings (not including the associated parking (i)

garages which are addressed in Proffer 14) incorporate non-residential 

uses, a minimum of twenty percent (25%) of the area of the ground floor 

façades of such buildings shall be constructed with glazed windows and 

doors or other transparent, translucent materials or semi-transparent 

materials. 

 In residential buildings that do not incorporate Non-Residential Uses on (ii)

part or all of the ground floors, efforts shall be made to incorporate, 

recreational and amenity spaces on the ground floor with appropriate 

transparency. 

 Parking structures along the ground floor facades shall have screening (iii)

composed of architectural systems and/or landscaping treatments designed 

to mitigate views into the parking structures from street level, or the 

general façade detailing of the building above may be continued to the 

ground plane.  

 Access to parking garages and loading/trash/service areas are encouraged (iv)

to be located along Tertiary Circulation Corridors. Loading/trash/service 

areas shall be screened from public view to the extent possible, through 

the use of roll down doors, recessed entryways and/or similar treatment 

14. Parking Structure Facades.  New parking structures associated with Buildings A, B and C 

site shall be designed to provide a pleasant and attractive experience along the streetscape 

as illustrated in the CDP. The FDPs for these buildings shall include the specific design 

features for the parking facades, as generally outlined below:  

 Above the street level, screening may include an active layer of occupied space, A.

building façade treatments and detailing to resemble the tower above, or 

architectural systems and/or landscaping designed to minimize views into the 

garage parking spaces from street level shall be applied.  In some cases, retail 

signage and architectural expressions may be extended above the street level to 
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provide a variety of storefront experiences, as may be permitted by the Zoning 

Ordinance.  Architectural materials to treat parking structure facades may include, 

but not be limited to: metal framing systems with inserted panels of wire mesh, 

metal, glass, natural vegetation or other materials; precast concrete or masonry 

elements; glass stair towers and elevators or other systems. 

 Parking garage and loading/trash/service areas along the ground floor facades B.

shall incorporate continuation of the façade detailing of the building above to the 

ground plane, or screening composed of architectural and/or landscaping 

treatments designed to mitigate views into the structures from street levels to the 

extent commercially practicable  

 Where loading/trash/service areas are provided, then loading/trash/services areas C.

shall be screened from public view through the use of roll down doors, recessed 

entryways and/or similar treatment.  

 Parking garage and loading/trash/service entrances may be relocated and/or D.

adjusted with FDP approval, provided such relocation or adjustment does not 

negatively impact the quality of the streetscape or significantly increase the width 

of the loading entrance. 

15. Building Heights.  The minimum and maximum building heights for the proposed 

buildings on the Property are identified on the CDP.  The final height for each building 

and specific steps in building height shall be determined at the time of FDP approval.  

Particular consideration shall be given to including a stepback in the facades of Buildings 

A and B in order to reduce any potential for a tunnel effect along Westwood Center 

Drive. The final heights may be less than the maximum heights shown on the CDP but 

not less than the minimum, provided the building retains a similar urban form to that 

shown on the CDP. 

 

Building heights shall be measured in accordance with the provisions of the Fairfax 

County Ordinance and shall be exclusive of those structures that are excluded from the 

maximum height regulations as set forth in Section 2-506 of the Ordinance, including for 

example, penthouses and other rooftop structures.  Such penthouses and other rooftop 

structures may be constructed as permitted under Section 2-506 of the Ordinance. All 

building penthouses/rooftop structures shall be screened and integrated into the 

architecture of the building. The height and extent of any rooftop penthouse shall be 

provided on the FDP for each building site, as well as any rooftop parapet, wall, or 

fencing in excess of that permitted by the Zoning Ordinance. 

 

16. Telecommunications Equipment.  Telecommunications equipment may be placed on the 

proposed residential and non-residential buildings’ rooftops.  Any such facilities must 

comply with the applicable requirements of the 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 at street level.  Other screening measures may be used such 

as including the facilities as part of the architecture of the buildings, utilizing compatible 

colors, or employing telecommunication screening material and flush mounted antennas. 
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BUILDING PRACTICES 

17. Residential Building Certifications.  

 The Applicants shall include, as part of the building plan submission for any A.

residential building to be constructed on the Property, a list of specific credits 

within the most current version of the U.S. Green Building Council’s Leadership 

in Energy and Environmental Design New Construction (LEED®-NC) rating 

system at the time of the project's registration, or other LEED rating system 

determined to be applicable  by the U.S. Green Building Council (USGBC), or its 

equivalent (as determined jointly by the Applicants and Fairfax County), that the 

Applicants anticipate attaining.   

Except as otherwise provided below in Paragraph E as an alternative, a LEED or 

equivalent-accredited professional (the "LEED-AP") who is also a professional 

engineer or architect shall provide certification statements at the time of building 

plan review confirming that the items on the list will meet at least the minimum 

number of credits necessary to attain LEED-NC certification of the building. 

 

 The Applicants shall designate the Chief of the Environment and Development B.

Review Branch ("EDRB") 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. 

 Prior to the building plan approval for the building to be constructed, the C.

Applicants shall post a “green building escrow” in the form of cash or a letter(s) 

of credit from a financial institution acceptable to DPWES as defined in the 

Public Facilities Manual (PFM), in the amount of $2.00/square foot of GFA, as 

shown on the approved site plan.  This green building escrow shall be in addition 

to and separate from other bond requirements and will be released upon 

demonstration of attainment of LEED-NC certification, by the USGBC, under the 

project's registered version of the LEED-NC rating system or other LEED rating 

system determined, by the USGBC, to be applicable to each building.  The 

provision to EDRB of documentation from the USGBC that each building has 

attained LEED-NC certification will be sufficient to satisfy this commitment. 

 At the time LEED-NC certification is demonstrated to the EDRB, the escrowed D.

funds and/or letter(s) of credit shall be released to the Applicants. 

If the Applicants provide to EDRB, within three (3) years of issuance of the final 

RUP for the building, documentation demonstrating that LEED-NC certification 

for the building has not been attained but that the building has been determined by 

the USGBC to fall within three (3) points of attainment of LEED-NC 

certification, 50% of the green building escrow will be released to the Applicants; 

the other 50% will be released to Fairfax County and will be posted to a fund 
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within the County budget supporting implementation of county environmental 

initiatives.   

 

If the Applicants fail to provide, within three (3) years of issuance of the final 

RUP for the building, documentation to EDRB demonstrating attainment of 

LEED-NC certification or demonstrating that the building has fallen short of 

LEED-NC certification by three (3) points or less, the entirety of the escrow for 

that building will be released to Fairfax County and will be posted to a fund 

within the County budget supporting implementation of County environmental 

initiatives.   

 

If the Applicants provide documentation from the USGBC demonstrating, to the 

satisfaction of EDRB, that USGBC completion of the review of the LEED-NC 

certification application has been delayed through no fault of the Applicants, the 

Applicants' contractors or subcontractors, the proffered time frame may be 

extended as determined appropriate by the Zoning Administrator, and no release 

of escrowed funds shall be made to the Applicants or to the County during the 

extension. 

 

 As an alternative to the actions outlined in the Paragraphs A, C and D above, the E.

Applicants may choose, at its sole discretion, to pursue a certification higher than 

LEED-NC, in which case the LEED-AP 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-NC Silver certification. 

Prior to building plan approval for the building to be constructed, the Applicants 

shall submit documentation, to EDRB, regarding the USGBC’s preliminary 

review of design-oriented credits in the LEED program.  This documentation will 

demonstrate that the building is anticipated to attain a sufficient number of 

design-related credits that, along with the anticipated construction-related credits, 

will be sufficient to attain LEED-NC Silver certification. Under this alternative, 

the Applicants are not required to provide a “green building escrow” unless the 

Applicants fail to provide the above referenced documentation that the building is 

anticipated to attain LEED-NC Silver certification. 

 

Prior to final bond release of each building, the Applicants shall submit 

documentation to EDRB, confirming the status of LEED certification. 

 

 As an alternative to the actions outlined in the Paragraphs A, C, D and E above F.

the Applicants may select, subject to EDRB approval, an alternate residential 

rating system such as Earth Craft, Energy Star Qualified Homes for Multifamily 

High Rise, or the 2012 National Green Building Standard (NGBS) using the 

ENERGY STAR® Qualified Homes path for energy performance that may be 

implemented without an escrow.  If one of the alternate residential rating systems 

listed herein is selected, the Applicants shall demonstrate attainment of the 

selected certification from a rater recognized through the selected program prior 
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to the issuance of the final RUP for the Building Site.  In the event certification is 

dependent on the post occupancy operation of the building, the Applicants shall 

demonstrate attainment of the selected certification prior to final bond release 

18. Non-Residential Building Certifications.  

 The Applicants shall include, as part of the building plan submission for any new A.

non-residential building to be constructed on the Property, a list of specific credits 

within the most current version of the U.S. Green Building Council’s Leadership 

in Energy and Environmental Design Core and Shell (LEED
®
-CS) rating system 

at the time of the project's registration, or other LEED rating system determined 

to be applicable  by the U.S. Green Building Council (USGBC), or its equivalent 

(as determined jointly by the Applicants and Fairfax County), that the Applicants 

anticipate attaining.   

Except as otherwise provided below in Paragraph E as an alternative, a LEED or 

equivalent-accredited professional (the "LEED-AP") who is also a professional 

engineer or architect shall provide certification statements at the time of building 

plan review confirming that the items on the list will meet at least the minimum 

number of credits necessary to attain LEED-CS Silver certification of the 

building.  

 

 The Applicants shall designate the Chief of EDRB as a team member in the B.

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. 

 Prior to the building plan approval for the building to be constructed, the C.

Applicants shall post a “green building escrow” in the form of cash or a letter(s) 

of credit from a financial institution acceptable to DPWES as defined in the 

Public Facilities Manual (PFM), in the amount of $2.00/square foot of GFA, as 

shown on the approved site plan.  This green building escrow shall be in addition 

to and separate from other bond requirements and will be released upon 

demonstration of attainment of LEED-CS Silver certification, by the USGBC, 

under the project's registered version of the LEED-CS 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-

CS Silver certification will be sufficient to satisfy this commitment. 

 At the time LEED-CS Silver certification is demonstrated to EDRB, the escrowed D.

funds and/or letter(s) of credit shall be released to the Applicants. 

If the Applicants provide to EDRB, within three (3) years of issuance of the final 

Non-RUP for the building, documentation demonstrating that LEED-NC 
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certification for the building has not been attained but that the building has been 

determined by the USGBC to fall within three (3) points of attainment of LEED-

CS Silver certification, 50% of the green building escrow will be released to the 

Applicants; the other 50% will be released to Fairfax County and will be posted to 

a fund within the County budget supporting implementation of county 

environmental initiatives.  

 

If the Applicants fail to provide, within three (3) years of issuance of the final 

Non-RUP for the building, documentation to EDRB demonstrating attainment of 

LEED-Silver certification or demonstrating that the building has fallen short of 

LEED-CS Silver certification by three (3) points or less, the entirety of the escrow 

for that building will be released to Fairfax County and will be posted to a fund 

within the County budget supporting implementation of County environmental 

initiatives.   

 

If the Applicants provide documentation from the USGBC demonstrating, to the 

satisfaction of EDRB, that USGBC completion of the review of the LEED-Silver 

certification application has been delayed through no fault of the Applicants, the 

Applicants' contractors or subcontractors, the proffered time frame may be 

extended as determined appropriate by the Zoning Administrator, and no release 

of escrowed funds shall be made to the Applicants or to the County during the 

extension. 

 

 As an alternative to the actions outlined in the Paragraphs A, C and D above, the E.

Applicants may choose at its sole discretion to pursue a certification higher than 

LEED-CS Silver, in which case the LEED-AP 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-CS Gold certification. 

Prior to building plan approval for the building to be constructed, the Applicants 

shall submit documentation, to EDRB regarding the USGBC’s preliminary review 

of design-oriented credits in the LEED program.  This documentation will 

demonstrate that the building is anticipated to attain a sufficient number of 

design-related credits that, along with the anticipated construction-related credits, 

will be sufficient to attain LEED-CS Gold certification. Under this alternative, the 

Applicants are not required to provide a “green building escrow” unless the 

Applicants fail to provide the above referenced documentation that the building is 

anticipated to attain LEED-CS Gold certification. 

 

Prior to final bond release of each building, the Applicants shall submit 

documentation to EDRB confirming the status of LEED certification. 

 

19. Sustainable Energy Practices.  To promote efficient, renewable and sustainable energy 

practices, the Applicants shall provide the following information with each FDP 

submission: 
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 Electric Vehicle Charging Infrastructure.  The Applicants shall accommodate a A.

minimum of two "electric vehicle-ready" parking spaces in each new parking 

garage serving Buildings A, B or C.  "Electric vehicle-ready" means the provision 

of space, conduit banks, conduits and access points allowing for the easy 

installation of vehicle charging stations in the future.  

 Energy and Water Data.  To the extent there are master electric, gas and water B.

meters for entire buildings, upon request by the County, the Applicants shall 

provide to the County aggregated non-proprietary energy and water consumption 

data, as practicable, for each building and the entire Property. 

20. Noise Attenuation.  The Applicants have submitted to Fairfax County a Traffic Noise 

Impact Analysis for Building C prepared by Polysonics Acoustics and Technology 

Consulting, dated January 17, 2013.  The analysis indicates that projected traffic noise 

will be greater than a day-night averaged noise level ("Ldn") of 65 decibels ("dBA") for 

some dwelling units but that no dwelling units in Building C will be impacted by Ldn as 

high as 70 dBA. At building plan submission for Building C, the Applicants shall submit 

a refined acoustical study prepared by a qualified acoustical consultant (the “Refined 

Acoustical Analysis”) addressing indoor noise levels and proposing noise attenuation 

measures to reduce interior Ldn to no more 45 dBA for the residential component of 

Building C. The Applicants shall submit the Refined Acoustical Analysis to the Chief of 

EDRB for approval and to DPWES for information only.  Failure by the Chief of EDRB 

to review and respond to the Applicants within 60 days of receipt of a Refined Acoustical 

Analysis shall be deemed approval of such analysis. 

 Prior to FDP approval for Buildings A and B, the Applicants shall provide an A.

indoor noise impact analysis to determine if those specific buildings will be 

affected by transportation generated noise.  If the specific noise impact analysis 

concludes that office Building A or residential Building B will be affected by 

noise levels that require mitigation, then at building plan submission for the 

applicable building, the Applicants shall submit a Refined Acoustical Analysis 

addressing indoor noise levels and proposing noise attenuation measures to reduce 

interior Ldn to no more than 45 dBA for the residential component of Buildings B 

and to no more than 50 dBA for office Building A.  The Applicants shall submit 

the Refined Acoustical Analysis to the Chief of EDRB for approval, and to 

DPWES for information only.  Failure by the Chief of EDRB to review and 

respond to the Applicants within 60 days of receipt of a Refined Acoustical 

Analysis shall be deemed approval of such study. 

 Based on the findings of the Refined Acoustical Analyses, the Applicants shall B.

identify dwelling units on the building plan(s) that are impacted by noise at 65 

dBA Ldn or greater and portions of Building A that are impacted by noise at 70 

dBA Ldn or greater and shall provide the following noise attenuation measures, 

unless otherwise modified by the findings of the Refined Acoustical Analyses.  

 In order to reduce interior noise to a level of approximately 45 dBA Ldn, (i)

dwelling units anticipated by the study to be impacted by traffic noise 
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having levels projected to be between 65 and 70 dBA Ldn, shall be 

constructed with the following acoustical measures: 

Exterior walls shall 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 residential 

façade exposed to noise levels of 65 to 70 dBA Ldn.  If glazing constitutes 

more than 20% of an exposed residential façade, then the glazing shall 

have a STC rating of up to 39 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. 

 

 In order to reduce interior noise to a level of approximately 45 dBA Ldn, (ii)

dwelling units anticipated by the study to be impacted by traffic noise 

through windows and walls having levels projected to be between 70 and 

75 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 residential 

façade exposed to noise levels of up to 75 dBA Ldn.  If glazing constitutes 

more than 20% of an exposed residential façade, 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 ASTM to minimize sound transmission. 

 

 In order to reduce interior noise to a level of approximately of 50 dBA (iii)

Ldn for portions of Building A anticipated by the analyses to be impacted 

by traffic noise levels projected to fall between 70 – 75 dBA Ldn  shall 

employ the following acoustical measures:  

Exterior walls shall 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.  If windows function as walls they should have the same 

laboratory STC rating as walls or the STC of 39.  All surfaces shall be 

sealed and caulked in accordance with methods approved by the ASTM to 

minimize sound transmission. 
 

 

21. Notification of Exterior Noise Levels.  The Applicants shall 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, which is the policy established by 

Fairfax County for outdoor recreation in residential areas impacted by high noise levels. 
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SITE DESIGN AND AMENITIES 

22. Conceptual Landscape Plan.  The CDP includes a conceptual landscape plan for the 

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 

approvals, more detailed landscape plans for each building phase shall be provided in 

general conformance with the concepts included on Sheets L-2.0 through L-2.7 with 

adjustments permitted provided the quality of the landscaping 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. 

23. Detailed Landscape Plan.  As part of the first and all subsequent site plan submission for 

each building phase, the Applicants shall submit to the Urban Forestry Management 

Division ("UFMD") of the DPWES 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 approved FDP, and shall include, among other things, 

irrigation information, design details for tree wells and other similar planting areas on 

structures and along streets, as well as tree canopy calculations of all property subject to 

RZ 2011-HM-032.  These details shall include the composition of planting materials, 

methods for providing suspended pavement over tree root zones to prevent soil 

compaction, and methods for ensuring the viability of plantings on structures and along 

streets. Adjustments to the type and location of plantings shall be permitted to avoid 

conflicts with utilities and other site engineering considerations.  

24. Streetscaping.  Streetscaping shall be installed throughout the Property as conceptually 

illustrated on Sheets L-2.0 through L-2.7. 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 Retail/Service uses. 

Streetscaping elements may be adjusted at the time of FDP and/or site plan approval, 

provided the quality and dimensions of the streetscape are consistent with that shown on 

the CDP. 

 Street Trees. Tree planting sites are depicted on the CDP but remain subject to A.

revision as may be approved by the UFMD at the time of FDP or at site plan 

review. The Applicants 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.  Where minimum planting widths of eight (8) feet cannot be provided, 

alternative measures either as identified in the "Tysons Urban Design Guidelines" 

(endorsed by the Board of Supervisors on January 25, 2012) or as approved by the 

UFMD, shall be used to satisfy the following specifications for all planting sites: 
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 A minimum of 4 feet open surface width and 16 square feet open surface (i)

area for Category III and Category IV trees, with the tree located in the 

center of the open area; 

 A minimum rooting area of 8 feet wide (may be achieved with techniques (ii)

to provide un-compacted soil below pavement), with no barrier to root 

growth within four feet of the base of the tree; 

 A minimum soil depth of four (4) feet as measured to the shallow most (iii)

point of the tree pit;   

 Soil volume for Category III and Category IV trees (as defined in Table (iv)

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 necessary, such as 

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.  

 Soil specifications in planting sites shall be provided in the planting notes (v)

to be included in all site plan submissions; 

 All shade trees shall be a minimum of 3 to 3.5 inches in caliper at the time (vi)

of planting; all flowering trees shall be a minimum of 2 inch caliper at the 

time of planting; and all new evergreen trees shall be a minimum of eight 

(8) feet in height at the time of planting;  

 Tree zones shall be installed with a fully automatic, drip irrigation system; (vii)

and, 

 It is expected that some street trees proposed over existing underground (viii)

garages may have to be planted in planter boxes that may not 

accommodate the soil volume specifications above, and thus will not be 

able to be counted toward required tree canopy, and that some street trees 

may have to be planted within existing utility easements and that the 

Applicants shall replace any street trees that are removed to facilitate 

repairs of utilities in these easements.   

 Non-Invasive Plant Materials. Invasive species, as defined by the Fairfax County B.

PFM, shall not be used on the Property. 

 Utility Locations.  Utilities, including, but not limited to water, sanitary sewer and C.

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 and/or subsequent FDP as determined by DPWES.  If there is 
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no other option, utilities may be placed within open space or streetscape areas 

provided that the long-term health of trees and other plantings is ensured by the 

provision of sufficient soil volume as outlined in these proffers, as determined by 

the UFMD.  A conceptual utility plan shall be overlaid on the landscape plan 

submitted in the FDP. Adjustments to the type and location of plantings shall be 

permitted to avoid conflicts with utilities and other site engineering 

considerations.    

Maintenance access points to SWM Facilities and electric vaults beneath the 

streetscape should be located outside clear pedestrian walkway zone of the 

streetscape when 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 (subject to ADA requirements), be flush with the walkway, and meet 

ADA accessibility requirements. 

 

 Sight Distance Considerations.  If determined at the time of site plan approval that D.

street tree locations conflict with sight distance requirements, the Applicants shall 

investigate whether limited pruning or minor adjustments to the locations of street 

trees will alleviate sight distance concerns. In the event VDOT does not approve 

the tree locations even after the changes anticipated above the Applicants shall be 

permitted to relocate the affected street tree without the need for confirmation 

from DPZ, subject to approval by the UFMD.  If a tree that is deleted due to 

VDOT requirements would result in a tree canopy below 10% on the Property, the 

tree(s) shall be accommodated in another location on the Property, as approved by 

DPZ in consultation with UFMD so as to ensure the 10% tree canopy is met. 

 Streetscape Furnishings and Materials and Lighting. Unified and high quality E.

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 

and recycling 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 those already identified in the Tysons Urban 

Design Guidelines for the Tysons West area, dated January 14, 2012, as may be 

amended and or modified and shall be coordinated with any streetscape design 

efforts put forth by the Tysons Partnership, but shall not be subject to approval by 

the Tysons Partnership.   

All streetscape lighting shall be energy efficient. All on-site, outdoor and parking 

garage lighting shall not exceed that permitted under the Outdoor Lighting 

Standards of Section 14-900 of the Ordinance.  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, in consultation with OCR and DPWES. All parking lot and 

new building mounted security lighting shall utilize full cut-off fixtures.  
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Recessed lighting shall be directionally shielded to mitigate the impact on the 

adjacent properties.  

 Signage.  Signage for the Property shall be provided in accordance with the F.

requirements of Article 12 of the Ordinance and approved Special Exception 

2012-HM-006 until such time as a Comprehensive Sign Plan ("CSP") for the 

Property is approved. The Applicants shall submit an application for a CSP within 

24 months of approval of this Rezoning and shall diligently pursue its approval.  

The placement of traffic control signage on public streets shall be coordinated 

with VDOT. Wayfinding signage and elements may be provided as part of the 

CSP for the Property or as part of a larger CSP for the Tysons area. Such 

wayfinding signage shall be coordinated with the Tysons Partnership so 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, bicycle trails, and other public amenities.  

 Maintenance.  The Applicants shall maintain and replace in-kind all pedestrian G.

realm elements within the Proposed Development.  The pedestrian realm includes 

all areas between the back of curb and the building zone whether located within 

the public right-of-way or on private land with public access easements.  The 

Applicants shall enter into the appropriate agreement, in a form approved by the 

Office of the County Attorney, with the County (or other public entity, as needed) 

to permit the Applicants to perform such maintenance. An alternative 

maintenance agreement, such as a Business Improvement District, may be entered 

into upon written agreement of both the County and the Applicants without the 

requirement for a PCA. Maintenance commitments include, but are not limited to:  

 All plantings including trees, shrubs, perennials, and annuals; (i)

 All associated irrigation elements; (ii)

 All hard surfaces;  (iii)

 All streetscape furnishings including trash and recycling receptacles, (iv)

benches, bike racks and non-standard structures;  

 All lighting fixtures, brackets and poles;  (v)

 All non-VDOT standard sign posts, traffic signal poles, pedestrian signal (vi)

poles, mast arms, signal heads and control boxes;  

 Snow removal; (vii)

 Leaf removal; (viii)

 Trash, recycling and litter removal; (ix)
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 Decorative retaining walls; (x)

 Special drainage features, such a Low Impact Design facilities; and (xi)

 All urban park amenities including horticultural care, maintenance of all (xii)

water features, irrigation, lighting, furnishings, paving, and art. 

Phasing of streetscaping is discussed within the context of individual phases in Proffer 9. 

As determined at the time of FDP approval, where the final streetscape design cannot be 

fully implemented during certain phases of development, the Applicants shall provide 

interim streetscape improvements as described in Proffer 25A and B. 

 

25. Interim Conditions and Standards.  Due to the size of the Proposed Development and the 

time anticipated for its build-out, phased redevelopment may result in various interim 

conditions on the Property.  At the time of FDP approval, the Applicants 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 streetscaping and landscaping, public park treatments, and 

screening/treatment of exposed/partially complete above grade parking structures.  

Interim conditions shall generally comply with the following standards however, they 

may be modified and adjusted with FDP approval.   

 

 Construction of interim sidewalks a minimum of a five (5) feet in width and A.

installation of interim street lights along the interim sidewalks, as needed to 

ensure a safe, convenient pedestrian path to the Metro Station  

 Installation of street trees, with a minimum size of 2 inch caliper, approximately B.

every 50 feet, to the extent feasible as determined by UFM 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. 

 Provision of interim designs for publicly accessible open spaces will include C.

interim landscaping, pedestrian pathways, seating, signage, lighting and 

recreational facilities as determined at FDP.  

 Provision of peripheral and interior parking lot landscaping in accordance with D.

Article 13-203 of the Ordinance and Tysons standard lighting for interim surface 

parking lots.  

 Application of a screening system (which may be removable) where above grade E.

garage structures that will be interior when later phases are complete are exposed 

at phase lines.  The specific screening system to be utilized for each building shall 

be determined at the time of FDP approval.  

 Grading and seeding of areas on the Property where existing improvements are F.

removed to accommodate a portion of the Proposed Development, and are not 

scheduled to commence construction within 18 months.  
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TRANSPORTATION IMPROVEMENTS 

26. Grid of Streets.  The Applicants shall construct and place into operation a grid of streets 

throughout the Property as generally located and depicted on Sheets C-4 and C-7 of the 

CDP. The functional classification of the streets on and adjacent to the Property is 

provided below: 

Street Classification 

Leesburg Pike Boulevard 

Westwood Center Drive  Collector 

Sheraton Tysons Drive Avenue 

Cornerside Boulevard Local (partially private) 

Ashgrove Lane Local (partially private) 

Future Street Local (private) 

 

 Public Streets.  Those streets constructed within the limits of the Property and A.

identified on the CDP as Westwood Center Drive, Sheraton Tysons Drive, the 

portion of Cornerside Boulevard between Westwood Center Drive and Ashgrove 

Lane, and the portion of Ashgrove Lane between Cornerside Boulevard and 

Sheraton Tysons Drive 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 Applicants shall design and construct 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.  Right-of-way necessary for the existing and new public streets, as 

may be further qualified by these Proffers, shall be dedicated and conveyed to the 

Board of Supervisors in fee simple, as applicable, at the time of site plan 

approval.  

The Applicants shall diligently pursue VDOT acceptance of improvements to 

existing streets and new public streets, for secondary street maintenance in 

accordance with the process outlined in VDOT’s Secondary Street Acceptance 

Requirements (the “SSAR”), as amended, including VDOT’s written certification 

that such streets and/or improvements have been constructed in a manner 

consistent with the VDOT approved plans and compliant with all applicable 

regulations ("VDOT's Written Certification").  In the event the Board of 

Supervisors has not requested that VDOT accept the dedicated new public streets 

or improvements into the secondary street network for maintenance within five 

(5) years of VDOT’s Written Certification, such street(s) may be retained by the 

Applicants upon notification to, and the concurrence of FCDOT, as a private 

street subject to a public access and maintenance agreement in a form acceptable 
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to the County Attorney.  In such event, a PCA, CDPA and/or FDPA will not be 

required. 

 Rights-of-Way.  The Applicants shall dedicate and convey in fee simple to the B.

Board of Supervisors rights-of-way for each of the public streets listed in 

Paragraph A above.  Further, the Applicants shall reserve for future right-of-way 

dedication the portion of Ashgrove Lane west of Sheraton Tysons Drive; with 

such dedication to be provided upon demand by Fairfax County.  

Dedication shall include the area of the adjacent landscape amenity panel and 

sidewalk and shall occur at the time of site plan approval, with the following 

exceptions: 

 If at the time of site plan approval it is determined that stormwater (i)

management facilities, electric vaults or other similar facilities proposed to 

be located beneath the landscape amenity panel/sidewalk will prevent 

VDOT and/or Fairfax County from accepting the landscape amenity 

panel/sidewalk within the right-of-way, the Applicants shall provide 

dedication measuring 18 inches from the proposed face of curb line and 

shall reserve for potential future dedication the landscape amenity panel 

and sidewalk areas.  A temporary public access shall be recorded over the 

reserved landscape amenity panel/sidewalk areas until such time as they 

are dedicated. This reservation area shall include easements for the 

installation of signage necessary for safety and operation of the street as 

well as parking regulation equipment by VDOT and/or the County. In 

addition, the Applicants shall provide easements within the amenity 

panel/sidewalk area for bus shelters as determined at the time of FDP or 

site plan.  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. 

Should it be determined following final street acceptance inspection that 

the landscape amenity panel and sidewalk areas continue to be 

unacceptable to VDOT and/or Fairfax County for inclusion in the right-of-

way, the reservation of potential future dedication of the landscape 

amenity panel and sidewalk areas shall be released and the Applicants 

shall grant a public sidewalk and utility easement, in a form acceptable to 

the Office of the County Attorney. This easement shall allow for the 

installation of signage necessary for safety and operation of the street as 

well as parking regulation equipment by VDOT and/or the County. In 

addition, in keeping with Proffer 40, the Applicants shall provide 

easements for bus shelters as determined at the time of FDP or site plan. 

 

 If at the time of site plan approval it is unclear whether stormwater (ii)

management facilities, electric vaults or other similar facilities proposed to 

be located beneath the landscape amenity panel/sidewalk will be 



 

Page 24 

RZ 2011-HM-032 

acceptable to VDOT and/or Fairfax County, the Applicants 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.  The reservation area shall include 

easements that allow for the installation of signage necessary for safety 

and operation of the street as well as parking regulation equipment by 

VDOT and/or the County. In addition, in keeping with Proffer 40, the 

Applicants shall provide easements for bus shelters as determined at the 

time of FDP or site plan.  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.   

 Should it be determined following final street acceptance inspection that (iii)

the landscape amenity panel and sidewalk areas are not acceptable to 

VDOT and/or the County to be included in the right-of-way, the 

reservation of potential future dedication of the landscape amenity panel 

and sidewalk areas shall be released and a public sidewalk and utility 

easement, in a form acceptable to the County Attorney, shall be granted in 

its place.  This easement shall allow for the installation of signage 

necessary for safety and operation of the street as well as parking 

regulation equipment by VDOT and/or the County. In addition, the 

Applicants shall provide easements within any privately-owned amenity 

panel/sidewalk area for bus shelters identified on the CDP or any 

subsequent FDP, as determined at the time of site plan. 

 Naming.  The Applicants reserve the right to provide different names for the C.

streets than those shown on the CDP. 

27. Westwood Center Drive.  

 The Applicants shall design and construct improvements to Westwood Center A.

Drive along the Property’s frontage as generally depicted on Sheet C-4 of the 

CDP.  A one-half section of Westwood Center Drive shall be constructed in 

general accordance with the typical section depicted on Sheet C-7A, as an 

undivided four-lane Collector, with two travel lanes in each direction, one bicycle 

lane in each direction, and variable pavement provided to accommodate optional 

curbside parking between Cornerside Boulevard and Sheraton Tysons Drive as 

shown on Sheet C-4 and pavement transitions as may be required by VDOT.  

 Improvements to Westwood Center Drive along the Property’s frontages shall B.

include a pavement section designed to accommodate bicycle lanes on both sides 

of the street.  Striping of a bicycle lane shall be subject to the approval of the 

County and VDOT.  
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 The final design of the improvements to Westwood Center Drive as generally C.

described above shall be further refined in conjunction with the submission of  

any FDP and all site plans for those portions of the Property fronting Westwood 

Center Drive. The construction of Westwood Center Drive shall be phased in 

accordance with the Phasing Sheet. 

 Street improvements to Westwood Center Drive shall be undertaken and D.

completed for the entire length of block between two planned streets, however 

streetscape improvements may be completed on a building frontage basis, unless 

otherwise determined at FDP. Striping of bicycle lanes along both sides of 

Westwood Center Drive shall be provided commensurate with the development of 

Building A, or earlier at the Applicants' discretion. 

28. Sheraton Tysons Drive.  

 The Applicants shall design and construct improvements to Sheraton Tysons A.

Drive along the Property’s frontage as generally depicted on Sheet C-4 of the 

CDP.  Sheraton Tysons Drive shall be restriped in general accordance with the 

typical interim section depicted on Sheet C-7A, as a three-lane Local Street with 

bicycle lanes in each direction, as may be approved by VDOT. 

 The final design of the improvements to Sheraton Tysons Drive as generally B.

described above shall be further refined in conjunction with the submission of  

any FDP and all site plans for those portions of the Property fronting Sheraton 

Tysons Drive. The construction of Sheraton Tysons Drive shall be phased in 

accordance with the Phasing Sheet. 

29. Cornerside Boulevard. 

 The Applicants shall design and construct Cornerside Boulevard through the A.

Property as generally depicted on Sheet C-4 of the CDP.  It shall be constructed in 

general accordance with the typical section depicted on Sheet C-7A as a Local 

Street consisting of two (2) travel lanes (one in each direction) and two parking 

lanes. South of Ashgrove Lane, Cornerside Boulevard shall be provided as a 

public street and north of Ashgrove Lane, Cornerside Boulevard shall be provided 

as a private street. The Applicants shall grant a public access easement over the 

private street portion of Cornerside Boulevard, in a form acceptable to the Office 

of the County Attorney. 

 The final design of the improvements to Cornerside Boulevard as generally B.

described above shall be further refined in conjunction with the submission of  

any FDP and all site plans for those portions of the Property fronting Cornerside 

Boulevard. The construction of Cornerside Boulevard shall be phased in 

accordance with the Phasing Sheet. 
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30. Future Street. 

 The Applicants shall design and construct Future Street through the Property as A.

generally depicted on Sheet C-4 of the CDP.  It shall be constructed in general 

accordance with the typical section depicted on Sheet C-7A as a Local Street 

consisting of two (2) travel lanes (one in each direction) with a parking lane on 

the south side of the street.  East of the parking garage entrance to Building C, 

Future Street shall become one-way eastbound, with right turn out only 

movements permitted at Future Street's intersection with Leesburg Pike. Future 

Street shall be a private street. The Applicants shall grant a public access 

easement over Future Street, in a form acceptable to the Office of the County 

Attorney. 

 The final design of the improvements to Future Street as generally described B.

above shall be further refined in conjunction with the submission of any FDP and 

all site plans for those portions of the Property fronting Future Street. The 

construction of Future Street shall be phased in accordance with the Phasing 

Sheet. 

31. Ashgrove Lane. 

 The Applicants shall design and construct Ashgrove Lane through the Property as A.

generally depicted on Sheet C-4 of the CDP.  It shall be constructed in general 

accordance with the typical section depicted on Sheet C-7A as a Local Street 

consisting of two (2) travel lanes (one in each direction) and two curbside parking 

lanes. East of Sheraton Tysons Drive, Ashgrove Lane shall be provided as a 

public street and west of Sheraton Drive, Ashgrove Lane shall be provided as a 

private street. The Applicants shall grant a public access easement over the 

private street portion of Ashgrove Lane, in a form acceptable to the Office of the 

County Attorney. 

 The final design of the improvements to Ashgrove Lane as generally described B.

above shall be further refined in conjunction with the submission of any FDP and 

all site plans for those portions of the Property fronting Ashgrove Lane and 

Cornerside Boulevard. The construction of Ashgrove Lane shall be phased in 

accordance with the Phasing Sheet. 

32. Public Street Standards.  All public street improvements proposed herein shall be subject 

to VDOT approval, and shall be in general conformance with standards included in 

Attachment D (Transportation Design Standards for Tysons Corner Urban Center) of the 

Memorandum of Agreement approved by the Board of Supervisors on September 13, 

2011, as may be amended, subject to any permitted modifications and/or waivers that 

may be granted. 

33. Vacations and Abandonments.  In the event any public street right-of-way that abuts the 

Property is vacated and/or abandoned subsequent to approval of this rezoning, such right-

of-way area will become zoned to the PTC District pursuant to Sect. 2-203 of the Zoning 
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Ordinance and such right-of-way area may be used, without requiring a PCA, CDPA or 

FDPA, for utilities and to accommodate sidewalks and streetscape elements consistent 

with the street sections shown on the CDP and/or with the Tysons Urban Design 

Guidelines endorsed by the Board of Supervisors on January 24, 2012. 

34. Traffic Signal. 

 The Applicants shall conduct a warrant study within twelve (12) months after the A.

issuance of the initial RUP or Non-RUP for each of Buildings A, B and C for the 

intersection of Westwood Center Drive and Cornerside Boulevard.  

 If a traffic signal is deemed warranted by VDOT after having reviewed the B.

warrant study and approving the same for installation, then the Applicants shall 

design, equip and install the signal along with installation of pedestrian 

enhancements as may be permitted and approved by VDOT no later than eighteen 

(18) months following approval of the warrant, utilizing any escrowed 

contributions for the signal received by the County. 

 If the signal is warranted by VDOT, the Applicants shall provide VDOT with the C.

requisite traffic signal plans for review and approval.  All right-of-way associated 

with signal equipment (poles, equipment boxes, etc.) on the Property not already 

dedicated shall be reserved for dedication in fee simple to the Board of 

Supervisors in accordance with Proffer 26B. 

 If the County, determines that deferral of the signal installation as proffered is D.

appropriate, the Zoning Administrator may i) agree to a later date for completion 

of the traffic signal installation or ii) permit the Applicants to proceed without the 

signal installation. 

 In the event a traffic signal is not deemed warranted at that time, then the E.

Applicants shall complete a second warrant study within twenty-four (24) months 

after the issuance of the initial RUP or Non-RUP for the last new building to be 

constructed on the Property.  In the event the signal is warranted then the 

Applicants shall design, equip and install said signal, including those pedestrian 

enhancements as may be required by VDOT no later than eighteen (18) months 

after approval of the warrant.  If the signal is deemed not warranted by VDOT at 

that time, the Applicants' obligation to install the signal shall be deemed null and 

void and the Applicants shall instead escrow their pro-rata share of a future signal 

to be provided by others. The Applicants' pro-rata impact of new site traffic at the 

Westwood Center Drive and Cornerside Boulevard intersection is approximately 

33% and thus the Applicants shall escrow the sum of $84,000.00 with DPWES, 

which represents 33% of the cost of the new traffic signal installation. 

35. Future Ramp Connection to Dulles Airport Access and Toll Road.  To accommodate a 

future vehicular ramp connecting Sheraton Tysons Drive with the Dulles Airport Access 

and Toll Road, the Applicants shall: 
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 Dedicate in fee simple to Fairfax County an area located west of Building E and A.

identified as the "Initial Ramp Dedication Area" on Sheet C-4A of the CDP.  

Such dedication shall occur within two (2) years after written demand by Fairfax 

County and evidence of approval of construction of such ramp by all requisite 

governing bodies and agencies including, but not limited to, the Board of 

Supervisors, VDOT, the Metropolitan Washington Airports Authority 

("MWAA") and the Federal Highway Administration ("FHWA"), but no sooner 

than ten (10) years from the approval of this Rezoning. The Applicants shall be 

eligible for compensation for existing appurtenances to Existing Building E, 

including but not limited to parking, loading and vehicular circulation, whether 

such appurtenances are located in or required to be relocated or replaced by the 

Initial Ramp Dedication Area as provided for in the Uniform Relocation and Real 

Property Acquisition Policies Act of 1970, as amended, ("URA").  

With the dedication of the Initial Ramp Dedication Area, Sheraton Tysons Drive 

is to be upgraded from an interim “Local” street to “Avenue”.  As a result, the 

Applicants shall relocate the vehicular access for Existing Building D located on 

Sheraton Tysons Drive to Ashgrove Lane as shown on Sheet C-4A of the CDP 

and re-construct the streetscape along the Building D frontage to its ultimate 

“Avenue” streetscape as generally depicted on Sheet L-5-3 of the CDP. Nothing 

shall prevent the Applicants from opting to relocate the vehicular access for 

Existing Building D from Sheraton Tysons Drive to Ashgrove Lane in advance of 

the Initial Ramp dedication.  Loading access for Existing Building D may remain 

on Sheraton Tysons Drive. 

 In the event, Existing Building E is demolished for redevelopment in accordance B.

with a future RZ/PCA/CDP/FDP for the Property, or part thereof, the Applicants 

shall agree to dedicate an area identified as the "Future Ramp Dedication Area" 

on Sheet C-4A of the CDP for the ramp alignment. Should the Future Ramp 

Dedication Area be dedicated, any portion of the Initial Ramp Dedication Area 

not included in the Future Ramp Area shall be vacated to the benefit of the 

Applicants without the requirement for any payment by the Applicants and any 

further obligation to dedicate the Initial Ramp Dedication Area shall be null and 

void.  If a ramp has been constructed in the Initial Ramp Dedication Area, it is 

understood that the vacation and return of the excess Initial Ramp Dedication 

Area may be delayed until the new ramp is constructed in the Future Ramp 

Dedication Area.  The Applicants shall not be eligible to receive compensation 

under the URA, for appurtenances to Existing Building E located in the Initial 

Ramp Dedication Area, if Existing Building E is no longer in use or is demolished 

for redevelopment.  

 The Applicants shall be entitled to a credit for the value of the Initial Ramp C.

Dedication Area or Future Ramp Dedication Area against the Tysons-wide 

Transportation Fund as set forth in Proffer 37.  Should the Initial Ramp 

Dedication Area be requested for dedication, any contributions previously made 

by the Applicants to the Tysons-wide Transportation Fund shall be returned to the 
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Applicants with accrued interest to help fund the relocation/replacement of 

existing facilities located in the Initial Ramp Dedication Area. 

 The Applicants' obligation to provide the Initial Ramp Dedication Area or the D.

Future Ramp Dedication Area shall cease if the future ramp is removed from the 

Comprehensive Plan or Fairfax County otherwise determines the future ramp will 

not be constructed in this location. 

36. Tysons Grid of Streets Transportation Fund.  The Applicants shall provide a contribution 

of $1,000.00 for each market rate residential unit and $6.44 for or each square foot of 

new non-residential space in Buildings A, B and C, to Fairfax County for the Tysons 

Grid of Streets 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 GFA of non-residential space and/or the actual number of market rate 

residential units in the building. This contribution shall not apply to any public-use 

facilities constructed on the Property, including the public arts office or alternate public 

use described in Proffer 57.  The Applicants shall be eligible to receive and deduct credits 

against the contributions that would otherwise be due County for the Tysons Grid of 

Streets Transportation Fund in keeping with the Guidelines for the Tysons Grid of Streets 

Transportation Fund endorsed by the Board of Supervisors on January 8, 2013.  

37. Tysons-wide Transportation Fund.  The Applicants shall contribute the sum of $5.63 per 

square foot of new non-residential space in Buildings A, B, and C and $1,000.00 for each 

market rate residential unit constructed on the 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 GFA of non-residential space and/or the actual number of market rate 

residential units in the building.  This contribution shall not apply to any public-use 

facilities constructed on the Property, including the public arts office or alternate public 

use described in Proffer 57. 

The Applicants shall receive and deduct such credits against the contributions that would 

otherwise be due County for the Tysons-wide Transportation Fund in keeping with the 

Guidelines for the Tysons-wide Transportation Fund endorsed by the Board of 

Supervisors on January 8 , 2013.  Specifically, the Applicants shall receive credit for the 

value of the dedication of the Initial Ramp Dedication Area, or in the alternative, the 

value of the Future Ramp Dedication Area both as described in Proffer 35.  

 

BICYCLE FACILITIES AND BUS SHELTERS 

38. Bicycle Circulation.  In combination with the street and streetscape improvements 

identified in these Proffers, the Applicants shall provide on-street bicycle lanes on both 

sides of the street on Westwood Center Drive between Leesburg Pike and Sheraton 

Tysons Drive, on Sheraton Tysons Drive, and on Ashgrove Lane west of Sheraton 

Tysons Drive as shown on the CDP and as may be adjusted with approval of FDPs.  Such 

striping shall be subject to approval by VDOT. 
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39. Bicycle Parking.  Bicycle racks, bike lockers, and/or bike storage areas shall be 

provided on the Building A/B block and the Building C block, with the specific 

amounts and locations determined at the time of FDP and finalized with site plan 

approval in consultation with the FCDOT Bicycle Coordinator.  Bicycle racks located 

outside of buildings and parking garages shall be inverted U-style racks or other 

design consistent with the Tysons Urban Design Guidelines and approved by 

FCDOT.  The total number of bike parking/storage spaces provided for all Blocks shall 

be generally consistent with the Fairfax County Policy and Guidelines for Bicycle 

Parking for each building or group of buildings, as determined at the time of FDP 

approval. Signage shall be posted on the exterior side of buildings closest to entrances to 

bike parking/storage space to indicate bike parking/storage. 

40. Bus Shelters.  Bus shelter locations shall be evaluated for feasibility at the time site plan 

approval in consultation with FCDOT.  The Applicants shall provide up to two bus 

shelters on the Property.  If at the time of site plan approval of a building, Fairfax County 

requests provision of a bus shelter, the Applicants shall construct the requested bus 

shelter prior to the issuance of the first RUP for the applicable building.  Identified bus 

shelter locations shall be within the landscape amenity panel of the streetscape to the 

extent feasible.  The design of bus shelters shall be coordinated with Fairfax County and 

may include provision for electrical conduit for the purpose of providing real-time bus 

arrival information.  Bus shelter locations may necessitate adjustments to street tree 

locations and other street furnishings from that shown on the CDP which shall be 

accommodated without the requirement for a CDPA or FDPA. 

PARKING 

41. Zoning Ordinance Requirements.  Parking on the Property shall be provided in 

accordance with the parking requirements for the PTC District set forth in Section 6-509 

and Article 11 of the Fairfax County Ordinance, and as shown on the CDP. Tandem and 

valet parking, shall be permitted and, subject to Board approval, shall count toward 

parking requirements.  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. 

The exact number of spaces to be provided shall be refined with approval of FDPs and 

determined at the time of site plan approval based on the specific uses, number of 

residential units and bedroom mix.  

42. Phasing of Parking.  Parking shall be provided in phases commensurate with 

development of the Property. Parking spaces in excess of the maximum parking rates set 

forth in the Ordinance may be provided in the early phases of development of the 

Property, provided that at the build-out of the Property, the maximum parking rates are 

not exceeded. Required parking spaces for an individual building need not be provided on 

the parcel on which the building is located, but shall be provided within the Property.   

43. Parking Spaces along Streets.   

 Subject to VDOT approval, the Applicants shall provide surface parking spaces A.

along the streets as generally as shown on the CDP and as may be adjusted with 
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the FDP for each building.  The spaces may be part of or in addition to the total 

number of required parking spaces to be provided.  If requested by the County 

and/or VDOT, signs shall be installed that restrict the use of on-street parking 

spaces on the Public Streets.  

 The Applicants reserves the right to restrict the use of spaces along any private B.

streets, through appropriate signage or such other means as the Applicants 

determines, that otherwise are not required to satisfy the parking requirements for 

use as temporary or short term parking, zip car parking and/or similar use.   

 Parking on the private portion of Ashgrove Lane west of Sheraton Tysons Drive C.

shall be reserved for the exclusive use of residents and guests of the Westwood 

Village residential community including both The Townhomes at Westwood 

Village Owners Association, Inc. ("Westwood Village HOA") and The Unit 

Owners Association for Westwood Village Condominiums ("Westwood Village 

UOA"), for as long as that portion of Sheraton Tysons Drive remains a private 

street.  The W e s t w o o d  V i l l a g e  HOA and W e s t w o o d  V i l l a g e  UOA 

shall have the right to (i) stripe the parking spaces; (ii) post signage indicating 

that such parking spaces are reserved; and (iii) enforce the reserved parking by 

whatever legal means are available.  The Applicants shall m a i n tain the area of 

reserved parking in conformance with generally accepted private street 

maintenance standards. Should the portion of Ashgrove Lane west of Sheraton 

Tysons Drive become a public street, the reservation of the exclusive use of the 

on-street parking for the exclusive use of residents and guests of the Westwood 

Village residential community shall cease.   

44. Parking Stipulations.  

 The Applicants shall be permitted to install and maintain parking controls on their A.

existing surface parking lots, without the requirement for a FDP, in order to 

control Metro-related parking by the general public.  

 The Applicants shall provide controlled access to the new parking garages and B.

shall ensure that the control equipment is capable of counting vehicles entering 

and exiting the garage. 

 The sale or lease rates of parking spaces shall be “unbundled” from the purchase C.

price or lease rate of the individual dwelling units; meaning a dwelling unit’s 

purchase price or lease rate shall be exclusive of parking costs. 

45. Future Parking Revisions.   

 Ordinance Revisions.  The Applicants reserve the right to provide parking at A.

revised rates as may be permitted by a future amendment to the Fairfax County 

Ordinance. Optional use of revised rates shall not require a CDPA or PCA, 

provided there is no increase in the size or height of above-grade parking 

structures. 
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 Increases.  The Applicants reserve the right to seek a special exception for an B.

increase in parking for the Property; such special exception application shall not 

require a CDPA or PCA, provided there is no increase in the size or height of 

above-grade parking structures. 

TRANSPORTATION DEMAND MANAGEMENT 

46. Tysons Transportation Management Association.  The Applicants shall contribute 

towards the establishment of a future transportation management association (the 

"TMA"), which may be established for the Tysons Corner Urban Center and to which all 

other Tysons property owners will also contribute. 

 The Applicants shall make a one-time contribution for the establishment of this A.

future TMA based on a participation rate of $0.10 per gross square foot of new 

office uses and $0.05 per gross square foot of new residential uses to be 

constructed on the Property. 

 The TMA shall be paid in installments equal to that of the required contribution B.

per building upon prior to the issuance of the first RUP or Non-RUP for each of 

the three (3) new buildings, but in any event no later than ten (10) years from the 

date of rezoning approval.   

 If subsequent to the approval of this Rezoning, a Tysons Corner Urban Center-C.

wide TMA is approved by FCDOT and established for the purpose of 

administering TDM programs in the Tysons Corner Urban Center, then the 

Applicants 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 

PCA. 

 If the TMA has not been established within three (3) years after the approval of D.

this Rezoning, this Proffer shall be null and void with no further effect on the 

Property.  Further, any funds contributed to the formation of a TMA would then 

be returned to the Applicants that paid such funds. 

47. TDM Administrative Group.  The Applicants 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.  Prior to approval of the first site plan for new development on the Property, 

evidence shall be provided to FCDOT that the terms and conditions associated with the 

AG have been established 

48. Transportation Demand Management Plan.  The proffered elements of the TDM Program 

as set forth below are more fully described in the Tysons West Transportation Demand 

Management Plan prepared by Wells + Associates, Inc. dated March 20, 2013 (the "TDM 
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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 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. 

 Definitions.  For purposes of this Proffer, "Stabilization" shall be deemed to occur A.

one (1) year following issuance of the last initial RUP or Non-RUP for the final 

new building to be constructed on the Property.  "Pre-stabilization" shall be 

deemed to occur any time prior to Stabilization. 

 Trip Reduction Objective.  The objective of this TDM Program shall be to reduce B.

the vehicle trips generated by residents and office tenants of the Property (i.e., not 

including trips from existing/planned hotel and retail uses), 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 and office vehicle trips that would be 

expected to be generated by the uses developed on the Property as determined by 

the application of the Institute of Traffic Engineers, 8th Edition, Trip Generation 

rates and/or equations (the "ITE Trip Generation"), and 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 or the 

total gross square footage of office uses proposed to be constructed in each 

building on the 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 sq. ft. of GFA   30% 

  65 million sq. ft. of GFA    35% 

  84 million sq. ft. of GFA    40% 

  90 million sq. ft. of GFA    43% 

  96 million sq. ft. of GFA    45% 

  105 million sq. ft. of GFA    48% 

  113 million sq. ft. of GFA    50% 

 

The trip reduction goals outlined above are predicated on the achievement of 

specific development levels within the Tysons Corner Urban Center as anticipated 

in the Comprehensive Plan.  Prior to undertaking trip measurements, the AG 

shall, in consultation with the County, provide a summary of the then existing 
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development levels in Tysons Corner (based on RUPs and Non-RUPS issued) 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. 

 

 TDM Program Components – Site-Wide.  The TDM Program shall include, but C.

not necessarily be limited to,  the following site-wide components, each of which 

are more fully described in the TDM Plan: 

 TDM Program Management. (i)

 TDM Program Branding. (ii)

 Program Web Site. (iii)

 Promotion of Real Time Transit Information. (iv)

 Transportation Access Guide. (v)

 Pedestrian/Bicycle Accommodations. (vi)

 Transportation Fair (vii)

 Live/work/play marketing (viii)

 Carsharing Placement and Services (ix)

 Parking Management. (x)

 TDM Program Components – Office.  The TDM Program shall include, but not D.

necessarily be limited to the following office components, each of which is more 

fully described in the TDM Plan. 

 Office Transportation Coordinators. (i)

 Try Transit Campaign for Office Employees. (ii)

 Pretax Metrorail, Vanpool, and Bicycle Benefit Programs  (iii)

 Guaranteed Ride Home Program (iv)

 Carpool Matching Program (v)

 Telework and Variable Work Hours (vi)
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 TDM Program Components – Residential.  The TDM Program shall include, but E.

not necessarily be limited to the following residential components, each of which 

is more fully described in the TDM Plan. 

 Residential Transportation Coordinators. (i)

 Business Center (ii)

 Try Transit Campaign  (iii)

 Process of Implementation.  The TDM Program shall be implemented as follows, F.

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. 

 TDM Program Manager.  If not previously appointed, the Applicants shall (i)

appoint and continuously employ, or cause to be employed, a TDM 

Program Manager (TPM) for Tysons West.  The TPM shall be appointed 

by the Applicants 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 associated with the 

appointee.  The Applicants shall notify FCDOT and the District 

Supervisor in writing within 10 days of the initial appointment of the 

TPM.  Thereafter the Applicants shall do the same within ten (10) days of 

any change in such appointment. 

 Annual Report and Budget.  The TPM shall prepare and submit to FCDOT (ii)

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.  Every calendar year thereafter but no later than 

August 1
st
, the TPM shall submit an Annual Report, which may revise the 

Annual Budget in order to incorporate any new construction on the 

Property.  The Annual Report shall include, at a minimum: 

a. Details as to the components of the TDM program that will be put 

into action that year; 

b. Any revisions to the budget needed to implement the program for 

the coming calendar year; 

c. A summary of existing development levels in the Tysons Corner 

Urban Center, as well as those specific to the Tysons West South 

District; 

d. A determination of the applicable Maximum Trips After Reduction 

for the Property; 
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e. Provision of the specific details associated with the monitoring and 

reporting requirements of the TDM program in accordance with 

the TDM plan; and 

f. Submission of the results of any Person Surveys and Vehicular 

Traffic Counts conducted on the Property in conjunction with each 

year’s Annual Report. 

The Annual Report and Budget shall be reviewed by FCDOT.  If FCDOT 

has not responded with any comments within sixty (60) days after 

submission, then the Annual Report and Budget shall be deemed approved 

and the program elements shall be implemented.  If FCDOT responds with 

comments on the Annual Report and Budget, 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 program and/or 

budget 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 August 1
st
 (the "Annual 

Report"), shall update the Annual Report 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 program for 

such year.  The expected annual amounts of the TDM Budget are further 

described in the TDM Plan. 

 TDM Account.  The Applicants through the AG, shall establish a separate interest G.

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 AG for TDM purposes.  The TDM 

Account shall be funded by the Applicant, through the AG.  The TDM Account 

shall not be eliminated as a line item in the governing budget and that 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. 

Funding of the TDM Account shall be in accordance with the budget for the TDM 

Program elements to be implemented in the following year.  In no event shall the 

TDM Budget exceed $83,500.00 (this amount shall be adjusted annually in 

accordance with Proffer 65).  The AG 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 AG. 
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 TDM Remedy Fund.  At the same time the AG creates and funds the TDM H.

Account, the AG 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 $0.40 per gross square foot of new 

office uses and $0.30 per gross square foot of new residential uses on the 

Property. Funding shall be provided by the building owners prior to the issuance 

of the first initial RUP or Non-RUP for each applicable new building.  This 

amount shall be adjusted annually in accordance with Proffer 65.  Funds from the 

TDM Remedy Fund shall be drawn upon only for purposes of immediate need for 

TDM funding and may be drawn on prior to any TDM Budget adjustments as 

may be required. 

 TDM Incentive Fund.  The "TDM Incentive Fund" is an account into which the I.

building owners, through the AG, shall deposit contributions to fund a multimodal 

incentive program for initial purchasers/lessees within the Property.  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 office or residential uses to be constructed on 

the Property and provided prior to the issuance of the first RUP or Non-RUP for 

each individual building.   

 TDM Penalty Fund.  The "TDM Penalty Fund" is an account into which the AG J.

shall 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 

Tysons West, or for other TDM-related improvements or programs within Tysons 

Corner.  To secure the Applicant's obligations to make payments into the TDM 

Penalty Fund, the TPM shall provide the County with a letter of credit or a cash 

escrow as further described below.  Prior to the issuance of the first RUP or Non-

RUP for each new building on the Property, the AG shall: 

 Establish the TDM Penalty Fund, if not previously established by the AG, (i)

and/or 

 Deliver to the County a clean, irrevocable letter of credit issued by a (ii)

banking institution approved by the County or escrow cash in an interest-

bearing account with an escrow agent acceptable to DPWES to secure the 

Applicant'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 $0.10 for each square foot 

of new office GFA or $0.05 for each square foot of new residential GFA 

shown on the approved site plan for each new building on the Property.  

Until the Letter(s) of Credit or Cash Escrow(s) has been posted, the 

figures in the preceding sentence shall be adjusted annually in accordance 

with Proffer 65.  Once the Letter(s) of Credit or Cash Escrow(s) has been 

posted, there shall be no further adjustments or increases in the amount 
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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 into the 

TDM Penalty Fund as provided below. 

 Monitoring.  The TPM shall verify that the proffered trip reduction goals are K.

being met through the completion of Person Surveys, Vehicular Traffic Counts of 

residential and/or office 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 as part of the Annual Reporting process.  

Person Surveys and Vehicular Traffic Counts shall be conducted for the Property 

beginning one year following issuance of the final initial RUP or Non-RUP for 

the first new building to be constructed on the Property.  Person Surveys shall be 

conducted every three (3) years and Vehicular Traffic Counts shall be collected 

annually until the results of three consecutive annual traffic counts conducted 

upon Stabilization show that the applicable trip reduction goals for the Property 

have been met.  At such time and notwithstanding the provisions below, Person 

Surveys and Vehicular Traffic Counts shall thereafter be provided every five (5) 

years.  Notwithstanding the aforementioned, at any time prior to or after 

Stabilization, FCDOT may suspend such Vehicle Traffic Counts or Person 

Surveys if conditions warrant. 

 Remedies and Penalties. (i)

a. Pre-Stabilization.  If the Maximum Trips After Reduction for the 

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 

Report. 

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 Remedy 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 

 

1) If the results of the Vehicular Traffic Counts conducted 

during Pre-Stabilization show that the trip reduction goals 

have been met site-wide for three (3) consecutive years in 
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accordance with the goals outlined on the table below, then 

a portion of the Remedy Fund as outlined in the same table 

shall be released back to the building owner(s) through the 

AG.  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 Square Feet of GSA in Tysons 

Meet or Exceed Trip 

Goal for 3 Years By: 

Cumulative % Remedy  

Fund Returned 
0% - 4.9% 30% 

5% - 10% 50% 

10.1% - 15% 65% 

15.1% - 18% 80% 

18.1 - 20% 90% 

>20% 100% 

  65-84,000,000 Square Feet of GSA in Tysons 

Meet or Exceed Trip 

Goal for 3 Years By:  

Cumulative % Remedy  

Fund Returned 
0.0% - 4.9% 50% 

5% - 10% 65% 

10.1% - 13% 80% 

13.1% - 15% 90% 

>15% 100% 

  84-90,000,000 Square Feet of GSA in Tysons 

Meet or Exceed Trip 

Goal for 3 Years By:  

Cumulative % Remedy  

Fund Returned 
0.0% - 4.9% 65% 

5% - 8% 80% 

8.1% - 10% 90% 

>10% 100% 

 
 90-96,000,000 Square Feet of GSA in Tysons 

Meet or Exceed Trip 

Goal for 3 Years By:  

Cumulative % Remedy  

Fund Returned 
0.0% - 4.9% 80% 
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5% - 8% 90% 

>8% 100% 

  96-113,000,000 Square Feet of GSA in Tysons 

Meet or Exceed Trip 

Goal for 3 Years By:  

Cumulative % Remedy  

Fund Returned 
0.0% - 4.9% 90% 

5% 100% 

  113,000,000+ Square Feet of GSA in Tysons 

Meet or Exceed Trip 

Goal for 3 Years By:  

Cumulative % Remedy  

Fund Returned 
> 0.0% 100% 

 

2) 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 AG for final distribution to the owners 

once three consecutive annual Vehicular Traffic Counts 

conducted after Stabilization show that the trip reduction 

goals have been met. 

 

b. Stabilization.  If the TDM Program monitoring, as evidenced by 

the Vehicular Traffic Counts outlined above, reveals that the 

Maximum Trips After Reduction for the 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 Report 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. 

1) If the results of the traffic counts conducted upon and 

subsequent to 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 building owner(s) through the AG. 

 

2) If despite the implementation of remedial efforts, the 

applicable Maximum Trips After Reduction (based on the 

existing development levels in the Tysons Corner Urban 

Center)  are still exceeded after three (3) consecutive years, 

then, in addition to addressing further remedial measures as 
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set forth in this Proffer, the AG shall be assessed a penalty 

according to the following: 

Exceeded Trip Goals Penalty 

Less than 1% No Penalty Due 

3.1% to 6% 10% of Penalty Fund 

6.1% to 10% 15% of Penalty Fund 

Over 10% 20% of Penalty Fund 

 

3) The AG 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). 

 

4) The maximum amount of penalties associated with the 

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 (3) 

consecutive counts conducted upon Stabilization show that 

the Maximum Trips After Reduction have not been 

exceeded. 

 

 Additional Trip Counts.  If an Annual Report indicates that a change has occurred L.

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 Traffic 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 Traffic 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. 

 Review of Trip Reduction Goals.  At any time and concurrent with remedial M.

actions and/or the payment of penalties as outlined in this Proffer, the AG may 

request that FCDOT review the vehicle trip reduction goals established for the 

Property and set a revised lower goal for the Property consistent with the results 
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of such surveys and vehicular traffic counts provided for by this Proffer.  In the 

event a revised lower goal is established for the Property, the Maximum Trips 

After Reduction shall be revised accordingly for the subsequent review period 

without the need for a PCA. 

 Continuing Implementation.  The AG shall bear sole responsibility for continuing N.

implementation of the TDM Program and compliance with this Proffer.  The TPM 

shall continue to administer the TDM Program in the ordinary course in 

accordance with this Proffer including submission of Annual Reports. 

 Notice to Owners.  All owners of the Property shall be advised of the TDM O.

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. 

 Enforcement.  If the TPM fails to timely submit a report to FCDOT as required by P.

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 AG shall be subject to a penalty of $100.00 per day not 

to exceed $36,500.00 for any one incident.  Such penalty shall be payable to 

Fairfax County to be used for multimodal, transit, transportation, or congestion 

management improvements within the vicinity of the Property, or in consultation 

with the TPM, for other TDM-related improvements or programs within Tysons 

Corner. 

49. Transportation Demand Management for Retail/Hotel/Existing Office Uses.  As provided 

in this Proffer, certain components of the TDM Plan are applicable to and will benefit the 

retail and hotel uses on the Property as well as the existing office uses in Building D.  

The TPM shall make available information on those components to any retail and hotel 

uses on the Property and existing office uses in Building D. Such uses shall not be subject 

to monitoring nor will remedies and penalties be assessed against those uses.  

50. Intelligent Transportation Systems.  To optimize safe and efficient travel in Tysons, the 

Applicants 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 new 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: 

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

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

 Bus stops pre-wired for real-time arrival/departures information. C.
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The Applicants shall work with FCDOT and/or the Tysons Partnership to identify sources 

and facilitate electronic transmittal of data. Furthermore, the Applicants shall participate 

in efforts to implement any future dynamic traffic management program for the Tysons 

area. 

 

AFFORDABLE/WORKFORCE HOUSING 

51. Affordable Dwelling Units.  If required by the provisions of Part 8 of Article 2 of the 

Ordinance, Affordable Dwelling Units ("ADUs") shall be provided pursuant to said 

regulations unless modified by the ADU Advisory Board.    

52. Workforce Dwelling Units.  In addition to any ADUs that may be required pursuant to 

this Proffer, the Applicants shall also provide for-sale and/or rental housing units on the 

Property in accordance with the Board of Supervisors’ Tysons Corner Urban Center 

Workforce Dwelling Unit Administrative Policy Guidelines dated June 22, 2010. 

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. For 

those dwelling units constructed within ¼ mile of the Metro station, the 20% applies to 

the total number of dwelling units to be constructed in that portion of the proposed 

development. Beyond ¼ mile from the Metro station, any units created with bonus floor 

area shall be excluded from the 20% WDU calculation. In either case, 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 Property shall be provided 

within said building.  A minimum of ten percent (10%) of the dwelling units designated as 

ADUs and WDUs shall be designed and constructed with Universal Design features, as 

determined by the Applicants. The WDUs shall have a bedroom mix similar to that provided 

in the market rate units. 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. 
 

Notwithstanding the foregoing, the Applicants reserve the right to enter into a separate 

binding written agreement with the appropriate Fairfax County agency as to the terms and 

conditions of the administration of the WDUs following approval of this Application. 

Such an agreement shall be on terms mutually acceptable to both the Applicants 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. 

 

53. Commercial Contribution for Workforce Housing.  For new office and other non-

residential uses in Buildings A, B, and C, the Applicants shall select, within its sole 

discretion, one of the following two options for contributing toward the provision of 
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affordable and/or workforce housing within Tysons Corner.  The options shall consist of 

either (i) a one-time contribution of $3.00 for each square foot of GFA of new office or 

other non-residential use, or (ii) an annual contribution of $0.25 for each square foot of 

GFA of new office or other non-residential use continuing for a total of 16 years. Under 

either option, GFA associated with public uses and ground floor retail uses are excluded 

from the contribution. These contributions shall be made to the Board of Supervisors, be 

deposited in a specific fund to be used solely for this purpose within Tysons Corner and 

shall be payable at the time of issuance of the first Non-RUP for each of Buildings A, B 

and C. 

PARKS AND RECREATIONAL FACILITIES 

54. Publicly Accessible Parks.  The Applicants shall provide a variety of park space on the 

Property that will be open and accessible to the public as depicted on the CDP. While 

these park spaces are retained in private ownership, the Applicants shall record public 

access easement(s) ensuring that the park space(s) are open to the public for periods of 

time consistent with traditional Fairfax County parks and providing for perpetual private 

maintenance. The public access easements shall also reserve to the Applicants the right to 

reasonably restrict access for limited times for special events, security, maintenance and 

repairs and/or safety purposes. The Applicants shall coordinate with FCPA to plan 

activities and events within the publicly accessible park areas. A wayfinding and signage 

system shall be developed in coordination with the County at the time of site plan 

approval and installed by the Applicants to ensure the public can easily identify and 

access all publicly accessible park spaces. The construction of the publicly accessible 

parks shall occur in phases commensurate with the phasing of development of the 

Property. Publicly accessible parks shall be provided as generally shown on Sheets L-2.0 

through L-2.7 of the CDP, with adjustments to the designs and specific details with 

regard to recreational facilities, park furnishings and finishes to be provided at the time of 

FDP and/or final site plan approvals, provided such adjustments and details are in 

substantial conformance with the quality and character of that shown on the CDP. 

 Park Space A is a recreation focused park of approximately 22,303 square feet A.

designed to promote social interaction and function for users of different ages and 

mobility. It includes active recreational facilities such as a playground,.  a multi-

purpose half court and an open lawn panel but also includes landscaping, paths, 

benches and art in the landscape. A school bus stop area shall also be incorporated 

into this park space until such time as the future ramp described in Proffer 35 is 

constructed; the specific location of the school bus stop shall be determined at the 

time of site plan.  Park Space A shall be substantially complete prior to issuance 

of the 300
th

 RUP for Building C. 

In the event that the interim ramp described in Proffer 35 is constructed prior to 

the development of Park Space A, the Applicants shall provide a cash 

contribution to the FCPA in an amount to be determined based on the estimated 

value of the land and proffered facilities in Park A.  Such contribution shall be 

made prior to issuance of the 300th RUP for Building C.  FCPA shall utilize these 

funds to obtain and construct park facilities elsewhere in Tysons. In the event that 
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the interim ramp is constructed after development of Park Space A, necessitating 

dedication of park area for construction purposes, the Applicants shall not be required 

to provide alternate compensation for the loss of on-site park space.  

 

 Park Space B is a pocket park of approximately 8,132 square feet. It is designed B.

as an off-leash dog park and will promote interaction between neighbors and pet 

owners.  Park Space B will include fencing, varied topographic elements, 

synthetic turf, a dog oriented water feature as well benches and landscaping. Park 

Space B shall be substantially complete prior to issuance of first RUP for 

Building C. 

 Park Space C is an urban plaza of approximately 8,603 square feet that will offer C.

opportunities for reading, eating and reflecting.  The space will include specialty 

landscaping, a variety of seating, and movable planters that provide an 

opportunity for a small performance space and/or potentially an ice rink.  It shall 

be substantially complete prior to issuance of first RUP for Building C.  

 Park Space D is a pocket park of approximately 8,141 square feet designed as D.

intimate space for residents, visitors, hotel guests and retail patrons.  It will 

include hardscaping, a tree grove and other landscaping, a bocce court, and a 

variety of seating including an oversized bench, seat walls and movable tables and 

chairs.  Park Space D shall be substantially complete prior issuance for first RUP 

for Building C 

 Park Space E is an urban plaza of approximately 7,431 square feet. It is designed E.

as a central gathering space for the community and will be the most animated and 

lively. With hardscaping, landscaping, outdoor seating, vertical sculptural 

element(s) and an interactive water feature, it will be a potential location for 

special events such as outdoor performances, crafts fair and farmers' markets as 

well as people watching. Park Space E shall be substantially complete prior to 

first RUP for Building C.  

 Park Space F is a pocket park of approximately 7,558 square feet designed for F.

studying, reading and relaxing with a mixture of hardscaping, landscaping and 

outdoor seating. Park Space F shall be substantially complete prior to first RUP 

for Building C. 

 Park Space G is a pocket park of approximately 2,200 square feet.  It will relate to G.

Urban Plaza C across Ashgrove Lane and provide additional seating and 

gathering space for performances in Urban Plaza C.  Park Space G will include 

shade structures, benches, tables and chairs. It shall be substantially complete 

prior to first RUP for Building C  

 Park Space H is a pocket park of approximately 1,238 square feet designed for H.

social interaction and will relate to the activities taking place in Park Space E.  It 

will feature hardscaping, landscaping, and outdoor seating with. wireless fidelity 
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(Wi-Fi) capability as an activation element. Park Space H shall be substantially 

complete prior to first RUP for Building C.  

 Park Space I is an urban plaza of approximately 3,853 square feet designed to I.

animate the Cornerside Boulevard frontage and provide convenient space for 

seating and people watching.  It will include public art, hardscaping, landscaping 

and seating for passive use. Park Space I shall be substantially complete prior to 

first Non-RUP for Building B. 

55. Amenities and Facilities for Residents.  The Applicants shall provide on-site recreational 

facilities for the future residents of the Property.  Pursuant to Paragraph 2 of Section 

6-110 and Paragraph 2 of Section 16-404 of the Ordinance regarding developed 

recreational facilities, the Applicants shall expend a minimum of $1700.00 per market-

rate and workforce residential unit on such recreation facilities.  Prior to final bond 

release for the Property, the balance of any funds not expended on-site, as determined by 

DPWES shall be contributed to the Fairfax County Park Authority for the provision of 

recreation facilities serving Tysons Corner. 

56. Off-Site Park Enhancements.   

 The Applicants shall make a good faith effort to diligently pursue, acquire and A.

record public access easements to the benefit of the FCPA across properties 

identified on the Fairfax County 2013 tax maps as 29-3 ((20)) 8, 9A and 9B (the 

"Off-Site Parcels") through a cooperative agreement with the owners of the Off-

Site Parcels.  The easement area shall be a minimum of 20 feet in width to 

accommodate an eight foot wide asphalt trail.  The form of the easement shall be 

reviewed and approved by the County Attorney. If the Applicants are unable to 

obtain one or more of the easements from the owners at a commercially 

reasonable rate, the Applicants shall: 1) provide documentation to FCPA of its 

efforts to obtain the easements including an appraisal, prepared by a MAI 

(Member of the Appraisal Institute) independent appraiser approved by the 

County, of the value of the easement(s) to be acquired and a copy of written offers 

and counteroffers (if any) and evidence of owners refusal or failure to respond 

affirmatively within 90 days to such offers and counteroffers; and 2) make a one-

time contribution of $10,000.00 for each unobtainable easement to the FCPA and 

thereby be released of any further obligation to obtain said easements.  The 

easements, if available, shall be recorded prior to the issuance of a RUP or Non-

RUP for the first of Buildings A, B or C to be constructed, or earlier at the 

Applicants' sole discretion. 

 The Applicants shall provide a one-time $50,000.00 contribution to the FCPA for B.

improvements to the Old Courthouse Spring Branch stream valley park which 

may include, but not be limited to, improvements to existing trails, construction of 

new trails, enhancements to the Ashgrove Plantation site/facilities, and park 

planning efforts.  Said contribution shall be made prior to the issuance of a RUP 

or Non-RUP for the second of Buildings A, B or C to be constructed. 
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57. Athletic Field Contribution.   The Applicants shall provide a contribution of $2.38 for 

each square foot of new space constructed in Buildings A, B and C to the FCPA for the 

development of athletic fields on the Westgate Park or acquisition and development of 

athletic fields elsewhere serving the Tysons area.  The contribution associated with each 

building shall be based on the actual GFA in each building.  This contribution shall not 

apply to any public use facilities constructed on the Property including the public arts 

office for alternate public use described in Proffer 57. The contribution associated with 

the first of Buildings A, B, or C to be constructed on the Property shall be paid in three 

equal installments; the first installment due at the issuance of the first RUP or Non-RUP 

for the building; the second installment due upon the issuance of the 100
th

 RUP or the 

issuance of a Non-RUP for more than 100,000 square feet of non-residential space; and 

the third and final installment due prior to the issuance of the 300
th

 RUP or issuance of a 

Non-RUP for more than 200,000 square feet of non-residential space.  The contribution 

for the second and third buildings shall be made prior to the issuance of a RUP or Non-

RUP for the applicable building.   

PUBLIC FACILITIES 

 

58. Public Space.  The Applicants shall design, permit, construct and make available for use 

by Fairfax County or its designee for a period of thirty (30) years, space consisting of 

approximately 3,500 square feet of GFA within Building A or B.  Said space shall be 

provided, at no cost to the County other than for utilities and char services, for office 

space to serve a public art agency (the "Agency Space").  Parking for the Agency Space 

shall be based on market rates. Should it be determined at FDP that the Agency Space is 

no longer needed in this location, the space shall be provided for another 

public/community use.  Public/community use of this space shall be limited to museums, 

art galleries/studios, theatres, educational facilities, cultural centers, indoor recreational 

activities, County or State offices or other uses mutually agreed upon by the Applicants 

and the County.  Said space shall be made available to the County prior to the issuance of 

a RUP or Non-RUP for more than 50,000 square feet of other uses in Buildings A or B, 

as may be applicable, or as may otherwise be determined at FDP. Following conclusion 

of the initial 30 year lease, the Applicants shall offer the County four-5 year lease 

renewal options at then prevailing market rates.  

59. Master Plan for the Arts.  The Applicants shall contribute $350,000.00 to Fairfax County 

to fund a Master Plan for the Arts, or should the Master Plan be already complete, for 

other arts related activities mutually agreed upon by the Applicants and the County.  The 

contribution shall be provided prior to the issuance of the first RUP or Non-RUP for 

Buildings A, B or C, whichever shall occur first. 

60. 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 Applicants shall contribute $9,378.00 per 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 and capacity enhancements to schools that any students generated 

by the Property will attend. Such contribution shall be made prior to the issuance of the 
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first RUP for each residential building and shall be based on the actual number of 

dwelling units built in each building. 

STORMWATER MANAGEMENT 

61. Stormwater Management.   

 Stormwater Management ("SWM") measures for the Property shall be designed to A.

protect receiving waters downstream of Tysons Corner by reducing runoff from 

impervious surfaces using a progressive approach.  This progressive approach 

shall, to the maximum extent practicable, subject to the determination of the 

Department of Public Works and Environmental Services (DPWES), 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 submitted subsequent to this rezoning shall identify the use of certain Low 

Impact Development ("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, bio-

retention (traditional and urban) areas, soil amendments, dry swales, pervious 

hardscapes/streetscapes, and infiltration. 

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 and reduce pollutant runoff 

as contemplated within the stormwater management-related credits of the 

project’s registered version, or the most current version, of the U.S. Green 

Building Council’s applicable Leadership in Environmental Education and Design 

(LEED
®

) rating system (e.g., for LEED-NC 2009, the Stormwater Design-

Quantity Control and Stormwater Design-Quality Control credits [Sustainable 

Sites 6.1 and 6.2]).  The above noted SWM Facilities shall be designed, to the 

maximum extent practicable, to meet the requirements of the stormwater 

management-related credits of the project’s registered version or the most current 

version of the U. S. Green Building Council’s applicable LEED rating system for 

each building/phase of the development based upon the LEED Boundary 

identified with each building/phase.   

 

 At the time of each FDP, the Applicants shall provide calculations for that phase B.

showing the proposed volume reductions and shall work cooperatively with 

DPWES and DPZ to ensure that the stormwater management measures that would 

be sufficient to meet the requirements of the aforementioned LEED credits will be 

provided and that the first inch of rainfall will be retained or reused to the 

maximum extent practicable.  Supporting information shall be included, as part of 

each FDP submission, that is of sufficient detail, subject to DPWES’s 

determination in coordination with the Environment and Development Review 
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Branch of DPZ, to demonstrate the viability of the proposed stormwater 

management strategy for the area subject to the FDP.  This information shall 

include the following: 

 For any BMP involving infiltration of water into the ground, soil testing (i)

information documenting that the soil will be able to support the proposed 

infiltration measure(s). 

 For any measure involving storage and reuse of stormwater runoff, (ii)

documentation supporting assumed levels of water usage. 

 The requirements of Paragraph B may be met on an individual building basis (to C.

include consideration of any associated parking, roadway and/or courtyard areas) 

or be based upon the total area of the Property. 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 of FDP, shall be located outside of the landscape amenity panel and sidewalk 

zone of the streetscape. 

 With each subsequent site plan, the Applicants shall provide refined calculations D.

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 and meeting the 

requirements of the aforementioned LEED credits will be confirmed at site plan 

by utilizing the proposed retention credits identified by the County as part of its 

stormwater spreadsheet, the Applicants reserve the right to utilize any 

combination of LID measures (existing and future) to meet this goal, subject to 

the review and approval of DPWES.  Similarly, if all other County suggested 

stormwater alternatives have been attempted, the Applicants reserve the right to 

over detain the runoff from a one-inch rainfall to a release rate that mimics that of 

a "good" forested condition. 

Where it is the Applicants' intent to use a rainwater harvesting system ("RWHS") 

for stormwater credit, variations in reuse water demand may create fluctuations in 

draw down of the RWHS tank(s).  If storage time will exceed 10 days, due to 

seasonal variation in demand, the Applicants shall have the right to discharge 

excess volumes off site during non-rainfall periods in a manner and at release 

rates as allowed by the PFM or as approved by the Director of DPWES.  To the 

extent practicable, such discharges shall mimic release rates from a good forested 

condition for a significant majority of rainfall events, and/or excess volume shall 

be directed to other facilities using a "treatment train" approach, if possible, as 
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approved by the Director of DPWES.  If for any reason the designed dedicated 

end use(s) becomes unavailable because of some change, the Applicants shall 

provide an approved alternative end use or install a properly designed BMP 

treatment system to achieve runoff reduction and treatment of the runoff. 

 

62. Tree Replacement.  As shown on the CDP, the Applicants are requesting a modification 

of PFM Section 12-0505.6B to allow for trees located above any proposed 

percolation trench or bio-retention area to count toward the 10-year tree canopy 

requirement.  In the event that any of the said trees may need to be removed for 

maintenance or repair of those facilities, the Applicants s h a l l  replace removed 

trees as determined by the UFMD to sustain the 10-year canopy. 

63. Stream Valley Restoration Contribution.  The Applicants shall contribute $10,000.00 to 

Fairfax County for the preparation of a stream valley restoration plan, or alternatively 

improvements to the Old Courthouse Spring Branch stream valley.  Said contribution 

shall be made prior to the issuance of a RUP or Non-RUP for the second new building to 

be constructed on the Property. 

MISCELLANEOUS 

64. Metrorail Tax District Buyout for Certain Residential Uses.  At least sixty days prior to 

recording any residential condominium documents that would change the use of all or 

any portion of the Property that either i) is zoned to permit multi-family residential use 

but is not yet used for that purpose or ii) from use as a multi-family residential real 

property that is primarily leased or rented to residential tenants or other occupants by an 

owner who is engaged in such a business, in either case therefore taxable for purposes of 

the now existing Phase I Dulles Rail Transportation Improvement District (the "Phase I 

District") to a use that is not subject to the Phase I District tax, the Applicants shall 

provide a written notice to the Director of the Real Estate Division of the Fairfax County 

Department of Tax Administration advising that the Applicants intends to record such 

condominium documents for that portion of the Property.  Prior to recording the 

condominium documents, the Applicants shall pay to Fairfax County a sum equal to the 

then-present value of Phase I District taxes estimated by the County to be lost as a result 

of that change in use.  

65. Zoning Administrator Consideration.  Notwithstanding the foregoing, upon 

demonstration that, despite diligent efforts or due to factors beyond the Applicants’ 

control, proffered improvements such as, but not limited to, transportation, publicly-

accessible park areas, athletic fields, trail connections, and offsite easements, have been 

delayed (due to, but not limited to, an inability to secure necessary permission for utility 

relocations, VDOT approval for traffic signals, necessary easements and/or site plan 

approval) beyond the timeframes specified, the Zoning Administrator may agree to a later 

date for completion of these transportation  improvement(s). 

66. Adjustment in Contribution Amounts.  Except for contributions to the Tysons Grid of 

Streets Transportation Fund and the Tysons-wide Transportation Fund, all monetary 

contributions specified in these Proffers shall adjust on a yearly basis from the base year 



 

Page 51 

RZ 2011-HM-032 

of 2014 and change effective each January 1 thereafter, based on changes in the 

Consumer Price Index for all urban consumers (not seasonally adjusted) (“CPI-U”), both 

as permitted by Virginia State Code Section 15.2-2303.3.  

67. Advanced Density Credit.  Advanced density credit is reserved consistent with the 

provisions of the Fairfax County Ordinance for all eligible dedications described herein 

or as may be required by Fairfax County or VDOT.  

68. Severability.  Pursuant to Section 18-204 of the Ordinance, any portion of the Property 

may be the subject of a proffered condition amendment (“PCA”), Special Exception 

(“SE”), Special Permit (“SP”), or Final Development Plan Amendment (“FDPA”) 

without joinder and/or consent of the owners of the other portions of the 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 Property 

that is not the subject of such a PCA, SE, SP or FDPA shall otherwise remain in full force 

and effect. 

69. Successors and Assigns.  These Proffers will bind and inure to the benefit of the 

Applicants and their successors and assigns. Each reference to “Applicants” in this 

proffer statement shall include within its meaning and shall be binding upon Applicants’ 

successor(s) in interest and/or the owners from time to time of any portion of the Property 

during the period of their ownership.  Once portions of the 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 transferee. With respect to 

any portion of the Property subject to a COA, the COA shall have liability for 

performance of any applicable proffers, but not the individual condominium owners. 

70. 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] 
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Co-Applicant/Title Owner of Tax Map  

29-3 ((20)) C2, C3 

 

TYSONS WEST RESIDENTIAL, L.L.C. 

By: Tysons West Holdings, L.L.C., its Sole Member 

 

By: JBG/Company Manager III, L.L.C., its Managing 

Member 

 

 

 

By: _________________________________ 

      _________________________________ 

Its: Managing Member 

 

 

 

[SIGNATURES CONTINUE ON NEXT PAGE] 



 

 

Co-Applicant/Title Owner of Tax Map  

29-1 ((1)) 10D 

 

JBG/TYSONS HOTEL, L.L.C. 

 

By: JBG/Company Manager III, L.L.C., its Managing 

Member 

 

 

 

By: _________________________________ 

      _________________________________ 

Its: Managing Member 

 

 

 

[SIGNATURES END] 
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DRAFT FINAL DEVELOPMENT PLAN CONDITIONS 
 

FDP 2011-HM-032 
 

July 17, 2013 
 

If it is the intent of the Planning Commission to approve Final Development Plan 
FDP 2011-HM-032 on property located at Tax Map 29-3 ((1)) 10D and 29-3 ((20)) C2, C3, 
staff recommends that the Planning Commission condition the approval by requiring 
conformance with the following development conditions.   
 
 
1. Any plan submitted pursuant to this final development plan shall be in substantial 

conformance with the approved FDP entitled “Tysons West ,” prepared by VIKA, 
Inc.; MV+A Architects, and, Landdesign., and dated February 25, 2013 as revised 
through June 12, 2013, and these conditions.  Minor modifications may be permitted 
pursuant to Sect. 16-402 of the Zoning Ordinance. 

2. Private outdoor dining is permitted only in the building zone depicted on the FDP.  
This condition shall not prohibit publicly accessible tables and chairs to be placed in 
the landscaped amenity panel area so long as a clear sidewalk of at least 6 feet 
wide in width is provided.  

3. Architectural plans submitted pursuant to this final development plan shall be in 
substantial conformance with the style, type, character and form depicted in the 
approved FDP. 

 

 



APPENDIX 3 

C o u n t y o f F a i r f a x , V i r g i n i a 

M E M O R A N D U M 
Office of the County Attorney 

Suite 549, 12000 Government Center Parkway 
Fairfax, Virginia 22035-0064 

Phone: (703) 324-2421; Fax: (703) 324-2665 
www.fairfaxcounty.gov 

D A T E : June 10, 2013 

T O : William Mayland, Staff Coordinator 
Zoning Evaluation Division 
Department of Planning and^Zoning 

F R O M : Bette R. Crane, Paralegal! 
Office of the County Atto^iey 

S U B J E C T : Affidavit 
RZ2011-HM-032 
Applicant: Tysons West Residential, LLC and JBG/Tysons Hotel, LLC 
PC Hearing Date: 7/31/13 
BOS Hearing Date: 9/24/13 

R E K : 114277 

Attached is an affidavit which has been approved by the Office of the County Attorney for the 
above-referenced case. Please include this affidavit dated 6/5/13, which bears my initials and 
is numbered 114277, when you prepare the staff report. 

Thank you for your cooperation. 

Attachment 
cc: (w/attach) Amy Moxley, Planning Technician I (sent via email) 

Zoning Evaluation Division 
Department of Planning and Zoning 

Wsl7prolaw01\Documents\114277\BRCWfidavits\519046.doc 



R E Z O N I N G A F F I D A V I T 

DATE: June 5, 2013 
(enter date affidavit is notarized) 

I , Elizabeth D. Baker, agent ? do hereby state that I am an 
(enter name of applicant or authorized agent) 

(check one) [ ] applicant //(_/") """) ~1 
[•] applicant's authorized agent listed in Par. 1 (a) below " ' 

in Application No.(s): RZ 201 l-HM-032 . 
(enter County-assigned application number(s), e.g. RZ 88-V-001) 

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

1(a). The following constitutes a listing of the names and addresses of all A P P L I C A N T S , T I T L E 
O W N E R S , C O N T R A C T P U R C H A S E R S , and L E S S E E S of the land described in the 
application,* and, if any of the foregoing is a T R U S T E E , * * each B E N E F I C I A R Y of such trust, 
and all A T T O R N E Y S and R E A L E S T A T E B R O K E R S , and all A G E N T S who have acted on 
behalf of any of the foregoing with respect to the application: 

( N O T E : All relationships to the application listed above in B O L D 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) 

Tysons West Residential, L.L.C. 

Agents: 
Jay W. Klug 
Grant M. Ehat 
Robert J.T. Rosenfeld 
James J. Garibaldi, Jr. 
Robin S. Mosle 
Andrew K. Brown 
Michael B. Majestic 
Dave G. Wagner 

A D D R E S S 
(enter number, street, city, state, and zip code) 

4445 Willard Avenue, Suite 400 
Chevy Chase, MD 20815 

R E L A T I O N S H I P ( S ) 
(enter applicable relationships 
listed in BOLD above) 

Co-Applicant/Title Owner of 
Tax Map 29-3 ((20)) C2, C3 

(check i f applicable) [•] There are more relationships to be listed and Par. 1(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: Name of trustee. Trustee for (name of trust, if applicable), for the benefit of: (state name of 
each beneficiary). 

LFORM RZA-1 Updated (7/1/06) 



Rezoning Attachment to Par. 1(a) 

DATE: June 5, 2013 
(enter date affidavit is notarized) 

for Application No. (s): RZ 201 l-HM-032 

Page _1 of _2_ 

(enter County-assigned application number (s)) 

( N O T E : 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. 

N A ME 
(enter first name, middle initial, and 

last name) 

JBG/Tysons Hotel, L.L.C. 
Agents: 
Jay W. Klug 
Grant M. Ehat 
Robert J.T. Rosenfeld 
James J. Garibaldi, Jr. 
Robin S. Mosle 
Andrew K. Brown 
Michael B. Majestic 
Dave G. Wagner 

VIKA, Incorporated 
Agents: 
John F. Amatetti 
Jeffrey A. Kreps 
P. Christopher Champagne 

VIKA Virginia, LLC 
Agents: 
John F. Amatetti 
Jeffrey A. Kreps 
P. Christopher Champagne 
Robert R. Cochran 
Michael D. Benton 
J. Thomas Harding 
Franklin E. Jenkins 
Nelson P. Kirchner 
Anthony C. Morse 
Joseph D. Amatetti 
Bryan D. Cichocki 

M.J. Wells & Associates, Inc. 
Agents: 
Terence J. Miller 
Robin L. Antonucci 
John F. Cavan 
Michael J. Workosky 
Kevin R. Fellin 

ADDRESS 
(enter number, street, city, state, and zip code) 

4445 Willard Avenue, Suite 400 
Chevy Chase, MD 20815 

RELATIONSHIP(S) 
(enter applicable relationships 

listed in BOLD above) 

Co-Applicant/Title Owner of Tax 
Map 29-1 ((1)) 10D 

8180 Greensboro Drive, Suite 200 
McLean, VA 22102 

8180 Greensboro Drive, Suite 200 
McLean, VA 22102 

Engineers/Agent 

Engineers/Agent 

1420 Spring Hill Road, Suite 600 
McLean, Virginia 22102 

Transportation Consultant/ 
Agent 

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

FORM RZA-1 Updated (7/1/06) 



Rezoning Attachment to Par. 1(a) 

DATE: June 5, 2013 
(enter date affidavit is notarized) 

for Application No. (s): RZ 201 l-HM-032 

Page 2 of 2 

(enter County-assigned application number (s)) 

( N O T E : 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. 

N A M E 

(enter first name, middle initial, and 

last name) 

LandDesign, Inc. 

Agents: 
Peter R. Crowley 
Gabriella (nmi) Canamar 
Katie L. Pavlechko 
Matthew V. Clark 

ADDRESS 
(enter number, street, city, state, and zip code) 

200 S. Peyton Street 
Alexandria, Virginia 22314-2813 

R E L A T I O N S H I P ( S ) 
(enter applicable relationships 

listed in BOLD above) 

Landscape Architect/Agent 

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 

2200 Clarendon Boulevard 
Suite 1300 
Arlington, Virginia 22201 

Attorneys/Planners/Agent 

Attorney/Agent 
Attorney/Agent 
Attorney/Agent 
Attorney/Agent 
Attorney/Agent 
Attorney/Agent 
Attorney/Agent 
Planner/Agent 
Planner/Agent 
Planner/Agent 

Mushinsky Voelzke & Associates, 
CHTD. t/a MUSHINSKY VOELZKE 
ASSOCIATES/MV+A 

7910 Woodmont Avenue, Suite 1250 
Bethesda, MD 20814 

Consultant/Agent 

Agents: 
Jack W. Hollon 
James F. Voelzke 

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

;ORM RZA-1 Updated (7/1/06) 



Page Two 
R E Z O N I N G A F F I D A V I T 

DATE: June 5, 2013 
(enter date affidavit is notarized) 

for Application No. (s): RZ 201 l -HM-032 
(enter County-assigned application number(s)) 

1(b). The fol lowing constitutes a listing*** o f the S H A R E H O L D E R S o f all corporations disclosed in this 
affidavit who own 10% or more of any class o f stock issued by said corporation, and where such 
corporation has 10 or less shareholders, a listing of all of the shareholders, and if the corporation is 
an owner of the subject land, all of the O F F I C E R S and D I R E C T O R S of such corporation: 

(NOTE: Include S O L E P R O P R I E T O R S H I P S , L I M I T E D L I A B I L I T Y COMPANIES, and R E A L E S T A T E 
I N V E S T M E N T T R U S T S herein.) 

CORPORATION INFORMATION 

N A M E & A D D R E S S O F C O R P O R A T I O N : (enter complete name, number, street, city, state, and zip code) 
Tysons West Residential, L.L.C. 
4445 Willard Avenue, Suite 400 
Chevy Chase, MD 20815 

D E S C R I P T I O N O F C O R P O R A T I O N : (check one statement) 
[•/] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of 

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

of stock issued by said corporation, and no shareholders are listed below. 

N A M E S O F S H A R E H O L D E R S : (enter first name, middle initial, and last name) 
Tysons West Holdings, L.L.C, Sole Member 

N A M E S O F O F F I C E R S & D I R E C T O R S : (enter first name, middle initial, last name & title, e.g. President, 
Vice President, Secretary, Treasurer, etc.) 

(check i f applicable) [ / ] There is more corporation information and Par. 1(b) is continued on a "Rezoning 
Attachment 1(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 _1 of J_ 

Rezoning Attachment to Par. 1(b) 

DATE: June 5, 2013 

(enter date affidavit is notarized) 
for Application No. (s): RZ 201 l - H M - 0 3 2 

(enter County-assigned application number (s)) 

NAME & A D D R E S S O F C O R P O R A T I O N : (enter complete name, number, street, city, state, and zip code) 
JBG/Tysons Hotel, L.L.C. 
4445 Willard Avenue, Suite 400 
Chevy Chase, MD 20815 

D E S C R I P T I O N O F C O R P O R A T I O N : (check one statement) 
[ / ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

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

stock issued by said corporation, and no shareholders are listed below. 

NAMES O F T H E S H A R E H O L D E R : (enter first name, middle initial, and last name) 
JBG/Company Manager I I I , L.L.C, Managing Member 
JBG Investment Fund V I I , LLC, Member 

NAMES O F O F F I C E R S & D I R E C T O R S : (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) 
JBG/Company Manager I I I , L.L.C. 
4445 Willard Avenue, Suite 400 
Chevy Chase, MD 20815 

DESCRIPTION O F CORPORATION: (check one statement) 
[ / ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 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) 
Benjamin R. Jacbos, Michael J. Glosserman, Robert A. Stewart, Brian P. Coulter, Porter G. Dawson, Kenneth F. Finkelstein, 
Dean M. Cinkala, James L. Iker, W. Matt Kelly 

NAMES O F O F F I C E R S & D I R E C T O R S : (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

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

FORM RZA-1 Updated (7/1/06) 



Rezoning Attachment to Par. 1(b) 

DATE: June 5,2013 
(enter date affidavit is notarized) 

for Application No. (s): RZ 201 l-HM-032 
(enter County-assigned application number (s)) 

N A M E & A D D R E S S O F C O R P O R A T I O N : (enter complete name, number, street, city, state, and zip code) 
JBG Investment Fund VII , LLC 
4445 Willard Avenue, Suite 400 
Chevy Chase, MD 20815 

D E S C R I P T I O N O F C O R P O R A T I O N : (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 o f the shareholders owning 10% or more o f any 

class o f stock issued by said corporation are listed below. 

[y] There are more than 10 shareholders, but no shareholder owns 10% or more o f any class o f 

stock issued by said corporation, and no shareholders are listed below. 

N A M E S OF T H E S H A R E H O L D E R : (enter first name, middle initial, and last name) 

N A M E S OF O F F I C E R S & D I R E C T O R S : (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) 
Tysons West Holdings, L.L.C. 
4445 Willard Avenue, Suite 400 
Chevy Chase, MD 20815 

DESCRIPTION O F CORPORATION: (check one statement) 

[ / ] There are 10 or less shareholders, and all of the shareholders are listed below. 

[ ] There are more than 10 shareholders, and all o f the shareholders owning 10% or more of any 

class o f stock issued by said corporation are listed below. 

[ ] There are more than 10 shareholders, but no shareholder owns 10% or more o f any class 

o f stock issued by said corporation, and no shareholders are listed below. 

NAMES OF T H E SHAREHOLDERS: (enter first name, middle initial, and last name) 
JBG/Company Manager IV, L.L.C, Managing Member (owns less than 10% of Tysons West Residential, L.L.C.) 
JBG/Tysons West Member, L.L.C, Member 
The Calais Corporation, Member 

N A M E S OF O F F I C E R S & D I R E C T O R S : (enter first name, middle initial, last name, and title, e.g. 

President, Vice-President, Secretary, Treasurer, etc.) 

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

Page _2 of J_ 
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Rezoning Attachment to Par. 1(b) 

DATE: June 5, 2013 
(enter date affidavit is notarized) 

for Application No. (s): RZ 201 l-HM-032 
(enter County-assigned application number (s)) 

NAME & A D D R E S S O F C O R P O R A T I O N : (enter complete name, number, street, city, state, and zip code) 
JBG/Tysons West Member, L.L.C. 
4445 Willard Avenue, Suite 400 
Chevy Chase, MD 20815 

D E S C R I P T I O N O F C O R P O R A T I O N : (check one statement) 
[/] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

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

stock issued by said corporation, and no shareholders are listed below. 

N A M E S O F T H E S H A R E H O L D E R : (enter first name, middle initial, and last name) 
JBG/Company Manager I I I , L.L.C, Managing Member (owns less than 10% of Tysons West Residential, L.L.C.) 
JBG Investment Fund V I , L.L.C, Member 
Tysons Gateway Investors 2007, L.L.C, Member (owns less than 10% of Tysons West Residential, L.L.C.) 
1111 Property Associates (2007-3), LLC, Member (owns less than 10% of Tysons West Residential, L.L.C.) 

NAMES O F O F F I C E R S & D I R E C T O R S : (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

NAME & ADDRESS O F CORPORATION: (enter complete name, number, street, city, state, and zip code) 
The Calais Corporation 
25450 Pleasant Valley Road 
Chantilly.VA 20152 

DESCRIPTION O F CORPORATION: (check one statement) 
[•] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 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 O F T H E SHAREHOLDERS: (enter first name, middle initial, and last name) 
Moore Family Trust, Estate of Jacques J. Moore, Sr. f/b/o Blanche H. Moore, Jacques J. Moore III , Charles H. Moore, Blanche H. Moore, 
Blanche A. Milligan, Nathaniel (nmi) Risteen, Nicholas (nmi) Risteen 

NAMES O F O F F I C E R S & D I R E C T O R S : (enter f i rs t name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 
Jacques J. Moore, I I I , President 
Directors: Blanche A. Milligan, Blanche H. Moore, Nathaniel (nmi) Risteen 

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

FORM RZA-1 Updated (7/1/06) 
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Rezoning Attachment to Par. 1(b) 

N A M E & A D D R E S S O F C O R P O R A T I O N : (enter complete name, number, street, city, state, and zip code) 
M.J. Wells & Associates, Inc. 
1420 Spring Hill Road, Suite 600 
McLean, Virginia 22102 

D E S C R I P T I O N O F C O R P O R A T I O N : (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ /] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

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

stock issued by said corporation, and no shareholders are listed below. 

N A M E S O F T H E S H A R E H O L D E R : (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 10% or more of any class of stock. 

DATE: June 5, 2013 
(enter date affidavit is notarized) 

for Application No. (s): PvZ 201 l-HM-032 
(enter County-assigned application number (s)) 

N A M E S O F O F F I C E R S & D I R E C T O R S : (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) 
LandDesign, Inc. 
200 S. Peyton Street 
Alexandria, VA 22314 

DESCRD7TION O F CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[y] 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 T H E SHAREHOLDERS: (enter first name, middle mitial, and last name) 
Peter R. Crowley 
Dale C. Stewart 

N A M E S O F O F F I C E R S & D I R E C T O R S : (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

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

FORM RZA-1 Updated (7/1/06) 
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Rezoning Attachment to Par. 1(b) 

DATE: June 5, 2013 

(enter date affidavit is notarized) 
for Application No. (s): RZ 201 l -HM-032 

(enter County-assigned application number (s)) 

NAME & A D D R E S S O F C O R P O R A T I O N : (enter complete name, number, street, city, state, and zip code) 
VIKA, Incorporated 
8180 Greensboro Drive, Suite 200 
McLean, VA 22102 

D E S C R I P T I O N O F C O R P O R A T I O N : (check one statement) 
[/] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any , 

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

stock issued by said corporation, and no shareholders are listed below. 

NAMES O F T H E S H A R E H O L D E R : (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 O F O F F I C E R S & D I R E C T O R S : (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 Virginia, LLC 
8180 Greensboro Drive, #200 
McLean, VA 22102 

DESCRIPTION O F CORPORATION: (check one statement) 
[ / ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 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 O F T H E 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 O F O F F I C E R S & D I R E C T O R S : (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

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

FORM RZA-1 Updated (7/1/06) 



Rezoning Attachment to Par. 1(b) 

DATE: June 5, 2013 

(enter date affidavit is notarized) 
for Application No. (s): RZ 201 l -HM-032 

(enter County-assigned application number (s)) 

NAME & ADDRESS O F C O R P O R A T I O N : (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 

D E S C R I P T I O N O F C O R P O R A T I O N : (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[/] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

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

stock issued by said corporation, and no shareholders are listed below. 

NAMES O F T H E S H A R E H O L D E R : (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 Ft. Smith, Lynne J. Strobel, Garth M. Wainman, Nan E. Walsh, Martin D. Walsh 

NAMES O F O F F I C E R S & D I R E C T O R S : (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) 
JBG Investment Fund V I , L.L.C. 
4445 Willard Avenue, Suite 400 
Chevy Chase, MD 20815 

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

class of stock issued by said corporation are listed below. 
[/] There are more than 10 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 T H E SHAREHOLDERS: (enter first name, middle mitial, and last name) 

NAMES O F O F F I C E R S & D I R E C T O R S : (enter first name, middle mitial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

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

Page _ 6 _ of J_ 
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Rezoning Attachment to Par. 1(b) 
Page 7 of J_ 

DATE: J u n e 5, 2013 

(enter date affidavit is notarized) 
for Application No. (s): R Z 201 l -HM-032 

(enter County-assigned application number (s)) 

N A ME & ADDRESS O F C O R P O R A T I O N : (enter complete name, number, street, city, state, and zip code) 
Mushinsky Voelzke & Associates, CHTD. t/a MUSHINSKY VOELZKE ASSOCIATES/MV+A 
7910 Woodmont Avenue, Suite 1250 
Bethesda, MD 20814 

D E S C R I P T I O N O F C O R P O R A T I O N : (check one statement) 
[y] 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 O F T H E S H A R E H O L D E R : (enter first name, middle initial, and last name) 
Allen H. Muschinsky 
James F. Voelzke 

NAMES O F O F F I C E R S & D I R E C T O R S : (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) 

DESCRIPTION O F CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 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 O F THE SHAREHOLDERS: (enter first name, middle initial, and last name) 

NAMES O F O F F I C E R S & D I R E C T O R S : (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

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

FORM RZA-1 Updated (7/1/06) 



Page Three 

REZONING A F F I D A V I T 

DATE: June 5, 2013 il^Vfl 
(enter date affidavit is notarized) 

for Application No. (s): RZ 201 l-HM-032 
(enter County-assigned application number(s)) 

1(c). The following constitutes a listing*** of all of the P A R T N E R S , both G E N E R A L and L I M I T E D , in 
any partnership disclosed in this affidavit: 

PARTNERSHIP INFORMATION 

P A R T N E R S H I P N A M E & A D D R E S S : (enter complete name, number, street, city, state and zip code) 
None 

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

N A M E S A N D T I T L E O F T H E P A R T N E R S (enter first name, middle initial, last name, and title, e.g. 
General Partner, Limited Partner, or General and Limited Partner) 

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

*** Al l 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 Four 

REZONING A F F I D A V I T 

DATE: June 5, 2013 
(enter date affidavit is notarized) 

for Application No. (s): RZ 201 l-HM-032 
(enter County-assigned application number(s)) 

1(d). One of the 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 A P P L I C A N T , T I T L E O W N E R , C O N T R A C T 
P U R C H A S E R , or L E S S E E * of the land: 

[•] Other than the names listed in Paragraphs 1(a), 1(b), and 1(c) above, no individual owns in the 
aggregate (directly and as a shareholder, partner, and beneficiary of a trust) 10% or more of the 
A P P L I C A N T , T I T L E O W N E R , C O N T R A C T P U R C H A S E R , or L E S S E E * of the land. 

2. That no member of the Fairfax County Board of Supervisors, Planning Commission, or any member of 
his or her immediate household owns or has any financial interest in the subject land either 
individually, by ownership of stock in a corporation owning such land, or through an interest in a 
partnership owning such land. 

E X C E P T A S F O L L O W S : ( N O T E : If answer is none, enter "NONE" on the line below.) 

None 

(check if applicable) [ ] There are more interests to be listed and Par. 2 is continued on a 
"Rezoning Attachment to Par. 2" form. 

FORM RZA-1 Updated (7/1/06) 



Page Five 

R E Z O N I N G A F F I D A V I T 

DATE: June 5.2013 
(enter date affidavit is notarized) 

for Application No. (s): RZ 201 l-HM-032 
(enter County-assigned application number(s)) 

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 of them is a partner, employee, agent, 
or attorney, or through a partner of any of them, or through a corporation in which any of them is an 
officer, director, employee, agent, or attorney or holds 10% or more of the outstanding bonds or shares 
of stock of a particular class, has, or has had any business or financial relationship, other than any 
ordinary depositor or customer relationship with or by a retail establishment, public utility, or bank, 
including any gift or donation having a value of more than $100, singularly or in the aggregate, with 
any of those listed in Par. 1 above. 

E X C E P T A S F O L L O W S : ( N O T E : If answer is none, enter "NONE" on line below.) 
Grant M. Ehat of Tysons West Residential, L.L.C. and JBG/Tysons Hotel, L.L.C, the applicants listed in Section 1(a) of this 
affidavit, donated in excess of $100 to Supervisor John W. Foust. 

(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. 

That the information contained in this affidavit is complete, that all partnerships, corporations, 
and trusts owning 10% or more of the A P P L I C A N T , T I T L E O W N E R , C O N T R A C T 
P U R C H A S E R , or L E S S E E * 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. 

= ^ 3 = = = = = = = = = = = = = 

W I T N E S S the following signature: 

(check one) [ ] Applicant [ ] Applicant's Authorized Agent 

Elizabeth D. Baker, agent 
(type or print first name, middle initial, last name, and title of signee) 

Subscribed and sworn to before me this ± 
of Virginia , County/City of Arlington 

day of June 20 13 ; in the State/Comm. 

• • • 1 1 AO/901 5 My commission expires: 1
 u w - y > - > 

Notify Public 

FORM RZA-1 Updated (7/1/06) 

KIMBERIV K. F0LUN 
Registration # 283945 

Notary PuMie 
cmmmtm vwma 



C o u n t y o f F a i r f a x , V i r g i n i a 

M E M O R A N D U M 
Office of the County Attorney 

Suite 549, 12000 Government Center Parkway 
Fairfax, Virginia 22035-0064 

Phone: (703) 324-2421; Fax: (703) 324-2665 
www.fairfaxcounty.gov 

D A T E : June 10, 2013 

TO: William Mayland, Staff Coordinator 
Zoning Evaluation Division 
Department of Planning and Zoning 

F R O M : Bette R. Crane, Paralegal 
Office of the County Attorney 

SUBJECT: Affidavit 
FDP 201 l-HM-032 
Applicant: Tysons West Residential, L.L.C. 
PC Hearing Date: 7/31/13 
BOS Hearing Date: Not yet scheduled 

R E E . : 121140 

Attached is an affidavit which has been approved by the Office of the County Attorney for the 
above-referenced, case. Please include this affidavit dated 6/5/13, which bears my initials and 
is numbered 121140, when you prepare the staff report. 

Thank you for your cooperation. 

Attachment 
cc: (w/attach) Amy Moxley, Planning Technician I (sent via email) 

Zoning Evaluation Division 
Department of Planning and Zoning 

Wsl7prolaw01\Documerits\121140\BRC\Affidavits\519013.doc 



R E Z O N I N G A F F I D A V I T 

DATE: June 5, 2013 

I Elizabeth D. Baker, agent 

(enter date affidavit is notarized) 

, do hereby state that I am an 
(enter name of applicant or authorized agent) 

(check one) [ ] applicant 
[•] applicant's authorized agent listed in Par. 1(a) below 

in Application No.(s): FDP 201 l-HM-032 
(enter County-assigned application number(s), e.g. RZ 88-V-001) 

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

1(a). The following constitutes a listing of the names and addresses of all A P P L I C A N T S , T I T L E 
O W N E R S , C O N T R A C T P U R C H A S E R S , and L E S S E E S of the land described in the 
application,* and, if any of the foregoing is a T R U S T E E , * * each B E N E F I C I A R Y of such trust, 
and all A T T O R N E Y S and R E A L E S T A T E B R O K E R S , and all A G E N T S who have acted on 
behalf of any of the foregoing with respect to the application: 

( N O T E : A l l relationships to the application listed above in B O L D 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) 

Tysons West Residential, L.L.C. 

Agents: 
Jay W. Klug 
Grant M. Ehat 
Robert J.T. Rosenfeld 
James J. Garibaldi, Jr. 
Robin S. Mosle 
Andrew K. Brown 
Michael B, Majestic 
Dave G. Wagner 

ADDRESS 
(enter number, street, city, state, and zip code) 

4445 Willard Avenue, Suite 400 
Chevy Chase, MD 20815 

RELATIONSHIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Co-Applicant/Title Owner of 
Tax Map 29-3 ((20)) C2, C3 

(check if applicable) [•] There are more relationships to be listed and Par. 1(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: Name of trustee, Trustee for (name of trust, i f applicable), for the benefit of: (state name of 
each beneficiary). 

FORM RZA-1 Updated (7/1/06) 



Page _1 of _2_ 

Rezoning Attachment to Par. 1(a) 

DATE: June 5, 2013 
(enter date affidavit is notarized) w Y D 

for Application No. (s): FDP 201 l-HM-032 
(enter County-assigned application number (s)) 

( N O T E : 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) 
JBG/Tysons Hotel, L.L.C. 
Agents: 
Jay W. Klug 
Grant M. Ehat 
Robert J.T. Rosenfeld 
James J. Garibaldi, Jr. 
Robin S. Mosle 
Andrew K. Brown 
Michael B. Majestic 
Dave G. Wagner 

VIKA, Incorporated 
Agents: 
John F. Amatetti 
Jeffrey A. Kreps 
P. Christopher Champagne 

VIKA Virginia, LLC 
Agents: 
John F. Amatetti 
Jeffrey A. Kreps 
P. Christopher Champagne 
Robert R. Cochran 
Michael D. Benton 
J. Thomas Harding 
Franklin E. Jenkins 
Nelson P. Kirchner 
Anthony C. Morse 
Joseph D. Amatetti 
Bryan D. Cichoeki 

M.J. Wells & Associates, Inc. 
Agents: 
Terence J. Miller 
Robin L. Antonucci 
John F. Cavan 
Michael J. Workosky 
Kevin R. Fellin 

ADDRESS 
(enter number, street, city, state, and zip code) 

4445 Willard Avenue, Suite 400 
Chevy Chase, MD 20815 

RELATIONSHIP(S) 
(enter applicable relationships 
listed in BOLD above) 

Co-Applicant/Title Owner of Tax 
Map 29-1 ((1)) 10D 

8180 Greensboro Drive, Suite 200 
McLean, VA 22102 

8180 Greensboro Drive, Suite 200 
McLean, VA 22102 

Engineers/Agent 

Engineers/Agent 

1420 Spring Hill Road, Suite 600 
McLean, Virginia 22102 

Transportation Consultant/ 
Agent 

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

'ORM RZA-1 Updated (7/1/06) 



Rezoning Attachment to Par. 1(a) 

DATE: June 5, 2013 
(enter date affidavit is notarized) 

for Application No. (s): FDP 201 l-HM-032 

Page 2 of _2_ 

(enter County-assigned application number (s)) 

( N O T E : 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) 

LandDesign, Inc. 

Agents: 
Peter R. Crowley 
Gabriella (nmi) Canamar 
Katie L. Pavlechko 
Matthew V. Clark 

ADDRESS 
(enter number, street, city, state, and zip code) 

200 S. Peyton Street 
Alexandria, Virginia 22314-2813 

RELATIONSHIP(S) 
(enter applicable relationships 

listed in BOLD above) 

Landscape Architect/Agent 

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 

2200 Clarendon Boulevard 
Suite 1300 
Arlington, Virginia 22201 

Attorneys/Planners/Agent 

Attorney/Agent 
Attorney/Agent 
Attorney/Agent 
Attorney/Agent 
Attorney/Agent 
Attorney/Agent 
Attorney/Agent 
Planner/Agent 
Planner/Agent 
Planner/Agent 

Mushinsky Voelzke & Associates, 
CHTD. t/a MUSHINSKY VOELZKE 
ASSOCIATES/MV+A 

7910 Woodmont Avenue, Suite 1250 
Bethesda,MD 20814 

Consultant/Agent 

Agents: 
Jack W. Hollon 
James F. Voelzke 

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

FORM RZA-1 Updated (7/1/06) 



Page Two 

R E Z O N I N G A F F I D A V I T 

DATE: June 5,2013 
(enter date affidavit is notarized) )Ar\U 

for Application No. (s): FDP 201 l-HM-032 
(enter County-assigned application number(s)) 

1(b). The following constitutes a listing*** of the S H A R E H O L D E R S of all corporations disclosed in this 
affidavit who own 10% or more of any class of stock issued by said corporation, and where such 
corporation has 10 or less shareholders, a listing of all of the shareholders, and if the corporation is 
an owner of the subject land, all of the O F F I C E R S and D I R E C T O R S of such corporation: 

(NOTE: Include S O L E P R O P R I E T O R S H I P S , L I M I T E D L I A B I L I T Y C O M P A N I E S , and R E A L E S T A T E 
I N V E S T M E N T T R U S T S herein.) 

CORPORATION INFORMATION 

N A M E & A D D R E S S O F C O R P O R A T I O N : (enter complete name, number, street, city, state, and zip code) 
Tysons West Residential, L.L.C. 
4445 Willard Avenue, Suite 400 
Chevy Chase, MD 20815 

D E S C R I P T I O N O F C O R P O R A T I O N : (check one statement) 
[/] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of 

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

of stock issued by said corporation, and no shareholders are listed below. 

N A M E S O F S H A R E H O L D E R S : (enter first name, middle initial, and last name) 
Tysons West Holdings, L.L.C, Sole Member 

N A M E S O F O F F I C E R S & D I R E C T O R S : (enter first name, middle initial, last name & title, e.g. President, 
Vice President, Secretary, Treasurer, etc.) 

(check if applicable) L/] There is more corporation information and Par. 1(b) is continued on a "Rezoning 
Attachment 1 (b)" form. 

*** Al l 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 Attachment to Par. 1(b) 

Page _1 of 7 

DATE: June 5, 2013 
(enter date affidavit is notarized) 

for Application No. (s): FDP 201 l-HM-032 
(enter County-assigned application number (s)) 

NAME & A D D R E S S O F C O R P O R A T I O N : (enter complete name, number, street, city, state, and zip code) 
JBG/Tysons Hotel, L.L.C. 
4445 Willard Avenue, Suite 400 
Chevy Chase, MD 20815 

D E S C R I P T I O N O F C O R P O R A T I O N : (check one statement) 
[y] 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 O F T H E S H A R E H O L D E R : (enter first name, middle initial, and last name) 
JBG/Company Manager I I I , L.L.C, Managing Member 
JBG Investment Fund V I I , LLC, Member 

NAMES O F O F F I C E R S & D I R E C T O R S : (enter first name, middle mitial, 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) 
JBG/Company Manager I I I , L.L.C. 
4445 Willard Avenue, Suite 400 
Chevy Chase, MD 20815 

DESCRIPTION O F CORPORATION: (check one statement) 
[•] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 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 O F THE,SHAREHOLDERS: (enter first name, middle initial, and last name) 
Benjamin R. Jacbos, Michael J. Glosserman, Robert A. Stewart, Brian P. Coulter, Porter G. Dawson, Kenneth F. Finkelstein, 
Dean M. Cinkala, James L. Iker, W. Matt Kelly 

NAMES O F O F F I C E R S & D I R E C T O R S : (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

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

FORM RZA-1 Updated (7/1/06) 



Page _2 of 7 

Rezoning Attachment to Par. 1(b) 

DATE: toe 5, 2013 |^|( (Jp 
(enter date affidavit is notarized) 

for Application No. (s): FDP 201 l-HM-032 
(enter County-assigned application number (s)) 

N AME & A D D R E S S O F C O R P O R A T I O N : (enter complete name, number, street, city, state, and zip code) 
JBG Investment Fund V I I , LLC 
4445 Willard Avenue, Suite 400 
Chevy Chase, MD 20815 

D E S C R I P T I O N O F C O R P O R A T I O N : (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

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

stock issued by said corporation, and no shareholders are listed below. 

NAMES O F T H E S H A R E H O L D E R : (enter first name, middle initial, and last name) 

N A M E S O F O F F I C E R S & D I R E C T O R S : (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) 
Tysons West Holdings, L.L.C. 
4445 Willard Avenue, Suite 400 
Chevy Chase, MD 20815 

DESCRIPTION O F CORPORATION: (check one statement) 
[/] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 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 O F T H E SHAREHOLDERS: (enter first name, middle initial, and last name) 
JBG/Company Manager IV, L.L.C, Managing Member (owns less than 10% of Tysons West Residential, L.L.C.) 
JBG/Tysons West Member, L.L.C, Member 
The Calais Corporation, Member 

N A M E S O F O F F I C E R S & D I R E C T O R S : (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

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

FORM RZA-1 Updated (7/1/06) 



Rezoning Attachment to Par. 1(b) 

DATE: June 5, 2013 
(enter date affidavit is notarized) 

for Application No. (s): FDP 201 l-HM-032 
(enter County-assigned application number (s)) 

NAM E & A D D R E S S O F C O R P O R A T I O N : (enter complete name, number, street, city, state, and zip code) 
JBG/Tysons West Member, L.L.C. 
4445 Willard Avenue, Suite 400 
Chevy Chase, MD 20815 

D E S C R I P T I O N O F C O R P O R A T I O N : (check one statement) 
[ / ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

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

stock issued by said corporation, and no shareholders are listed below. 

NAMES O F T H E S H A R E H O L D E R : (enter first name, middle initial, and last name) 
JBG/Company Manager I I I , L.L.C, Managing Member (owns less than 10% of Tysons West Residential, L.L.C.) 
JBG Investment Fund V I , L.L.C, Member 
Tysons Gateway Investors 2007, L.L.C, Member (owns less than 10% of Tysons West Residential, L.L.C.) 
1111 Property Associates (2007-3), LLC, Member (owns less than 10% of Tysons West Residential, L.L.C.) 

NAMES O F O F F I C E R S & D I R E C T O R S : (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) 
The Calais Corporation 
25450 Pleasant Valley Road 
Chantilly, VA 20152 

DESCRIPTION O F CORPORATION: (check one statement) 
[•] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 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 O F T H E SHAREHOLDERS: (enter first name, middle initial, and last name) 
Moore Family Trust, Estate of Jacques J. Moore, Sr. f/b/o Blanche H. Moore, Jacques J. Moore I I I , Charles H. Moore, Blanche H. Moore, 
Blanche A. Milligan, Nathaniel (nmi) Risteen, Nicholas (nmi) Risteen 

NAMES O F O F F I C E R S & D I R E C T O R S : (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 
Jacques J. Moore, I I I , President 
Directors: Blanche A. Milligan, Blanche H. Moore, Nathaniel (nmi) Risteen 

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

Page 4 of 7 

DATE: June 5, 2013 | ^ ( | {Lp 
(enter date affidavit is notarized) 

for Application No. (s): FDP 201 l-HM-032 ; 

(enter County-assigned application number (s)) 

NAME & A D D R E S S O F C O R P O R A T I O N : (enter complete name, number, street, city, state, and zip code) 
M.J. Wells & Associates, Inc. 
1420 Spring Hill Road, Suite 600 
McLean, Virginia 22102 

D E S C R I P T I O N O F C O R P O R A T I O N : (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[/] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

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

stock issued by said corporation, and no shareholders are listed below. 

NAMES O F T H E S H A R E H O L D E R : (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 10% or more of any class of stock. 

NAMES O F O F F I C E R S & D I R E C T O R S : (enter first name, middle mitial, 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) 
LandDesign, Inc. 
200 S. Peyton Street 
Alexandria, VA 22314 

DESCRIPTION O F CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[y] 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 O F T H E S H A R E H O L D E R S : (enter first name, middle initial, and last name) 
Peter R. Crowley 
Dale C. Stewart 

NAMES O F O F F I C E R S & D I R E C T O R S : (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

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

FORM RZA-1 Updated (7/1/06) 
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DATE: June 5,2013 
(enter date affidavit is notarized) 

for Application No. (s): FDP 201 l-HM-032 
(enter County-assigned application number (s)) 

N A M E & A D D R E S S O F C O R P O R A T I O N : (enter complete name, number, street, city, state, and zip code) 
VIKA, Incorporated 
8180 Greensboro Drive, Suite 200 
McLean, VA 22102 

D E S C R I P T I O N O F C O R P O R A T I O N : (check one statement) 
[•] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

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

stock issued by said corporation, and no shareholders are listed below. 

N A M E S O F T H E S H A R E H O L D E R : (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 

N A M E S O F O F F I C E R S & D I R E C T O R S : (enter first name, middle mitial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

NAME & ADDRESS O F CORPORATION: (enter complete name, number, street, city, state, and zip code) 
VIKA Virginia, LLC 
8180 Greensboro Drive, #200 
McLean, VA 22102 

DESCRIPTION O F CORPORATION: (check one statement) 
[y] 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 O F T H E 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 O F O F F I C E R S & D I R E C T O R S : (enter first name, middle mitial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

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

DATE: June 5,2013 
(enter date affidavit is notarized) 

for Application No. (s): FDP 201 l-HM-032 
(enter County-assigned application number (s)) 

NAME & A D D R E S S O F C O R P O R A T I O N : (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 

D E S C R I P T I O N O F C O R P O R A T I O N : (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[•] There are more than 10 shareholders, and all of the shareholders owning 10% or more of any 

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

stock issued by said corporation, and no shareholders are listed below. 

NAMES O F T H E S H A R E H O L D E R : (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 O F O F F I C E R S & D I R E C T O R S : (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) 
JBG Investment Fund V I , L.L.C. 
4445 Willard Avenue, Suite 400 
Chevy Chase, MD 20815 

DESCRIPTION O F CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 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 O F THE SHAREHOLDERS: (enter first name, middle initial, and last name) 

NAMES O F O F F I C E R S & D I R E C T O R S : (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

(check i f applicable) [/] There is more corporation information and Par. fib) is continued further on a 
"Rezoning Attachment to Par. 1(b)" form. 

FORM RZA-1 Updated (7/1/06) 
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Rezoning Attachment to Par. 1(b) 

DATE: June 5, 2013 
(enter date affidavit is notarized) 

for Application No. (s): FDP 201 l-HM-032 
(enter County-assigned application number (s)) 

NAME & A D D R E S S O F C O R P O R A T I O N : (enter complete name, number, street, city, state, and zip code) 
Mushinsky Voelzke & Associates, CHTD. t/a MUSHINSKY VOELZKE ASSOCIATES/MV+A 
7910 Woodmont Avenue, Suite 1250 
Bethesda, MD 20814 

D E S C R I P T I O N O F C O R P O R A T I O N : (check one statement) 
[y] 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 O F T H E S H A R E H O L D E R : (enter first name, middle initial, and last name) 
Allen H. Muschinsky 
James F. Voelzke 

NAMES O F O F F I C E R S & D I R E C T O R S : (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

NAME & ADDRESS O F CORPORATION: (enter complete name, number, street, city, state, and zip code) 

DESCRIPTION O F CORPORATION: (check one statement) 
[ ] There are 10 or less shareholders, and all of the shareholders are listed below. 
[ ] There are more than 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 T H E SHAREHOLDERS: (enter first name, middle initial, and last name) 

N A M E S O F O F F I C E R S & D I R E C T O R S : (enter first name, middle initial, last name, and title, e.g. 
President, Vice-President, Secretary, Treasurer, etc.) 

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

FORM RZA-1 Updated (7/1/06) 
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R E Z O N I N G A F F I D A V I T 

DATE: June 5, 2013 l l i \ ^ 0 
(enter date affidavit is notarized) 

for Application No. (s): FDP 201 l-HM-032 
(enter County-assigned application number(s)) 

1 (c). The following constitutes a listing* * * of all of the P A R T N E R S , both G E N E R A L and L I M I T E D , in 
any partnership disclosed in this affidavit: 

PARTNERSHIP INFORMATION 

P A R T N E R S H I P N A M E & A D D R E S S : (enter complete name, number, street, city, state and zip code) 
None 

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

N A M E S AND T I T L E O F T H E P A R T N E R S (enter first name, middle initial, last name, and title, e.g. 
General Partner, Limited Partner, or General and Limited Partner) 

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

*** All listings which include partnerships, 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) 
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REZONING A F F I D A V I T 

DATE: June 5, 2013 
(enter date affidavit is notarized) 

for Application No. (s): FDP 201 l-HM-032 
(enter County-assigned application number(s)) 

1(d). One of the 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 A P P L I C A N T , T I T L E O W N E R , C O N T R A C T 
P U R C H A S E R , or L E S S E E * of the land: 

[/] Other than the names listed in Paragraphs 1(a), 1(b), and 1(c) above, no individual owns in the 
aggregate (directly and as a shareholder, partner, and beneficiary of a trust) 10% or more of the 
A P P L I C A N T , T I T L E O W N E R , C O N T R A C T P U R C H A S E R , or L E S S E E * of the land. 

2. That no member of the Fairfax County Board of Supervisors, Planning Commission, or any member of 
his or her immediate household owns or has any financial interest in the subject land either 
individually, by ownership of stock in a corporation owning such land, or through an interest in a 
partnership owning such land. 

E X C E P T A S F O L L O W S : (NOTE: If answer is none, enter "NONE" on the line below.) 

None 

(check if applicable) [ ] There are more interests to be listed and Par. 2 is continued on a 
"Rezoning Attachment to Par. 2" form. 

FORM RZA-1 Updated (7/1/06) 
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R E Z O N I N G A F F I D A V I T 

DATE: June 5. 2013 
(enter date affidavit is notarized) 

for Application No. (s): FDP 201 l-HM-032 
(enter County-assigned application number(s)) 

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 of them is a partner, employee, agent, 
or attorney, or through a partner of any of them, or through a corporation in which any of them is an 
officer, director, employee, agent, or attorney or holds 10% or more of the outstanding bonds or shares 
of stock of a particular class, has, or has had any business or financial relationship, other than any 
ordinary depositor or customer relationship with or by a retail establishment, public utility, or bank, 
including any gift or donation having a value of more than $100, singularly or in the aggregate, with 
any of those listed in Par. 1 above. 

E X C E P T A S F O L L O W S : (NOTE: If answer is none, enter "NONE" on line below.) 
Grant M. Ehat of Tysons West Residential, L.L.C. and JBG/Tysons Hotel, L.L.C, the applicants listed in Section 1(a) of this 
affidavit, donated in excess of $100 to Supervisor John W. Foust. 

(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 A P P L I C A N T , T I T L E O W N E R , C O N T R A C T 
P U R C H A S E R , or L E S S E E * 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. 

W I T N E S S the following signature: 

(check one) [ ] Applican [ ] Applicant's Authorized Agent 

Elizabeth D. Baker, agent 
(type or print first name, middle initial, last name, and title of signee) 

Subscribed and sworn to before me this 5 day of J u n e 

of Virginia , County/City of Arlington 
20 13 i n the State/Comm. 

' M i l -

My commission expires: 11/30/2015 

DRM RZA-1 Updated (7/1/06) 

Registration # 283945 
Notary Public 

QOMMONWEALTH Of VIBBIMIA 



R E C E I V E D 
Oepartment of Planning & Zoning 

JUL 0 2 2013 
W A L S H C O L U C C I 

Elizabeth D. Baker 
Senior Land Use Planner 

L U B E L E Y E M R I C H Zoning Evaluation Division 
& W A L S H P C 

(703) 528-4700 Ext. 5414 
ebaker@arl.thelandlawyers.com 

APPENDIX 4 

July 1,2013 

Barbara C. Berlin, Director 
Zoning Evaluation Division 
Fairfax County Department of Planning and Zoning 
12055 Government Center Parkway, Suite 801 
Fairfax, Virginia 22035 

Re: Application for Final Development Plan associated with RZ 2011 -HM-032 
Tysons West Residential, L.L.C. and JBG/Tysons Hotel, L.L.C. (the "Applicants") 
Tax Map 29-1 ((1)) 10D and 29-3 ((20)) C2 and 29-3 ((20)) C3 (the "Property") 

Dear Ms. Berlin: 

This letter serves as a statement of justification for an application for a final development 
plan ("FDP") associated with pending rezoning application RZ 201 l-HM-032. The FDP 
encompasses a consolidation of approximately 16.02 acres of land in the Tysons West area of 
Fairfax County. The associated rezoning application proposes to rezone the Property from the 
General Industrial (1-5), Regional Retail (C-7), Highway Corridor Overlay (HC) and Sign 
Control Overlay (SC) Districts to the Planned Tysons Corner Urban Center (PTC), HC and SC 
Districts. The Applicants, Tysons West Residential, L.L.C. and JBG/Tysons Hotel, L.L.C, are 
the owners of the Property. The Property is currently developed with the Sheraton Premier Hotel 
and a new retail and office building on the site of the former Moore Cadillac/Hummer 
dealership. The Applicants seek to transform the Property, referred to as "Tysons West," into a 
walkable, transit-oriented neighborhood with a mix of residential, retail, office and hotel uses. 

I . Application Area 

The Property is located approximately Ms mile west of the proposed Tysons West Metro 
Station (the "Metro Station") which is currently under construction along Leesburg Pike. For the 
purposes of description in this statement, Leesburg Pike is assumed to run east-west and 
Westwood Center Drive to run north-south. Located immediately west of Westwood Center 
Drive, the Property has extensive frontage along Leesburg Pike. To the east, the Property is 
bounded by the Dulles Airport Toll Road (the "Toll Road") and the south by an office building 
zoned PDC and Westwood Village, a condominium tovvTihome community zoned PDH-12. 

Consisting of three individual tax parcels, the Property has a total land area of 16.02 
acres. The existing conditions are outlined in the following chart: 

P H O N E 703 528 4700 ; F A X 703 525 3197 i W W W . T H E L A N D L A W Y E R S . C O M 

C O U R T H O U S E P L A Z A 1 2200 C L A R E N D O N B L V D . , T H I R T E E N T H F L O O R 1 A R L I N G T O N , V A 22201-3359 

L O U D O U N O F F I C E 703 737 3633 P R I N C E W I L L I A M O F F I C E 703 680 4664 
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Tax Map ID Zoning Land Area (acres) Existing Use 
29-3 ((20)) C2 C-7, HC, SC 3.17980 Mixed uses - retail 

and office 
29-3 ((20)) C3 C-7, HC, SC 3.87672 Mixed uses - retail 

and office 
29-1 ((1)) 10D 1-5, HC, SC 8.96410 Hotel/conference 

center 
Total 16.02062 

The majority of the Property (approximately 8.32 acres) is located between Vs and lA mile 
of the Metro Station's entrance; 5.68 acres fall between the lA and lA mile radii and the remaining 
I . 01 acres fall between lA and Vi mile radii from the Metro Station. 

II . Overall Vision 

The planning objective for Tysons West is to create a new mixed-use community within 
easy walk of Metro. But the vision goes beyond that to create a unique neighborhood setting 
with plenty of retail and dining opportunities, so that when you work or live at Tysons West, 
there is no need to leave for your day-to day needs. The framework for the vision is Cornerside 
Boulevard, a new street proposed through the center of the site. While Leesburg Pike and 
Westwood Center Drive will be important streets with well-designed buildings and streetscapes, 
the life of the neighborhood wil l be Cornerside Boulevard, where all the variety of uses come 
together to create a lively street scene. The massings of the buildings along Cornerside 
Boulevard are designed to be inviting to residents, customers and visitors. Here is where 
workers, residents, shoppers, and hotel patrons wil l stroll, browse and linger. They will be able to 
shop for groceries, work out at the health club, dine in outdoor cafes, take in the outdoor 
artworks or enjoy a number of on-site parks. 

I I I . Program of Development 

The Applicants' CDP proposes a partial redevelopment of the Property which wil l 
include retaining and renovating the existing hotel building, retaining a newly constructed, mixed 
use building that is reutilizing an existing parking garage, and constructing three additional 
buildings. The five buildings include: an office building (A); two residential structures (B and 
C); a retail/office building (Ex-D); and the hotel (Ex-E). While the FDP encompasses the entire 
area of the rezoning application, the FDP seeks approval for three of the five building shown on 
the CDP: Buildings C, Ex-D and Ex-E. The FDP includes a previously approved surface parking 
lot as an interim use of the future Buildings A and B block. 

Specific details are provided on the FDP, but the general program for each building 
seeking FDP approval is described below. 
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Building C enjoys significant frontage along Leesburg Pike and is also bounded by Cornerside 
Boulevard and Future Street. Building C wil l be a maximum of 95 feet in height (5 to 6 stories). 
It wi l l include a maximum of 450,000 square feet, of which up to 400,000 square feet wil l be 
dedicated to multi-family residential use and up to 50,000 square feet wil l be ground floor retail 
and service uses. With a striking, contemporary design, Building C wil l add vibrancy to the 
neighborhood through architecture and mixed use. Pedestrian entrances to the residential and 
retail uses are planned along Cornerside Boulevard, Future Street, and the corner of Leesburg 
Pike and Future Street. Access to underground and podium parking levels will be provided from 
Cornerside Boulevard and Future Street. Loading for Building C wil l be internal to the building 
and wil l be accessed from Cornerside Boulevard. 

Two internal courtyards will provide private exterior amenity areas for the residents of Building 
C. In addition, two public park areas are planned in the Building C block. Pocket Park D faces 
Cornerside Boulevard along the northern section of the building and is approximately 8,141 
square feet in area. Located at the corner of Cornerside Boulevard and Future Street, Urban 
Plaza E wil l be approximately 7,431 square feet in size. 

Building Ex-D is located in the southwest corner of the Property and is bounded by Westwood 
Center Drive on the south, Sheraton Tysons Drive on the west, Ashgrove Lane on the north and 
Cornerside Boulevard on the east. This block has site plan approval for an 182,141 square foot 
structure that is currently under construction and close to completion. The new building utilized 
the ground level of an existing six story above grade parking structure to accommodate 
construction of a new retail and office building. Approved retail uses total 153,373 square feet 
and include a small format, grocery oriented Wal-Mart, 24 Hour Fitness Club and other small 
retail shops. An office component of 28,768 square feet is located along Cornerside Boulevard 
and is integrated with the retail uses and parking structure through a large common lobby. 
Building Ex-D is 6stories and 95 feet in height. Parking access is provided from both Cornerside 
Boulevard and Tysons Sheraton Drive. Loading for Building Ex-D wi l l be provided from Tysons 
Sheraton Drive and Cornerside Boulevard. A series of public park spaces, identified as Pocket 
Parks B, G and H are proposed between Building Ex-D and Ashgrove Lane. These public spaces 
total of 11,570 square feet and will include an activated dog park as well as outdoor seating areas 
to serve the needs of future residents at Tysons West and residents in nearby neighborhoods. 

Building E x - E is the existing Sheraton Premier Hotel which is located between Ashgrove Lane 
and the Dulles Toll Road off-ramp. The Sheraton Premier was constructed in 1985 and has since 
served as the western gateway feature for Tysons. The 225 foot tall hotel consists of a 22-story 
tower and three story conference and amenity space. The hotel is approximately 430,820 square 
feet in size and includes 450 rooms and associated conference and service space. Major interior 
renovations and minor additions have recently been completed. The hotel structure currently sits 
back considerably from Leesburg Pike; an existing parking structure is located in the area 
between the main building and Leesburg Pike. This parking structure wi l l be partially removed 
with the construction of Building C and an expanded underground parking facility wil l serve the 
needs of hotel patrons. Access to the underground parking levels wi l l occur from Cornerside 
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Boulevard, as Cornerside Boulevard will become the new point of arrival to the hotel. The 
existing surface parking to the rear of the hotel wil l be reduced to provide for a neighborhood 
park (Recreation Focused Park A) approximately 31,046 square feet in size. In addition, a 
significant public urban plaza (Urban Plaza C) of 8,603 square feet in size is planned at the 
central and visible corner of Ashgrove Lane and Cornerside Boulevard and a quieter pocket park 
(Pocket Park F) of 7,558 square feet is planned along Cornerside Boulevard north of the hotel 
entrance. 

The A /B Block, bounded by Leesburg Pike, Westwood Center Drive, Cornerside Boulevard and 
Future Street, is the future site of Buildings A and B, which are not proposed with this FDP. As 
an interim use, a surface parking lot will occupy the A/B Block. The parking wil l aid in the 
construction of Building C, as parking serving the hotel (Building Ex-E) wi l l have to be removed 
to allow construction of Building C and the new portions of the underground garage. The 
parking lot may also be made available to provide off-street commercial parking to serve metro 
users or temporary pop-up retail or other interim placemaking uses once Building C construction 
is complete. 

The CDP and proffers for Tysons West anticipate a future vehicular ramp connecting Sheraton 
Tysons Drive with the Dulles Toll Road. It is thought that the initial ramp will be located in the 
area behind Building Ex-E. A conceptual drawing of how the initial ramp could be 
accommodated and its effect on nearby park spaces is shown on Sheet L - l .1A of the FDP. What 
is considered to be the likely location of the ultimate ramp and its effect on nearby park spaces is 
shown on Sheet L - l . I B of the FDP. This ultimate alignment wi l l be determined with a future 
zoning action on the Property that involves redevelopment of Building Ex-E. 

IV. Comprehensive Plan Guidance 

The Property is located in the Tysons West District of Tysons Corner Urban Center and 
recommendations for its use and development are guided by the newly approved Plan 
Amendment for Transforming Tysons (the "Plan"). Guidance is provided in both the Areawide 
Recommendations and in the more site specific Tysons West - South Subdistrict 
recommendations. In general, the Plan recommends that the Tysons West District redevelop into 
a new arts and entertainment area for Tysons. The Property is recommended for two land use 
categories. The Plan recommends that the area between Westwood Center Drive and Ashgrove 
Lane be redeveloped in keeping with the Transit Station Mixed Use land use category, which 
contemplates an office use component of no more than 65% and a residential component on the 
order of 20% or more. The portion of the Property north of Ashgrove Lane is planned for 
Residential Mixed Use which is described as primarily residential (on the order of 75%) with a 
mix of other uses such as office, hotel, arts/civic, and supporting retail and services. 

Planned intensity recommendations are based on a tiered approach. Approximately 55% 
(362,274/653,507) of the Property is located within VA mile of the future Metro Station entrance; 
sites within XA mile of the Station are not subject to a maximum FAR. Land located between % 
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and Vs mile from the Station entrance accounts for 38% (247,213/653,507) of the Property. The 
remaining 7% (44,020/653,507) of the Property is located between Vs and V2 mile of the station 
entrance. The Plan recommends that the area between lA and lA mile from the station entrance be 
developed with a maximum FAR of 2.0 (excluding bonuses), except that residential uses within 
% and Vi mile may develop up to 2.5 FAR (excluding bonuses). The FAR proposed for Tysons 
West conforms to the Plan's intensity recommendations. 

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 CDP. The proposed FDP is in keeping with the CDP 
submission, however, certain elements of the Plan conformance are reiterated below. 

0 Affordable and workforce housing 

The proposed development will provide the full complement of workforce housing as 
recommended in the Plan. Twenty percent of all units will be provided as workforce 
dwelling units ("WDUs"). This will result in up to 80 WDUs with this FDP. 

0 Green building expectations 

Building C will meet a minimum of LEED certification. 

0 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) rainwater 
harvesting/detention vaults, runoff reducing BMPs, Innovative BMPs, and Offsite or 
Shared SWM Facilities. 

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 will be identified and detailed to treat/control the rain that falls on 
the ground plane. Access points to the various SWM facilities have been detailed on 
the FDP to ensure they are outside of the landscape amenity panel and sidewalk zone 
in public rights-of-way of the streetscape. 

0 Transportation - grid of streets 

The Applicant has worked to develop a grid of streets to provide accessibility and 
connectivity for the area. In doing so, it has attempted to create a grid that is both 
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effective and achievable. It has 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 completing Cornerside Boulevard from 
Westwood Center Drive to the northern extent of the Property, constructing Future 
Street from Leesburg Pike to Cornerside Boulevard, and constructing Ashgrove Lane 
from Cornerside Boulevard to Sheraton Tysons Drive. This inter-connected grid of 
streets will provide significant improvements in connectivity and help establish a 
series of new urban blocks. 

In addition, the Applicant is providing a reservation for future dedication of right-of-
way to facilitate construction of a new ramp connecting Sheraton Tysons Drive with 
the Dulles Toll Road. This new ramp is identified as a needed Tysons-wide road 
improvement in the Comprehensive Plan. 

0 Urban design 

Achievement of the building, site design, and public realm design guidelines to 
achieve the urban aesthetic vision for Tysons 

MV+A Architects and Hord Coplan Macht Inc., the project's architects, have studied 
the physical characteristics of the Property and have identified design opportunities 
and challenges. They have reviewed the vision and design guidelines for Tysons as set 
forth in the Plan and have fashioned their buildings and site designs to meet the 
vision of the Plan. Newly constructed Building Ex-D is a handsome, adaptive reuse of 
a parking garage. Proposed Building C has a contemporary design intended to bring 
an edgy architectural excitement to the neighborhood. Together, the landscape 
architect and architects have designed building forms with massing, streetscapes, 
pedestrian connections, open park areas, and private amenity spaces — all designed 
with the Urban Design section of the Plan in mind. 

A variety of buildings heights with the tallest buildings in the ranges specified by the 
building height map 

The three buildings proposed with this FDP application range in height from 50 to 
225feet. The Sheraton Premier hotel has long been a recognized landmark in Tysons 
with a height approaching 225 feet. The Plan calls for its gateway appearance to 
remain. As such, Buildings C and Ex-D immediately adjacent to the hotel are 
proposed at up to 85 to 95 feet in height, thereby allowing the hotel to be the 
dominant form. 

0 Active recreation facilities 

With this FDP application, the Applicant will include active recreational facilities 
within Building C, both in the interior and in the private courtyards. These will 
include an interior fitness center and community/gathering room as well as outdoor 
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dining and lounging areas, play areas, swimming pool and sunning terrace. In 
addition, the FDP provides eight public open space areas as described below. 

• Public Open Space A is a recreation focused park of 31,046 square feet 
located north of Ashgrove Lane and west of Sheraton Tysons Drive. It will, 
include a multi-purpose half court, a tot lot/playground, an open lawn panel, 
benches, and sidewalk. 

• Public Open Space B is a pocket park of 8,132 square feet located south of 
Ashgrove Lane and east of Sheraton Tysons Drive. Pocket Park B will be an 
active dog park with varied topographic elements, synthetic turf, a dog 
oriented water feature as well benches and landscaping. 

• Public Open Space C is an urban plaza of 8,603 square feet located in the 
northwest corner of the intersection of Ashgrove Lane and Cornerside 
Boulevard. Urban Plaza C will include specialty landscaping, a variety of 
seating, and movable planters that provide an opportunity for a small 
performance space. 

• Public Open Space D is a pocket park of 8,141 square feet located on the east 
side of Cornerside Boulevard near the main residential entrance for Building 
C. It will include hardscaping, a tree grove and other landscaping, a bocce 
court, and a variety of seating including an oversized bench, seat walls and 
movable tables and chairs. 

• Public Open Space E is an urban plaza of 7,431 square feet located at the 
heart of the development in the northeast corner of the intersection of 
Cornerside Boulevard and Future Street. Urban Plaza E will be a lively 
gathering space for shoppers, residents and workers in the area and will 
provide a lawn area, landscaped beds, vertical sculptural element(s), a 
variety of seating as well as space for small exhibits and specialized activities. 
A pop-up water feature will be the central focus of this plaza area. 

• Public Open Space F is a pocket park of 7,558 square feet located on the west 
side of Cornerside Boulevard north of the hotel entrance. Located across the 
street from Public Open Space D, Pocket Park F will "play o f f of Pocket 
Park D to create an interconnected park space at the north side of the 
development. Pocket Park F will provide a quiet respite space for residents, 
hotel patrons, and visitors and will include hardscaping, extensive 
landscaping and tables and chairs. 

• Public Open Spaces G and H are pocket parks of2,200 and 1,238 square feet 
respectively. These areas are located on the west side of Cornerside 
Boulevard near its intersection with Ashgrove Lane. Pocket Park G will 
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relate to Urban Plaza C across Ashgrove Lane and provide additional seating 
and gathering space for performances in Urban Plaza C. It will include 
shade structures, benches and tables and chairs. Pocket Park H will provide 
hardscaping and seating and will relate to activities taking place in Urban 
Plaza E. 

• Public Open Space I is a pocket park of3,853 square feet. This park is located 
on the east side of Cornerside Boulevard at its intersection with Future Street. 
Pocket Park G will immediately welcome residents, workers and visitors 
entering Tysons West from Westwood Center Drive. Designed to animate the 
Cornerside Boulevard frontage and provide convenient space for seating and 
people watching, it will include public art, hardscaping, landscaping and 
seating for passive us.. 

IV. Requested Waivers and Modifications 

To the best of our knowledge, there are no known hazardous or toxic materials on the 
Property, or are there any planned with the proposed use. A number of Zoning Ordinance 
modifications and waivers as well as Public Facilities modifications are requested to 
accommodate the proposed development. These modifications and waivers are detailed on 
exhibits provided by VIKA. 

The requested FDP for the Property wi l l help create the new Tysons envisioned in the 
Comprehensive Plan. Its offers the opportunity to turn this suburban style site into a dynamic 
mixed-use neighborhood rich with shopping, dining and recreational venues. It wil l create the 
perfect area for employers, employees and residents looking to take ful l advantage of a close 
Metro location while enjoying the character of a more intimate neighborhood. The pedestrian-
friendly design wi l l help people leave their cars behind and opt for an easy walk to Metro and the 
enjoyment of many uses and services right next door. The retention of existing structures 
promotes sustainability and the provision of WDUs helps make this lifestyle available to many. 
Provision of a multitude of public park spaces of varying forms and functions wi l l add to the 
sense of community. Commitment to fund its share of athletic field helps meet the active 
recreation needs of the community. The reservation of land for a future ramp to the Dulles Toll 
Road helps achieve better connectivity for all in the western part of Tysons and surrounding 
communities. 
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Thank you for your attention to this matter. Should you require any additional 
information, please call me. 

Very truly yours, 

WALSH, COLUCCI, LUBELEY, EMRICH & WALSH, P.C. 

Senior Land Use Planner 

{A0566582.DOC / 1 FDP Statement of Justification 7/1/13 003205 000010} 



APPENDIX 5 

C o u n t y o f F a i r f a x , V i r g i n i a 

DATE: June 6, 2013 

TO: Barbara C. Berlin, AICP, Director 
Zoning Evaluation Division, DPZ 

FROM: Pamela G. Nee, Chief 
Environment and Development Review Branch, DPZ 

SUBJECT: Land Use Analysis: 
RZ/CDP 201 l-HM-032, Tysons West Residential, LLC and JBG/Tysons Hotel, LLC 
FDP 201 l-HM-032, Tysons West Residential, LLC and JBG/Tysons Hotel, LLC 

This memorandum, prepared by Scott Brown and Brenda Cho, includes citations from the 
Comprehensive Plan that provide guidance for the evaluation of the subject Rezoning (RZ), 
Conceptual Development Plan (CDP), and Final Development Plan (FDP) applications dated June 
30, 2011, as revised through May 10, 2013, and the latest proffers dated May 13, 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 T H E APPLICATION 

The subject rezoning application proposes a mixed-use, transit-oriented development located along 
Leesburg Pike (Route 7) between the Dulles Airport Toll Road and Westwood Center Drive in the 
Tysons Corner Urban Center and located near the future Spring Hill Metro station. The applicant 
proposes to rezone three parcels [Tax Map 29-1 ((1)) 10D, 29-3 ((1)) IB and 29-3 ((20) CI] totaling 
16.02 acres zoned C-7,1-5, Highway Corridor Overlay District (HC), and Sign Control Overlay 
District (SC) to the Planned Tysons Corner (PTC) Urban District, HC and SC. With the addition of 
density credit (1,333 square feet) and deletion of 45,684 square feet of right-of-way (ROW) 
dedication for the future Dulles Airport Toll Road ramp, a total of 653,507 square feet or 15 acres is 
counted for density calculations. 

A total of five existing and proposed buildings ("Buildings A - E") are included with the subject 
application. A maximum of 1,792,961 square feet of gross square footage or a floor area ratio (FAR) 
of 2.75 of office, hotel, residential and retail uses is proposed. Specifically, the application includes a 
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maximum of 408,768 square feet of office use, 253,373 square feet of retail use, 700,000 square feet 
of residential use, and 430,820 square feet of hotel use. The existing hotel, office and retail uses in 
Buildings D and E will remain, and two new residential buildings ("Buildings B and C") and one 
new office building ("Building A") are proposed with retail uses. 

A concurrent FDP application (FDP 201 l-HM-032) is filed with the rezoning request for Building C 
near the corner of Route 7 and the Dulles Airport Toll Road. Building C, a residential building with 
retail uses, wil l measure between 50 to 95 feet in height or between 5 to 6 stories. 

L O C A T I O N AND C H A R A C T E R OF T H E AREA 

The application property is located in the South Subdistrict of the Tysons West District between the 
Dulles Airport Toll Road to the north, Leesburg Pike to the east, and Westwood Center Drive to the 
south. Westwood Village, a residential neighborhood with condominium and single-family attached 
dwellings, and an existing mid-rise office building are located to the west of the application site. 
Across Westwood Center Drive and Leesburg Pike, there are existing office and vehicle sale, rental 
and ancillary service establishments. The property is currently developed with a hotel use, and retail 
and office uses, adjacent to an existing parking garage, are under construction at the time of 
publication. A surface parking area is located along the site's frontage along Leesburg Pike in front 
of the new retail development. 

COMPREHENSIVE PLAN CITATIONS: 

Land Use 

The Comprehensive Plan Areawide Recommendations for Tysons may be accessed at: 

http://www.fairfaxcountv.gov/dpz/comprehensiveplan/area2/tysonsl.pdf 

The Comprehensive Plan District Recommendations for Tysons may be accessed at: 

http://www.fairfaxcounty.gov/dpz/comprehensiveplan/area2/tysons2.pdf 

In the Fairfax County Comprehensive Plan, 2011 Edition, Area I I , Tysons Corner Urban Center, 
District Recommendations, as amended through June 22, 2010, on Pages 120-124, the Plan, as 
applied to the application area, states the following: 

"Tysons West 

Tysons West is a gateway to Tysons from Leesburg Pike (Route 7) and the Dulles Airport Access 
Road and Dulles Toll Road (DAAR, Route 267). This area of industrial uses, car dealerships and 

X:\DPZ\Tysons-Core\CASES\Promenade at Tysons RZ 2011-HM-032\Staff Report\fmal RZ_2011-HM-032_Tysons_West_lu2.docx 
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offices is envisioned to transform into a new transit-oriented, mixed use destination with special 
emphasis as an arts and entertainment center. 

To become this vibrant urban destination, Tysons West will need a diversity in land use, including 
office, residential, hotel and retail uses, as well as a concentration of arts and entertainment uses of 
the type often found in more established downtown areas. Taking advantage of the Metro station, the 
majority of land uses closest to the station are designated for employment uses. 

Retail uses should include restaurants and cafes, art galleries, small theaters, specialty and general 
retail that form the basis of an arts and entertainment center and stay open after the workday ends. 
Streets immediately adjacent to the Tysons West transit station are envisioned as retail streets, 
drawing people off Metrorail and into new residential neighborhoods. Residential buildings should . 
front on tree-lined streets and be designed with inviting street level facades. A series of urban park 
spaces linked by the area's urban street grid wil l provide attractive places for walking and places for 
informal neighborhood gatherings. Live/work and loft housing should integrate with or be in close 
proximity to arts and entertainment uses. 

Along Leesburg Pike, a transformed streetscape wil l create a wide tree-lined boulevard with inviting 
street level facades below high-rise buildings. This redesign should result in a calming of traffic 
through the area while maintaining the roadway capacity of Leesburg Pike. 

Moving out from the station, planned intensities wil l provide transitions in scale, mass and height to 
the surrounding areas, such as on the west to the Old Courthouse Spring Branch Stream Valley Park 
and on the east to planned and existing residential areas in the North Central District. 

On the southeast end of the district, office buildings along Leesburg Pike create a strong business 
environment. People should be able to move easily back and forth between the Tysons Central 7 and 
Tysons West TOD Districts to take advantage of both transit stations and the supporting services 
planned for the ground floor of the office buildings and future residential buildings in this area. 

Adjacent to the DAAR, office uses are planned to take advantage of the visibility from the Toll Road 
and to continue the planned and existing office focus found in the North Central District located to 
the east. 

The land use concept for the Tysons West district is shown in the map below. The district is 
composed of two subdistricts separated by Leesburg Pike: South and North Subdistricts. 

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. 

X:\DPZ\Tysons-Core\CASES\Promenade at Tysons RZ 2011-HM-032\Staff Report\fmal RZ_2011-HM-032_Tysons_West_lu2.docx 
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Tysons West South Subdistrict 

The South Subdistrict is comprised of about 104 acres and is bounded by the DAAR and Toll 
Road/Leesburg Pike interchange on the north, Leesburg Pike on the east, the North Central 7 
Subdistrict on the south and the West Side District on the west. 

Base Plan 

Auto sales use is the predominant land use along Leesburg Pike; the frontage properties also include 
two high-rise hotels and several office buildings. This area is planned for and developed with auto 
sales and office use with support retail and service uses at existing intensities ranging between 0.7 
FAR and 1.0 FAR. 

Office use is the predominant land use on Westwood Center Drive and Spring Hill Road; this area 
away from Leesburg Pike also includes several auto sales uses as well as two low-rise hotels. This 
area is planned for and developed with these existing uses. The hotels and office uses have existing 
intensities between 0.5 FAR and 0.7 FAR. 

Redevelopment Option 

This subdistrict is envisioned for substantial redevelopment to create a mixed use TOD with 
significant office, residential and retail components, as well as arts and entertainment uses. Retail 
should include such uses as restaurants and cafes, art galleries, small theaters, specialty and general 
retail that can help form the foundation for an arts and entertainment center. Residential 
development is an important component of this subdistrict; live/work and loft housing, i f provided, 
should be integrated with or be in close proximity to arts and entertainment uses. A series of urban 
parks should be provided and be linked by the street grid; this green network will provide places for 
people of all ages to walk and enjoy parks and open space. 

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

• The vision for this subdistrict is to redevelop with significantly higher intensity near the Metro 
station as well as to become more diverse in land uses and incorporate an arts and entertainment 
focus. 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, should 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. I f consolidation cannot be achieved, as an 
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alternative, coordinated proffered development plans may be provided as indicated in the 
Areawide Land Use Recommendations. 

o In this subdistrict, 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 i f 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 as well as the abutting districts/subdistricts through the provision 
of the grid of streets. The major vehicular circulation and access improvements in this subdistrict 
are the extension of Boone Boulevard and planned new ramps from the DAAR connecting to 
Boone Boulevard. 

• Redevelopment along planned street alignments should provide right-of-way, construct portions 
of the street integral to the development, and further the implementation of streets serving the 
development. Other streets should create urban blocks, and pedestrian and bike circulation 
improvements should be provided, including multi-use trails along the adjacent stream valley 
park land. The ability to realize planned intensities wi l l depend on the degree to which access 
and circulation improvements are implemented consistent with guidance in the Areawide Urban 
Design and Transportation Recommendations. 

» Urban design amenities, such as streetscapes, plazas, courtyards, landscaping, public art, lighting 
and seating should be provided consistent with the Areawide Urban Design Recommendations. 

• The green network planned for this subdistrict illustrates how the existing Dominion Power 
easement could be used as a pedestrian and open space amenity that links the Old Courthouse 
Spring Branch Stream Valley Park to the Tysons West Metro station, as well as to several urban 
parks; alternatives that provide open spaces linking this subdistrict to the area's Metro station in 
a similar manner should be considered. 

» This area should also include one planned civic plaza (urban park), at least one acre in size and 
located within 1/4 mile of the Metro station. This plaza should be large enough for open-air 
activities such as farmers' markets and musical performances by small groups for residents and 
workers in this area. A common green urban park of at least one acre should also be located in 
the subdistrict to provide active and passive recreation and leisure opportunities for residents and 
workers. 
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• For active recreation, about four to six acres of new park land to support two athletic fields 
should be established in the area between existing park land and the Boone Boulevard extension. 
The land for these athletic fields may also be located in part in the abutting Tysons Central 7 , 
District. Publicly accessible open space and recreational facilities should be provided consistent 
with the guidance in the Areawide Environmental Stewardship Recommendations. 

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

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

• In addition, a second electrical power substation will need to be constructed near the Dominion 
Power easement which contains a high voltage line. This improvement will need to be located 
either in the Tysons West District or in the abutting Tysons Central 7 District. From the second 
substation to the existing substation on Tyco Road, the high voltage line should be placed 
underground, in order to ensure a pedestrian friendly environment. However, i f undergrounding 
proves infeasible, redevelopment should relocate the line or accommodate it in place. 

• Under this option, building heights may range from 105 feet to 400 feet, depending upon 
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 where building 
height is planned up to 400 feet. Building heights (generally between one-eighth and one-quarter 
mile from the Metro station) should be between 150 and 225 feet. Beyond one-quarter mile, 
buildings should have lower heights, with areas along Leesburg Pike to the south at 175 feet and 
areas at the western edge of the subdistrict having heights up to 105 feet. The exception is the 
Tysons Sheraton Hotel, which is a gateway landmark at 215 feet in height; property abutting to 
the east and south should not have buildings exceeding 150 feet in order to maintain this building 
as an existing gateway to Tysons Corner. Building heights should be consistent with the 
guidelines in the Areawide Urban Design Recommendations. 

• Exposed parking structures adjacent to the DAAR should not be visible to the residential 
neighborhoods north of the DAAR." 
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TYSONS COMPREHENSIVE PLAN LAND USE C A T E G O R I E S (Page 22): 
Transit Station Mixed Use 

TYSONS COMPREHENSIVE PLAN BUILDING H E I G H T T I E R S (Page 116): 
Tier 1 (225'-400') 

LAND U S E ANALYSIS 

The land use analysis evaluates whether the application is in general conformance with 
Comprehensive Plan objectives such as land use, intensity, and consolidation. 

Land Use 

The subject application is split between two land use categories, Transit Station Mixed Use and 
Residential Mixed Use, on the Comprehensive Plan's Conceptual Land Use Map for Tysons (see 
Page 22). The Plan defines these categories as follows (see Pages 21-23): 

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

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% or more of the total development. 
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Land Use Gross Floor Area 
(square footage) 

Percentage 
of 
Land Use 

Land Use FAR 
(based on total 
site area 
including density 
credits) 

Office 1 408,768 23% .63 
Residential 700,000 39% 1.07 
Hotel 430,820 24% .66 
Retail 253,373 14% .39 
Totals 2 1,792,961 100% 2.75 

This amount includes the existing office square footage of28,768 square feet. 
2 3,500 square feet ofproposed public facility space in Buildings A or B is included in 
the tabulations. 

The area north of Ashgrove Lane is planned Residential Mixed Use (RMU), and the remaining area 
on the application site is planned Transit Station Mixed Use (TSMU). Applying the two land use 
categories for the existing application site results in a combined recommendation of approximately 
33%o for residential and 39% for office uses. The proposed percentage of office use at 23% is a little' 
lower than the recommended amount of 39% for the site, but TSMU guidance recommends an 
overall percentage of 65 % for office uses within the TSMU areas, which cover a large portion of the 
immediate area near the Spring Hill Metrorail station. Also, a large portion of the application site 
planned for Residential Mixed Use is developed with an existing hotel, which will remain with this 
redevelopment proposal. However, the proposed percentage of 39% of residential use for the site is 
compatible with the site specific residential recommendation of 33%. The existing hotel use wi l l 
slightly increase from 352,842 square feet to 430,820 square feet, but the overall balance of mixed 
uses is preserved. 

In Proffer 7 (Final Development Plans, May 13, 2013), the applicant proposes to establish the 
specific GFA and number of dwelling units at final site plan, which staff prefers to be finalized at 
FDP. However, the applicant also proposes to limit the uses to the development tabulations (Proffer 
5, Proposed Development, May 13, 2013), which sets minimum and maximum GFA by use and 
commits the applicant to these limitations. The applicant also proposes interim uses on the site 
(Proffer 6, Interim Structures and Uses, May 13, 2013), including temporary retail options in the 
surface parking lot, as shown on Sheet C-6A (Alternate Final Development Plan) of FDP 201 l - H M -
032. Approximately 22,800 square feet of retail use is proposed for this portion of the site on the 
FDP. However, further details, such as design, should ideally be addressed in a separate proffer or 
elaborated specifically in the interim uses proffer to ensure that the development of the temporary 
structures and uses are complementary to the rest of the proposed development and surrounding 
uses. Staff also recommends suitable peripheral and interior parking lot landscaping for the interim 
parking lot due to the highly visible location of the lot at the corner of Leesburg Pike and Westwood 
Center Drive. The applicant proposes to provide improvements, such as lighting and pedestrian 
walkways, to interim structures and uses (Proffer 6, Interim Structures and Uses, May 13, 2013), and 
staff encourages the applicant to further detail these improvements on the FDP. 
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The land use proposed for the subject applications is in general conformance with the 
Comprehensive Plan. 

Intensity 

In Transit Oriented Development (TOD) Districts, the Comprehensive Plan links intensity to a 
property's distance from a Metro station. For sites within 1/4 mile of a station, the Plan does not 
specify a maximum floor area ratio (FAR) (Pages 23-24, 26-27). 

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

A majority of the subject property is located within 1/3 mile of the Spring Hill Metro station and is 
not subject to a maximum intensity. The Comprehensive Plan recommends that TOD District areas 
located more than 1/4 mile from the Metro station be developed at an FAR of 2.0 with higher 
intensities permissible with affordable and workforce housing bonuses and public facility 
contributions (Page 27). Areas between 1/4 and 1/3 mile that do not include office space or other 
high trip generating uses should be allowed up to 2.5 FAR. Approximately 247,213 square feet or 
38% of the application property is located between the 1/4 and 1/3 mile limits, and an FAR of 2.16 
is proposed in this intensity tier. A small portion of the proposed residential Building C and most of 
the existing hotel is located within this tier, and the proposed FAR of 2.16 is in conformance with 
the Plan's guidance. No new development is proposed for the application site beyond 1/3 mile. 

The Comprehensive Plan recommends that floor area associated with public facilities not be 
included when calculating the intensity for applications in Tysons (Page 24). The current public 
facility proposal (space for a public or community use) associated with the subject application wil l 
be located on-site in Building A or B. The floor area, which totals approximately 3,500 square feet, 
is currently calculated towards the intensity. Removing the proposed square footage for the public 
facility from the total gross floor area wil l have a nominal impact on the overall FAR proposed for 
the development. However, staff recommends that the applicant remove the public facility square 
footage from the overall GFA and FAR calculations to satisfy the Comprehensive Plan 
recommendation. 

The applicant is proffering to the CDP development tabulations, which include minimum and 
maximum GFA ranges, and to the minimum and maximum building heights (Proffer 14, Building 
Heights, May 13, 2013). These commitments will help ensure that the ultimate build out of the site is 
generally consistent with the Comprehensive Plan recommendation to locate the areas of highest 
intensity closest to Metro station. 
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The intensity proposed for the subject applications is in general conformance with the 
Comprehensive Plan. 

Initial Development Level (IDL) 

The Comprehensive Plan sets an initial development level (IDL) 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 following table summarizes the built and approved (both CDP and FDP actions) office floor 
area in Tysons and the office space proposed with the subject application. 

Category CDP/GDP 
Office GFA 

(sq. ft.) 

FDP/GDP 
Office GFA 

(sq. ft.) 
Existing Development1 26,789,000 26,789,000 
Approved, Unbuilt Development2 14,013,601 5,892,717 
RZ 201 l-HM-032 5 380,000 0 
Total Office GFA 41,182,601 32,681,717 

1 Report to Board of Supervisors on Tysons Corner, October 2012 
2 Includes applications approved prior to creation of PTC district and approved 
PTC applications 
3 Does not include existing office GFA in Building D 

On October 16, 2012, the Board of Supervisors directed staff to "incorporate with the next Tysons-
wide plan amendment consideration of a change to the current Interim Development Level (IDL) of 
45 million square feet of office use and the criteria for evaluating any such change to the IDL." 

The office space proposed for the subject application, combined with existing and approved 
development, would not exceed the 45 million square feet set as the IDL for office uses in the 
Comprehensive Plan. 

Phasing Development to Transportation and Public Facilities 

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

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

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

The applicant currently commits proffers (Proffers 35 and 36, Tysons Grid of Streets Transportation 
Fund arid Tysons-wide Transportation Fund, May 13, 2013) that address the Comprehensive Plan 
recommendations for phasing development to transportation improvements by making contributions 
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. 

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 
Corner Urban Center Workforce Dwelling Unit Administrative Policy Guidelines dated June 22, 
2010. These guidelines may be accessed at: 

http://www.fairfaxcounty.gov/dpz/tysonscorner/tysons_ wdu_policy_guidelines final signed.pdf 

The applicant is committing to provide 20% affordable and workforce units (WDUs) within the 
generating building based on the total number of residential units constructed on the application 
property (Proffer 50, Workforce Dwelling Units, May 13, 2013). 
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The Plan also recommends that applicants contribute $3.00 (or $0.25 annually) per non-residential 
square foot toward affordable housing opportunities in Tysons (Page 35): 

"Non-residential development throughout Tysons should contribute ,a minimum of $3.00 per 
nonresidential square foot (adjusted annually based on the Consumer Price Index) or at least 
25 cents per nonresidential square foot over a period of time to be determined at the time of 
rezoning to a housing trust fund that will be used to create affordable and workforce housing 
opportunities in Tysons. Such developments may provide an equivalent contribution of land 
or affordable units in lieu of a cash contribution. Non-residential contributions could also be 
used to fund affordable housing opportunities in Tysons through a partnership. I f non
residential floor area is achieved through a bonus for providing affordable and workforce 
dwelling units, the bonus floor area should not be included when calculating the contribution 
amount. Ground level retail located in office, hotel, and residential buildings should also not 
be included when calculating the contribution amount. 

The provision of workforce housing should be viewed as a collective responsibility that will 
directly benefit employers in Tysons. New office, retail, and hotel developments will benefit 
from having a range of affordable housing opportunities within a short commuting distance 
of the jobs in Tysons." 

The applicant is proffering to two options for non-residential contributions toward affordable 
housing in Tysons for new office and other non-residential uses in Buildings A, B and C (Proffer 51, 
Commercial Contribution for Workforce Housing. May 13, 2013). The first option is a one-time 
contribution of $3.00 per new office or non-residential square footage. The second option is to 
contribute $0.25 per new office or non-residential square foot annually for 16 years, and only public 
facility or ground floor retail GFA will be excluded from the contribution. However, the applicant 
proposes to exclude this contribution from escalation (Proffer 64, Adjustment in Contribution 
Amounts, May 13, 2013), which staff does not support. The applicant's affordable and workforce 
housing commitments are in general conformance with the Comprehensive Plan guidance on 
affordable and workforce housing, i f the final housing-related proffers are acceptable to staff. 

Coordinated Development and Parcel Consolidation 

The Comprehensive Plan's consolidation guidance for the subject application is as follows (Tysons 
West South Subdistrict Recommendations, Page 123): 

"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. I f consolidation 
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cannot be achieved, as an alternative, coordinated proffered development plans may be 
provided as indicated in the Areawide Land Use Recommendations. 

o In this subdistrict, 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 i f 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." 

The proposed application includes land from the first intensity tier up to the third intensity tier (1/3 
to 1/2 mile), but the application proposes only a consolidation of 15 acres, which falls short of the 
20-acre consolidation recommendation. The Comprehensive Plan sets five specific objectives for 
consolidations (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 I f 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." 
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The proposed grid of streets is in line with the Comprehensive Plan's recommended grid of streets 
and street classifications for this area. Plans to accommodate an anticipated off-ramp from the 
Dulles Airport Toll Road through the northwest side of the property are included in the application, 
including the initial dedication of 45,684 square feet of ROW for the ramp connection through the 
site (Proffer 34, Future Ramp Connection to Dulles Airport Access and Toll Road, May 13, 2013). 
The applicant also shows a plan for additional future ramp dedication area where the existing hotel is 
built. The subject application meets the first objective by providing a functioning street grid. 

The subject application meets the second objective by providing urban park space and private open 
space on site. Based on the amount of proposed non-residential floor area and residential dwelling • 
units, the recommended public park area is 1.88 acres. The applicant proposes to meet this goal by 
providing 2.12 acres on site and through an off-site contribution. The quality of these parks and 
other park-related Plan objectives wil l be further evaluated by Fairfax County Park Authority 
(FCPA) and Office of Community Revitalization (OCR) staff. In addition to the park spaces, the 
applicant also commits easements and monetary contributions for an athletic field and other park-
related improvements (Proffer 53, Off-Site Park Enhancements, May 13, 2013 and Proffer 54, 
Athletic Field Contribution, May 13, 2013). 

Regarding the third objective, the applicant proposes to provide approximately 3,500 square feet of 
GFA for a public arts agency or similar use in Building A or B for 30 years with four 5-year 
subsequent leases. This proposal is discussed further in the Public Facilities section of this memo. 

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 memo. 

Staff advised the applicant to provide a massing exhibit for the adjacent properties to help 
demonstrate that the subject application would not preclude the future redevelopment of these sites. 
The applicant has not submitted an exhibit at the time of this memo's publication. However, on 
Sheets S-l (Sub-Section Context Street Grid Plan) and S-2 (Sub-Section and Adjacent Sub-Section 
Context Street Grid Plan) of the CDP, the applicant provides sub-section and adjacent sub-section 
context street grid plans for approved or pending rezoning cases around the subject property, which 
provides a general understanding of how the site's proposed redevelopment wil l align with other 
redevelopment plans in the area. 

Public Facilities 

The Comprehensive Plan's strategy for implementing public facilities to serve Tysons is to focus on 
dedications of land or building space with the initial rezoning applications in a district (Page 91). 

"Practices employed by the County in the past to provide space for public facilities in largely 
undeveloped suburban areas cannot be relied upon in an intensely developed area where 
most of the land is privately owned. In Tysons it wil l be critical that the land area or spaces 
for public uses are incorporated within private developments at no cost to the public sector. 
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While facilities may actually be constructed throughout the planning horizon based upon 
need, it is critical that space for most, i f 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 wi l l be available to construct facilities in 
concert with the pace of growth." 

The Plan does not specify a particular use for a recommended public facility in the Tysons West 
South Subdistrict. However, the applicant proposes to address the public facility objective with a 
commitment to provide approximately 3,500 square feet of GFA in Building A or B for 30 years and 
with four 5-year subsequent leases (Proffer 56, Public Space, May 13, 2013). The space will be 
provided at no cost, except utilities, to serve a public art agency or another public/community use, 
and it will be made available prior to the issuance of a Residential Use Permit (RUP) or Non-RUP 
for more than 50,000 square feet of other uses in Building A or B. The applicant also proposes to 
contribute $350,000 to fund a Master Plan for the Arts, payable before the issuance of the first RUP 
or non-RUP for Buildings A, B, or C (Proffer 57, Master Plan for the Arts, May 13, 2013). 

The public facility commitment is in general conformance with 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: 

"As the Tysons Corner area is developed, and the land use and transportation infrastructure 
matures, parking requirements should be examined to determine i f they are adequate for the 
changing conditions. Rather than supplying parking for each individual use, parking should 
be treated as a common resource for multiple uses. Implementing this practice will reap 
many advantages in creating a more walkable environment. Providing transit service, an 
effective mix of uses, and an appropriate network of sidewalks wil l reduce automobile use 
and, consequently, the need to provide parking. 

Additional methods listed below should be pursued to ensure the appropriate amount of 
parking is provided. 

• Encouraging shared parking arrangements across parcel lines. 
• Creating a parking management entity to coordinate shared parking efforts, enforce 

parking regulations, apply parking pricing strategies where beneficial, and monitor 
parking demand and supply regularly. 

• Securing parking management agreements such as parking pricing. 
• Unbundling parking from commercial and residential leases and sales. 
• Allowing on-street parking, and where appropriate, counting those spaces towards 

parking requirements. 
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• Implementing "Smart Parking" technology to maximize parking utilization. 
• Providing preferential parking for carpools, vanpools, and car-sharing vehicles. 
• Reductions for shared parking on mixed use sites." 

As part of a parking efficiency strategy for the application site, the applicant proposes to count 
surface parking spaces as part of or in addition to parking requirements (Proffer 42, Parking Spaces 
along Streets, May 13, 2013), but overall, the maximum parking rates will not be exceeded at build-
out of the property (Proffer 41, Phasing of Parking, May 13, 2013). Staff also recommends that the ' 
applicant unbundle parking from the lease or sale of any residential units in accordance with the 
Comprehensive Plan. 

URBAN DESIGN ANALYSIS 

Street Grid and Design 

The Comprehensive Plan provides recommendations for both street grids (Pages 46-47 and 96) and 
street cross sections (Pages 48-56). 

Generally, the proposed grid of existing and new streets is in conformance with the Comprehensive 
Plan. The proposed development includes two new streets, Cornerside Boulevard and Future Street. 
Cornerside Boulevard is proposed as a local street, ranning north to south through the site, with 
primary and secondary pedestrian corridors along the street due to the numerous retail entrances and 
park spaces along this street. Future Street is proposed as a truncated private street between the 
Buildings A and B site and Building C site which will be an east to west connection between 
Cornerside Boulevard and Leesburg Pike (Route 7). Future Street wi l l be a two-way street with 
limited circulation including just a right turn only lane to Leesburg Pike. Incoming traffic from 
Leesburg Pike wil l not be accommodated. However, the Comprehensive Plan's proposed grid shows 
Ashgrove Lane extending to Route 7, and Future Street functions as an off-set extension of this 
street. 

The resulting blocks are generally in conformance with the Plan's recommended block pattern (Page 
96). The Plan recommends block lengths up to 600 feet long and perimeters of less than 2,000 feet. 
A l l blocks in the subject application are within these guidelines, except the block with the existing 
hotel, which slightly exceeds the recommended dimensions. 

Streetscape Design 

The Urban Design section of the Comprehensive Plan provides detailed guidance on streetscapes 
(Pages 96-108). The Plan defines three streetscape zones, including the landscape amenity panel, 
sidewalk, and building zone. Each zone serves a distinct purpose and has varying dimensions based 
on the adjacent street type and land use. 
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Boulevard: Leesburg Pike 
The applicant proposes to provide a 7' wide landscape bed, 10' wide sidewalk, and 8' wide 
landscape amenity panel along the site's frontage along Leesburg Pike. South of Future Street, the 
sidewalk wi l l be flanked by two 8' wide landscape amenity panels. 

Collector: Westwood Center Drive 
Westwood Center Drive will be improved with two 6' wide bike lanes on both sides of the four-lane 
collector street with on-street parking. Along the site's frontage on this street, the applicant proposes 
an 8' wide landscape amenity panel, 8' wide sidewalk and a 4' wide minimum building zone. 

Avenue: Sheraton Tysons Drive (ultimate) 
In its ultimate phase, Sheraton Tysons Drive will be developed as an avenue with four travel lanes, 
two 5' wide bike lanes and on-street parking on both sides of the street. Along Building D, an 8' 
wide landscape amenity panel, 8' wide sidewalk and approximately 9.5' wide landscape bed is 
proposed in its ultimate phase. In the interim phase, the local street wil l be developed with three 
travel lanes and a 6' wide bike lane along each side of the street. The existing 5' wide sidewalk, 
approximately 8.5' wide landscape amenity panel and 12' wide landscape bed will remain in the 
interim phase. 

Local: Cornerside Boulevard, Ashgrove Lane, and Future Street 
The Comprehensive Plan recommends a travel lane in each direction and 8' wide on-street parking 
lanes per direction for local streets. Cornerside Boulevard, Ashgrove Lane and Future Street are 
generally proposed in accordance with this guidance, except for some minor deviations. Ashgrove 
Lane is an existing private road, and the applicant proposes to provide at least two travel lanes and 
one on-street parking lane along the street, though the width and use of the street will vary at 
different points of the road. To the west of the application site, Ashgrove Lane will be a private 
street with two travel lanes, two 5' wide bike lanes, and two on-street parking lanes. The street wi l l 
then taper to a public local street with two travel lanes and one on-street parking lane towards the 
street's intersection with Cornerside Boulevard. Cornerside Boulevard wil l have two travel lanes 
with on-street parking lanes on both sides of the street, and Future Street will be developed with two 
travel lanes and one on-street parking lane. 

Overall, the proposed streetscapes are in conformance with the Comprehensive Plan's 
recommendations. 

Building Height 

The subject property is within the Tier Two (175' - 225') and Three (130' - 175') areas. 
Specifically, the application area north of Ashgrove Lane is within Tier Three, and the remaining 
site area south of Ashgrove Lane is within Tier Two. The following table compares the maximum 
heights recommended in the Conceptual Building Heights Map to the proposed range of heights for 
each proposed building. 
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Building Proposed Use 
Comprehensive Plan Maximum Building 

Height Range 

Proposed 
Building 

Height Range* 

Building A Office/Retail Tier 2: 175'-225' 160'-225' 
Building B Residential/Retail Tier 2: 175'-225' 160'-250' 
Building C Residential/Retail Tier 2: 175'-225'and Tier 3: 130'-175' 50'-95' 

*Penthouses are not included in the maximum height of the buildings. 

In addition to the height guidance in the Areawide Recommendations, the District 
Recommendations for the subject property address building height (Page 124). 

"Under this option, building heights may range from 105 feet to 400 feet, depending upon 
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 where 
building height is planned up to 400 feet. Building heights (generally between one-eighth and 
one-quarter mile from the Metro station) should be between 150 and 225 feet. Beyond one-
quarter mile, buildings should have lower heights, with areas along Leesburg Pike to the 
south at 175 feet and areas at the western edge of the subdistrict having heights up to 105 
feet. The exception is the Tysons Sheraton Hotel, which is a gateway landmark at 215 feet in 
height; property abutting to the east and south should not have buildings exceeding 150 feet 
in order to maintain this building as an existing gateway to Tysons Corner. Building heights 
should be consistent with the guidelines in the Areawide Urban Design Recommendations." 

Building C, a residential building with retail use, is split between Tier Two and Three for building 
height recommendations. The building is also proposed for development to the east of the existing 
hotel (Sheraton) along Leesburg Pike, and the height of this building wil l not exceed 95 feet, which 
is under the Comprehensive Plan's site specific guidance of a maximum height of 150 feet for this 
area. Buildings A and B are located between the 1/8 to 1/4 mile radius from the Spring Hill Metro 
station and are proposed at maximum heights of 225' and 250' respectively. Building B's proposed 
maximum height of 250' slightly exceeds the recommended maximum of 225' for the Tier Two 
height range. However, the Comprehensive Plan notes that "height flexibility wi l l 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" (Page 115). Building B is a residential building, and the 
applicant proposes to accommodate affordable and workforce housing on-site, as well as a public 
facility use in either Building A or B. 

The building heights proposed in the subject applications are in general conformance with the 
Comprehensive Plan. 
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County o f F a i r f a x , V i r g i n i a 
To protect and enrich the quality of life for the people, neighborhoods and diverse communities of Fairfax County 

November 21, 2012 

Jonathan D. Puvak 
Walsh, Colucci, Lubeley, Emrich & 
Walsh, P.C. 
2200 Clarendon Boulevard 
13,h Floor 
Arlington, VA 22201 

Re: Special Exception Application SE 2012-HM-006 

Dear Mr. Puvak: 

At a regular meeting of the Board of Supervisors held on November 20, 2012, the Board 
approved Special Exception Application SE 2012-HM-006 in the name of Tysons West 
Residential, LLC. The subject property is located in the N.W. quadrant of the intersection of 
Leesburg Pike and Westwood Center Drive on approximately 7.06 acres of land, zoned C-7, 
HC and SC in the Hunter Mill District [Tax Map 29-3 ((1)) IB and 29-3 ((20)) CI]! The 
Board's action permits waiver of certain sign regulations pursuant to Section 9-620 of the 
Fairfax County Zoning Ordinance, by requiring conformance with the following development 
conditions: 

1. This Special Exception is granted for and runs with the land indicated in this 
application and is not transferable to other land. 

2. This Special Exception is granted only for the purpose(s), structure(s) and/or use(s) 
indicated on the special exception plat approved with the application, as qualified by 
these development conditions. 

3. This Special Exception is subject to the issuance of a Sign Permit(s). Any permit 
submitted pursuant to this special exception shall be in substantial conformance with 
the Special Exception Plat titled "Tysons West Promenade" prepared by MV+A 
Architects consisting of eight pages as revised through July 23, 2012 and the 
supplement to the special exception application dated July 19, 2012, consisting of 29 
sheets. Minor modifications to the approved special exception may be permitted 
pursuant to Par. 4 of Sect. 9-004 of the Zoning Ordinance. 

Office of the Clerk to the Board of Supervisors 
12000 Government Center Parkway, Suite 533 

Fairfax, Virginia 22035 
Phone: 703-324-3151 • Fax: 703-324-3926 • TTY: 703-324-3903 

Email: clerktothebos@faiifaxcounry.gov 
http:/hvww.fairfaxcounty.gov/bosclerk 
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4. A copy of the Special Exception plat, supplement and conditions shall be made 
available to all departments of the County of Fairfax during normal business hours. 

5. A matrix shall be provided to the Zoning Administrator prior to the issuance of the 
first sign permit and all subsequent sign permits which includes tenant name, 
address, sign type, sign height, sign area and Non-Residential Use Permit number 
and/or any other pertinent information deemed necessary by the Zoning 
Administrator in order to allow efficient tracking of all signage to be provided on 
site. Each sign permit shall be accompanied by a letter from the property owner, 
manager and/or agent of the property stating that the requested sign has been 
reviewed for compliance with this approval. 

6. This approval shall not preclude the installation of additional signs on future 
buildings A, B or C that comply with the provisions of Article 12 of the Zoning 
Ordinance. 

7. Lighting associated with all signs shall conform to the requirement of Part 9, 
Outdoor Lighting Standards, of Article 14, Performance Standards, of the Fairfax 
County Zoning Ordinance. 

8. All free standing signs shall be located to avoid obstructing the sight distance for 
drivers entering or exiting travel intersections, aisles or driveways. 

9. The overall dimensions and design of the signage, including the number, size and 
orientation of the signs and materials shall be generally consistent with the 
monument sign elevation detail shown on the SE Plat and supplemental. (Specific 
logos, lettering styles and/or colors of the tenant panels and project banners may be 
modified without a Special Exception Amendment, provided the proposed changes 
remain consistent with the character of the sign depicted on the SE plat and 
supplemental.) 

10. The monument sign (Type H-3) shall not include a LED screen, changeable type or 
screen. 

11. No unpermitted temporary advertising signs, including but not limited to banners 
and "popsicle" signs, shall be placed on the building or along the street frontages of 
the subject property. Any such signs placed by tenants shall be promptly removed 
by the management of the site. This shall not preclude temporary signs allowed by 
Article 12 that do not require permits. No signs permits shall be issued for the site 
i f there are existing signs in violation with the Zoning Ordinance or the Special 
Exception conditions. 
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Sincerely, 

Catherine A. Chianese 
Clerk to the Board of Supervisors 

Cc: Chairman Sharon Bulova 
Supervisor Catherine Hudgins, Hunter Mil l District 
Tim Shirocky, Acting Director, Real Estate Division, Dept. of Tax Administration 
Barbara C. Berlin, Director, Zoning Evaluation Division, DPZ 
Diane Johnson-Quinn, Deputy Zoning Administrator, Dept. of Planning and Zoning 
Angela K. Rodeheaver, Section Chief, Transportation Planning Division 
Donald Stephens, Transportation Planning Division 
Ken Williams, Plans & Document Control, ESRD, DPWES 
Department of Highways-VDOT 
Sandy Stallman, Park Planning Branch Manager, FCPA 
Charlene Fuhrman-Schulz, Development Officer, DHCD/Design Development Division 
Planning Commission 
Karyn Moreland, Chief Capital Projects Sections, Dept. of Transportation 
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y \ C o u n t y o f F a i r f a x , V i r g i n i a 

M E M O R A N D U M 

DATE: June 11, 2013 

TO: Barbara Berlin, Director 
Zoning Evaluation Division, DPZ 

FROM: Angela Kadar Rodeheaver, Chief) 
Site Analysis Section, DOT 

FILE: 3-4 (RZ 2011-HM-032) 

SUBJECT: RZ 201 l-HM-032 - Tysons West Residential, LLC, JBG/Tysons Hotel, LLC 
Tysons West 
Land Identification Maps: 29-1 ((D) 10D & 29-3 ((D) IB & 29-3 ((20)) CI 

This department has reviewed the subject rezoning submittal including proffers and 
development plans (CDP/FDP) dated May 10, 2013, and a TDM Implementation Plan dated 
April 8, 2013. The applicant is proposing to construct 1 residential building and 2 office 
buildings, with ground floor retail on the portion of the property area that is currently surface 
parking. This new development will be adjacent to the Sheraton Hotel and the Wal-Mart slated 
to open sometime in 2013. The combined ground floor area for residential and non
residential will total no greater than 1.792 million square feet of space. 

The applicant has addressed all of the critical transportation issues identified in the 
Comprehensive Plan in this application. These are outlined below. 

o Boone Boulevard Grid Street - The applicant has committed to restripe Sheraton 
Tysons Drive (future Boone Blvd) from Westwood Center Drive to Ashgrove Lane to 
accommodate three travel lanes (two through and one left turn lane) and bike lanes 
on both sides of the street. On-street parking, which is called for in an avenue cross 
section in the Comprehensive Plan was not deemed a necessity along this property 
frontage at this time. The Wal-Mart site, which is a by-right development, defined the 
available frontage which cannot accommodate full-time on-street parking. Staff felt it 
was more important to improve the pedestrian and bicycle realm with the space 
available than provide space for parking. It is expected that the final through lane and 
possibly on-street parking could be accommodated on the opposing frontage when 
that property redevelops. 

o Boone Boulevard Ramp to the Dulles Toll Road - Right-of-way (ROW) is to be 
dedicated upon demand after a period of no more than 10 years to accommodate a 
ramp connecting Boone Blvd (currently Sheraton Tysons Drive) to the Dulles Toll Road 
as called for in the Comprehensive Plan. The ramp would be an interim .design that 
skirts around the back of the Sheraton Hotel where a parking lot currently exists. The 

Fairfax County Department of Transportation < 

4050 Legato Road, Suite 400 J^i^,T\C\rF 
Fairfax, V A 22033-2895 KjUKJ 1 

Phone: (703) 877-5600 TTY: 711 Serving Fairfax Comty 

. Fax:(703) 877-5723 for 30 Years and More 
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need for this ramp would be driven by the level of development over time, and the 
associated traffic needs. If the Sheraton Hotel were to redevelop prior to the 
construction of an interim ramp, the proffers could be renegotiated to include a final 
alignment of the ramp that would utilize the land where the c-shaped low-rise portion 
of the Sheraton currently exists. 

o Westwood Center Drive - A slight modification of the existing road will accommodate 
a public collector street as specified in the Transportation Design Standards for 
Tysons Corner Urban Center. The applicant has agreed to provide this additional 
space needed, as well as restripe the road to include bike lanes on both sides of the 
road from Route 7 to Sheraton Tysons Drive (future Boone Blvd). 

o Cornerside Blvd and Ashgrove Lane - These two local streets will be constructed by 
the applicant with portions of each road being dedicated to the public roadway 
system as called for in the Comprehensive Plan. 

o TDJyl - The applicant has agreed to design a TDM program to meet the goals outlined 
in Table 5 of the Comprehensive Plan. Table 5 has achievement goals that are based 
on the square footage of total development in Tysons as well as the property's 
distance from a Metro station. The applicant's proffers satisfactorily meet all 
expectations and provide a detailed implementation plan for the TDM program that will 
provide the flexibility to modify the program to address changes necessary during the 
life of the project. 

o Tysons-wide and Grid Fund Contributions - Contributions toward both the Grid Fund 
and the Tysons-wide Fund have been made by the applicant in accordance with the 
Board of Supervisor's adopted rates. 

o General Transportation Commitments - In addition to the above the applicant has 
made the following commitments: 

• a. Bicycle and pedestrian amenities such as bike parking and wayfinding signage. 
b. Construction/modification of traffic signals where warranted. 
c. A maximum of 2 bus shelters as specified by the County. 

Only two outstanding issues remain. Descriptions of these issues are outlined below: 

o The most significant outstanding transportation issue the applicant faces is related to 
the intersection of Westwood Center Drive and Route 7. This intersection requires a 
Level Of Service (LOS) waiver from VDOT because Route 7 is a part of the National 
Highway System. The applicant has submitted a second submission to VDOT for 
review at the end of May. FCDOT staff feels strongly that a VDOT approval of this 
LOS waiver is necessary for approval of the rezoning. 

o The other remaining issue is related to the proffer on phasing of parking. Staff has 
asked the applicant to show staff how their phasing of parking will meet the parking 
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ratios established in the zoning ordinance. Staffs concern is that the interim parking 
ratios will be too high for an extended period of time. The success of the TDM in 
reducing vehicle trips correlates to a reduced availability of parking. It is important to 
demonstrate continuous reductions throughout the building program of the site 
development. 

A K R / J C H 



COMMONWEALTH of VIRGINIA 
D E P A R T M E N T O F T R A N S P O R T A T I O N 

4975 Alliance Drive 
Fairfax, VA 22030 

January 24, 2013 

Ms. Barbara Berlin 
Director of Planning and Zoning 
Office of Comprehensive Planning 
12055 Government Center Parkway, Suite 801 
Fairfax, Virginia 22035-5511 

Re: Tysons West RZ-2011-PR-0208 
TaxMap#29-3((01))0001B 
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 19, 2012, and received on October 19, 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 
wiii 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. 

Sincerely, 

Kevin Nelson 
Transportation Engineer 

cc: Ms. Angela Rodeheaver 
527lnfo2011-PR-208rz2TysonsWest1-24-13BB 

GREGORY A. WHIRLEY 
COMMISSIONER 

We Keep Virginia Moving 



C o u n t y o f F a i r f a x , V i r g i n i a 
To protect and enrich the quality of life for the people, neighborhoods and diverse communities o f Fairfax County 

June 24,2013 

Kevin Fellin., Senior Associate 
Wells & Associates 
1420 Spring Hill Road, Suite 600 
McLean, VA 22102 

REFERENCE: RZ 2011-HM-023 - Tysons West 

Dear Kevin: 

This department has completed its review of proposed waivers to urban street design 
standards utilized in the Tysons Corner Urban Center. These standards were adopted by the 
Board of Supervisors on September 13, 2011. Waivers to VDOT urban design street 
standards were filed and reviewed separately. The following waivers applicable to the County 
were proposed. Comments are discussed with each proposal. 

- FC_P01: Curb parking on Sheraton Tysons Drive between Westwood Center Drive 
and the Wal-Mart garage exit 

There is no objection to this waiver. 

- FC_P02: Curb parking on Westwood Center Drive between Route 7 and Cornerside 
Boulevard 

Deferred decision on waiver to time of FDP for the adjacent office buildings. 
Applicant will resubmit at that time. 

- FC_P03: Curb parking along the north side of proposed Future Street 

There is no objection to this waiver. 

- FC_P04: Curb parking along the north side of Ashgrove Lane from Cornerside 
Boulevard to a point approximately halfway to Sheraton Tysons Drive. 

There is no objection to this waiver. 

- FC_S01: Building zone width on the north side of Westwood Center Drive from the 
Cornerside Boulevard to Sheraton Tysons Drive. 

There is no objection to this waiver. 

- FC_S02: Streetscape width on the north side of Ashgrove Lane from Sheraton Tysons 
Drive to a point halfway along the street in the direction of Cornerside Boulevard. 

Fairfax County Department of Transportation 
4050 Legato Road, Suite 400 TTf^ T \ f Y P 

Fairfax, VA 22033 KjU\J 1 
Phone: (703) 877-5600 TTY: 711 Seni^MrfaCmm, 

Fax: (703) 877-5723 for 2S Years and More 

www.fairfaxcounty.gov/fcdot 
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There is no objection to this waiver. 

- FC_S03: Streetscape width on the west side of Cornerside Boulevard south of and 
adjacent to the drop-off area of the Sheraton hotel. 

There is no objection to this waiver. 

- FC_S04: Building zone width on the Route 7, north of Future Street. 

There is no objection to this waiver. 

- FC_S05: Building zone width on the west side of Cornerside Boulevard from Future 
Street towards Ashgrove Lane. 

There is no objection to this waiver. 

- FC_S06: Landscape panel width on the west side of Cornerside Boulevard from 
Ashgrove Lane, north towards the hotel drop-off area, adjacent to the plaza. 

There is no objection to this waiver. 

- FC_S07: Landscape panel width on the east side of Cornerside Boulevard from north 
garage entrance to a point just north of the garage entrance at Ashgrove Lane. 

There is no objection to this waiver. 

- FC_S08: Streetscape width on the west side of Cornerside Boulevard in front of the 
Sheraton hotel drop-off area. 

There is no objection to this waiver. 

Please contact me at 703 877-5600 if there are any questions about this response. 

Sincerely, 

Michael Davis 
Senior Transportation Planner 

MAD 



COMMONWEALTH of VIRGINIA 
D E P A R T M E N T O F T R A N S P O R T A T I O N 

GREGORY A. WHIRLEY 4975 Alliance Drive 
COMMISSIONER Fairfax, VA 22030 

January 24, 2013 

Ms. Barbara Berlin 
Director of Planning and Zoning 
Office of Comprehensive Planning 
12055 Government Center Parkway, Suite 801 
Fairfax, Virginia 22035-5511 

Re: Tysons West RZ-2011-PR-0208 
Chapter 527 Comments 
TaxMap#29-3((01))0001B 
Fairfax County 

Dear Ms. Berlin: 

VDOT has reviewed the above plan and traffic impact study submitted on October 19, 
2012, and received on October 19, 2012. 

The site currently consists of the Sheraton Premiere Hotel and the former Moore 
Cadillac/Hummer car dealership. The Sheraton Premiere Hotel will remain and the vacant 
Moore Cadillac/Hummer car dealership will be demolished. The associated parking 
structure will remain for use with Phase I of Tysons West containing 135,117 square feet of 
retail uses and 28,768 square feet of office with an 18,256 square foot lobby as part of the 
development plan. The Sheraton Premiere Hotel is also planning a by-right expansion of 
up to 3,792 gross square feet, 379,600 GSF of office, 669,000 GSF of residential (699 
dwelling units), and 82,200 GSF of retail. 

The site is generally located in the southwest quadrant of the Leesburg Pike/Westwood 
Center Drive/Tyco Road intersection. Vehicular access to Tysons West would be oriented 
along Westwood Center Drive (Route 3888), Sheraton Tysons Drive, Ashgrove Lane and a 
proposed new partial access connection to Leesburg Pike (Route 7). The proposed 
Tysons West development would generate the following new peak hour trips over the 
project's existing and the currently approved by-right site plan uses: 
• 505 AM peak hour trips 
• 764 PM peak hour trips 
• 7,661 Daily Trips 

Accuracy of the Traffic Impact Analysis: 
We do not have any comments on the traffic study. 

We Keep Virginia Moving 



Tysons West RZ-2011-PR-0208 
Chapter 527 Comments 
January 24, 2013 
Fage~Z 

Comments on the Recommended Improvements: 
1. The study includes recommendations for changing the signal timing and 

phasing at most of the signalized intersections. This is not acceptable to VDOT. 
The recommendations for retiming of individual signals can be an option; 
however, the impact of such an action should be analyzed for the entire corridor 
or network. The study should also analyze other options for improving the 
problems at those intersections. The argument stating geometric limitations 
would not allow other improvements is not enough justification. Such options 
should be fully investigated before drawing any conclusions as to their viability. 

2. Please note the optimization of signals can be utilized; however, in order to 
compare the background to the total future analyses, keep the timings the 
same. We want to be able to see the geometric deficiencies caused by the 
development. Optimized signals can be shown as an alternative in the future. 
Also, most of the signals are part of bigger corridors, so if one is optimized, then 
others may need to be adjusted. On other projects in the past, our signals staff 
has told us they will not allow the optimization, so it would strictly be a planning 
exercise; therefore, optimization should not be the only mitigation proposed. 

Additional VDOT Recommendations/Comments: 
1. If signal modifications and retimings are recommended to accommodate the 

additional traffic or a change in geometry, then the details (including the impact 
on other intersections in the network) should be properly documented and 
submitted separately to VDOT for review. 

2. All locations where overlaps or other signal operation changes have been 
proposed will require signal modification plans. 

3. Provide a 250' left turn storage lane for eastbound Sheraton Tysons Drive at 
Westwood Center Drive. 

In general, the TIA is acceptable. Please contact me if you have any further questions 
regarding these comments. 

Sincerely, 

Kevin Nelson 
Transportation Engineer 

cc: Ms. Angela Rodeheaver 
527 Info2011 -P R-208rz2TysonsWest1 -24-13BB 



COMMONWEALTH o/VTRQINIA . 
D E P A R T M E N T O F T R A N S P O R T A T I O N 

GREGORY A. WHIRLEY 4 9 7 5 Alliance Drive 

COMMISSIONER F a l r f a x . V A 2 2 0 3 0 

June 19, 2013 

To: Ms. Barbara Berlin 
Director, Zoning Evaluation Division 

From: Kevin Nelson 
Virginia Department of Transportation - Land Development Section 

Subject: RZ 2011-HM-032, FDP 2011-HM-032 Tysons West (Promenade) 
Tax Map # 29-1 ((01 ))0010D, 29-3((01))0001 B & 29-3((20))C1 

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 plans submitted on May 15, 2013, and May 22, 2013, and 
received on May 15, 2013, and June 2, 2013. The following comments are offered: 

1. Stationing needs to be provided on the plans in order to identify the location 
of specific comments. 

2. The proposed retaining wall along the Rt. 7 ramp, which appears to tie to the 
existing VDOT wall, can not encroach into the right of way. Private walls are 
not permitted within the right of way. The engineer needs to see if both this 
wall and the one along the roadway can be eliminated altogether. VDOT 
would permit removal of the wall within the right of way if the engineer could 
grade the site to eliminate both of the walls. 

3. A few typical sections for the Rt. 7 area of improvements should be 
provided. All improvements within the Rt. 7 right of way will have to meet the 
required standards at the time the site plans are submitted. 

4. The 55' and 44' dimensions along Rt. 7 appear to encroach into the median. 
The widths along Rt. 7 must include the required lane widths plus a 1' shy 
line to the median and a 2' gutter to the outside. These dimensions do not 
appear to include the required widths. 

If you have any questions, please call me. 

cc: Ms. Angela Rodeheaver 
fairfaxrezoning2011 -HM-032rz4TysonsWestResidentialLLC6-19-13BB 

We Keep Virginia Moving 
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County <rf P air f a X 7 V i r g i n i a 

DATE: June 7, 2013 

T O : Barbara Berlin, Director 

Zoning Evaluation Division, 

Department o f Planning and Zoning 

FROM: Barbara A. Byron, Director 

Office of Community Revitalization 

SUBJECT: OCR Comments - Tysons West CDP and FDP 

RZ/CDP 2011-HM-032; FDP 2011-HM-032 (Building C) 

The Off ice o f Community Revitalization (OCR) has reviewed the above referenced rezoning, including 

the CDP and FDP marked as "Received" by the Department of Planning and Zoning on May 10, 2013, 

and dra f t prof fers dated May 13, 2013. The fo l lowing analysis and recommendations are of fered for 

considerat ion regarding this appl icat ion. 

General Comments: 

The proposed design for Tysons West meets the Urban Design intent of the Comprehensive Plan fo r a 

pedestr ian-or iented, mixed use development. Whi le the site area is largely a retrof i t of the existing 

Sheraton Tysons hotel and contains the nearly completed Wal -Mar t bui lding (Building C, developed 

by-r ight) , the applicant has made an ef for t to integrate these existing structures into an overall CDP 

tha t meets t h e type of development envisioned for Tysons. The site is located at the western 

boundary o f t he Tysons Comer Urban Center and is bordered by the Dulles Toll Road to the nor th , 

Route 7 to the east, Westwood Center Drive to the south, and Sheraton Tysons Drive and the 

Wes twood Village development to the west, making consolidation dif f icult . In addit ion to several 

s t reet g r id improvements, the applicant has provided for a possible future ramp f rom the Dulles Toll 

Road t o be located on the western port ion of the site. Active f irst level uses, as wel l as a series of 

parks and plazas, wil l help activate the streets of this development and integrate it into the urban 

fabric o f Tysons. 

0 6 ^ 
Office of Community Revitalization 

12055 Government Center Parkway, Suite 1048 
Fairfax, V A 22035 

703-324-9300, TTY 711 
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RZ/CDP 2011-HM-032 Detailed Comments: 

1. Street Grid and Block Length: The application area is comprised of three parcels bounded by 

exist ing streets. Ashgrove Lane is an existing east-west street that wi l l remain on the western 

por t ion of the property. The southern port ion of Cornerside Boulevard is a new north-south 

local street that was approved as part of the by-right Wal-Mart development. This street is 

proposed to be extended to the nor th as part o f the development plan. Future Street is 

proposed as a new connection to Route 7. The existing and planned street network wil l break 

up the site into four blocks and complete the conceptual grid for the area. The largest block is 

Block C, which has approximately 560 feet o f frontage along Cornerside Boulevard. Therefore, 

all block lengths are generally consistent w i th the Comprehensive Plan and the Tysons Urban 

Design Guidelines (TUDGs), which establish a maximum block size of 600 feet . 

2. Arts and Entertainment District: This area is envisioned t o be part of a larger Arts and 

Enter ta inment District for the Tysons West District. 

a. As part of their public facility contr ibut ion, the applicant has commi t ted to provide 

$350,000 to Fairfax County to fund a Master Plan for the Arts. 

b. There are several art features proposed as part of this development; the applicant 

should also commit to work ing wi th the Arts Council of Fairfax County to identify 

artists and possible installation locations on the site. 

3. Pedestrian Hierarchy: The applicant has provided a Pedestrian. Hierarchy Plan and has utilized 

the recommended language provided in the TUDGs to describe the corr idor types. The 

p r i m a r y corridors identif ied are the Block A and B port ion of Westwood Center Drive and the 

southern port ion of Cornerside Boulevard, which wil l be the main thoroughfare for 

pedestrians entering the site f rom the metro stat ion. Cornerside Boulevard is envisioned as an 

active street and includes a series of park spaces and first f loor retail frontages that promote 

pedestr ian interaction. 

a. The applicant has commit ted in Proffer 12 to the general characteristics of the 

pedestrian hierarchy. This wil l help protect the quality of the streetscape experience. 

The prof fer indicates glazing and door separation distances which are modified f rom 

those recommended in the TUDGs; however, based on a review of the proposed 

plans, these deviations are acceptable. 

b, The proffers indicate tha t the general extent and location of all retail uses wil l be 

provided wi th each FDP submission; staff w i l l continue to review this to ensure that 
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active street level uses are provided. Specific suggestions on the location of retail 

spaces are provided in this memo. 

Streetscape Design: A number o f streetscape design waivers have been submitted and 

rev iewed as part of this rezoning request. These waivers are largely based on current site 

condi t ions, including the existing topography, buildings, and underground parking structures. 

W i t h the except ion of the waiver requests as noted below, the application is consistent wi th 

recommendat ions of the Comprehensive Plan and TUDGs regarding streetscape dimensions. 

a. Waiver Requests: 

i. FC_S01: Westwood Center Drive at Wal -Mar t Building: A waiver of the 

required 4 ' m in imum building zone has been requested to allow a 3'wide 

building zone. There are no doors located along this building face, and no 

outdoor dining or landscaping wi l l be located wi th in the building zone. As on-

street parking has been provided along Westwood Center Drive and the 

appropriately sized landscape amenity panel and clear sidewalk zone have 

been provided, and this is a tert iary pedestrian circulation zone, OCR does not 

object to the approval of this waiver request. 

i i . FC_S02: Ashgrove Lane at Existing Hotel: The applicant has requested a waiver 

for the building zone and the landscape amenity panel fo r this segment of 

Ashgrove Lane, adjacent to the existing hote l . Due to the existing hotel and 

mechanical equipment , the site is very constrained in this area. The applicant 

is providing an 8' w ide clear sidewalk, and there are no doors f ront ing along 

this street segment. OCR does not object to this waiver. 

i i i . FC_S03: Cornerside Boulevard at Existing Hotel: The applicant has requested a 

waiver of the 6' m in . width landscape amenity panel in this location due to 

existing site constraints. The existing hotel sits back only 10' f rom the future 

Cornerside Boulevard, and there is an existing underground garage in this 

location, making st reet trees unviable. The applicant has provided a 6' wide 

sidewalk and a 4 ' w ide building zone in this location. Due to the site 

constraints, OCR does not object to the waiver of the landscape amenity panel 

fo r this short segment of streetscape. 

iv. FC_S04: Route 7 at Building C: The applicant has requested a reduction in the 

building zone f rom 15'wide to a min of 1 1 ' w ide. Sheet L5.1 shows a 7' 

building zone; please clarify the waiver request. 

v. FC_S05: The applicant has requested a waiver of the building zone for 

Cornerside at Existing Building C; design standards require a building zone 4¬

12' wide. Staff recommends that , rather than waiving the building zone to 0' 



wide, the applicant adjust the dimensions of the streetscape in this location 

and provide a 2' bui lding zone, a 6.5' wide clear sidewalk, and a 6.5' wide 

landscape amenity panel. Wi thout a building zone, there is no area to account 

fo r door swing, as the doors would open into the clear sidewalk zone, fur ther 

reducing its w id th for pedestrians. This waiver should be resubmitted w i th 

modif ications for fur ther review. 

vi . FC__S06: Cornerside Boulevard at Plaza C: Due to the existing parking garage 

located under Plaza C, t ree pits are not able to be provided. The applicant has 

requested a waiver of t h e landscape amenity panel in this location. OCR does 

not object to this waiver request. 

vi i . FC_P01, FC_P03, and FC_P04: Due to site constraints, on-street parking 

cannot be provided in these locations. OCR does not object to these waivers. 

vii i . FC_P02: Waiver of on-street parking for Westwood Center Drive at Building 

A /B : As this port ion o f Westwood Center Drive is a primary pedestrian 

corr idor, and on-street parking is an important component to the overall 

v i tal i ty of retail, OCR staf f does not support this waiver at this t ime. We 

recommend that this waiver request be deferred and reviewed again w i th the 

FDP for Buildings A/B. 

b. It is unclear what is proposed fo r the Route 7 streetscape nor th of Future Street w i th 

Building C, shown on the CDP Sheet C-4. This sheet does not appear to show the 

ult imate proposed condit ion and does not match the landscape sheets. 

c. Areas of potent ial outdoor dining have been added t o Sheet L l . l . The areas identi f ied 

along Building B encroach into the clear sidewalk zone and the landscape amenity 

panel; there does not appear to be enough space to provide outdoor dining in these 

areas. For Building C, outdoor dining would be appropriate provided that pedestrians 

have a clear path to move though the space; no pinch points should be created. The 

applicant should provide a blow-up of the potent ial outdoor dining areas to 

demonstrate that pedestrian circulat ion, especially the clear sidewalk zone, is not 

impacted. 

d. The streetscape plans/sections should be updated to reflect the nomenclature used in 

the Comprehensive Plan, the Urban Design Guidelines, the Tysons Transportat ion 

Design Standards and the proffers. 

e. Based on the depth of the parking garage tunnel (Sheet C-4), street trees along Future 

Street may need to be adjusted at the t ime of Site Plan. 

f. The raised t ree planters shown on Sheet L5.0 are a creative solution to address the 

issue of the existing underground parking garage in this location, as they al low a tree 

canopy and. streetscape to be provided. Due to the location of on-street parking, a 2' 

wide pedestrian refuge as measured f rom the face of curb has been provided. The 

4 



applicant has included a note to indicate that the trees wi l l be located to avoid 

conflicts w i th on-street parking, such as where a car door would open, 

g. The applicant should commit to provide retail f ronts fo r t he upper level path along 

Building C at Future Street. OCR has concerns that this may become the back end of a 

retail operat ion, which would eliminate the activation e lement of this facade, 

5. Bui lding Design: Generally, the building design and massing is consistent w i th the 

recommendat ions of the TUDGs. Build-to lines are generally in agreement w i th the 

Comprehensive Plan except as noted above. 

a. The exposed upper parking decks on the existing Wal -Mar t building should be 

el iminated by using green roofs or other design elements. Modifications to the 

building would al low the additional s tormwater management and/or outdoor 

recreational benefits to be provided. 

b. Buildings A and B along Westwood Drive should be fur ther evaluated at FDP for street 

edge/street w id th relationship. If another high-rise develops on the south side of 

Westwood Center Drive, and no building step-back is designed, a wind-tunnel effect 

would likely be created along this streetscape. The applicant has included a prof fer 

(Proffer 14) to al low additional design review of this step-back at FDP. 

c. Plan notes indicate that parking structure and loading entrances are subject to change 

and that parking levels above grade can vary at FDP. As the parking entrances and 

loading spaces have a large impact on the pedestrian experience, these locations and 

widths should be subject only to minor modif ications at FDP, provided there are no 

adverse impacts on the streetscape. Parking and loading widths should not be 

increased f rom that shown on the CDP, and the height of above-grade parking 

structures should not be increased from tha t shown on the CDP. Notes 5 and 6 on 

Sheet A201 should be modif ied. 

6 - Parking Garage Design: Parking is provided in parking structures wh ich are integrated into the 

bui ld ing design. 

a. Parking garage facades are potentially visible in a few locations on the site. The 

applicant has commi t ted in the proffers and indicated on the drawings that these wil l 

be sufficiently t reated to provide an attractive and enjoyable pedestrian experience. 

b. The applicant has provided a proffer that states tha t all parking lot and new building 

mounted security l ighting shall utilize full cut-of f f ixtures, and recessed lighting shall 

be directionally shielded to mitigate the impact on adjacent properties and views 

f rom the street. 

7, Bui ld ing Heights: The CDP sets minimum and maximum building heights for the three new 

proposed buildings. Building C is the shortest w i th a range f rom 50-85' ta l l . From an urban 
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design perspective, staff suggests that a taller building in th is location would add variety to the 

bui lding massing and skyline views, in addition to f i t t ing the more urban form envisioned for 

Tysons. 

8. Urban Parks: The applicant is proposing a series of parks and open spaces throughout the 

development . Although the park spaces are small, they create a park network on the site and 

are visually connected along Cornerside Boulevard, wh ich creates the allusion of one larger 

space. Due to site constraints, the park spaces are focused internal ly, but the placement is 

appropr iate based on the surrounding uses. 

a. The private bocce court at Building C's residential entrance (Sheet L2.2) is an 

interest ing concept, but the functionali ty of having a bocce court tha t close to the 

sidewalk is. a concern. Staff has concerns about how the bocce court balls, 

decomposed granite surfacing, and users may spill out into the clear sidewalk zone. 

Design suggestions include separating the bocce cour t f r o m the sidewalk by the use of 

an 18" high wall to create separation and def in i t ion between the spaces. This could 

also serve as a seat wall. This issue could be addressed though an FDP condit ion. 

b. Staff suggests that the applicant commit to providing an activation element for Pocket 

Park H (Sheet L2.3), such as a commitment t o providing a Wi-Fi hot spot in this 

location or working w i th the Tysons Partnership on a larger plan to bring Wi-Fi to all 

public spaces. 

c. Park space E a t the intersection of Cornerside and the Future Street will be the 

signature civic space for this development. The proffers detai l the elements that will 

be included in this park to make it a lively space tha t people wi l l be drawn to (seating, 

pop-up fountains, vertical sculptural elements). To ensure tha t the park is a success, 

the applicant should commit to activate the f irst f loor o f Building C surrounding the 

plaza. 

d . A contr ibut ion for the provision of athletic fields is provided in the proffers. 

FDP 2011-HM-032 (Building 0 Detailed Comments: 

1. Inter im Condit ions: 

a. .Sheets L-2.6 and L-2.7, and L-2.7A show the improvements proposed for the interim 

parking lot at Westwood/Route 7. A temporary retail layout is also shown. Interim 

retaining wall heights shown on Sheet C-22 are very tall (+/~ 9') and create a visual and 

physical barrier between Route 7 and the site. Consider alternative design solutions to 

avoid the interim walls or reduce the height t o the extent possible. The applicant 

should provide an elevation and material detai l for these walls, and consider 

addit ional supplemental landscaping along the wa l l . 
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e. The phasing between the inter im surface lot to be used during Building C 

construct ion, the proposed commercial off-street parking, and the possible temporary 

retail layout is unclear. In addi t ion, staff continues t o suggest that an interim or pop

up park be proposed for this prominent corner close to met ro . 

f. It is unclear what is proposed for the Route 7 streetscape nor th of Future Street w i th 

Building C (Sheet G-7). The ful l improved streetscape should be provided wi th Building 

C, and the plans should reflect this. 

Building/Site Design: 

a. Throughout the year, at least a port ion of the Building C courtyard wil l be in shadow 

(Sheet A-6). Recommend that shade to lerant plants be used in these locations, to be 

determined at site plan. 

Streetscape: 

a. The streetscape plans and sections should be updated to reflect the nomenclature 

used in the Comprehensive Plan, the UDGs, the Tysons Transportation Design 

Standards, and the proffers. 

Suzanne Lin, Staff Coordinator, DPZ/ZED 

Suzianne Zott l , Revitalization Program Manager, OCR 

OCR File 
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APPENDIX 8 

C o u n t y of_J!^ir£ax-, V ing ln i - a 

DATE: June 3, 2013 

TO: Barbara Berlin, Director 
Zoning Evaluation Division, DPZ 

FROM: Pamela G. Nee, Chief 
Environment and Development Review Branch, DPZ 

SUBJECT: ENVIRONMENTAL ASSESSMENT for: RZ/CDP 2011-HM-032 
Tysons West FDP 2011-HM-032 

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 and the Final Development Plan for Building C which has 
been revised through May 10, 2013; and the proffers revised through May 13, 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 I I Tysons Corner 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/comprehensi veplan/area2/tysons 1 .pdf 

Department of Planning and Zoning 
Planning Division 

12055 Government Center Parkway, Suite730 
Fairfax, Virginia 22035-5509 

Phone 703-324-1380 
Fax 703-324-3056 

DEPARTMENT OF 

Excellence * Innovation * Stewardship 
Integrity * Teamwork * Public Service www.fairfaxcounty.gov/dp27' 

P L A N N I N G 
& Z O N I N G 



Barbara Berlin 
RZ/CDP 201 l-HM-032 
FDP 201 l-HM-032 
Tage 2 

Excerpts from the Environmental Stewardship section of the Tysons are also included below. 

The Fairfax County Comprehensive Plan, 2011 Edition, Area I I Tysons Corner Urban Center, as 
amended through June 22, 2010 Areawide Recommendations under Environmental Stewardship, 
page 74 states: 

"Stormwater Management 

Tysons Corner is located in the headwaters area of several of the county's watersheds.... 
Redevelopment offers considerable opportunities to improve upon past stormwater 
management practices. 

Receiving waters downstream of Tysons 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 wi l l 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 wi l l 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 I I Tysons Corner 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 stormwater 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 wi l l , first and foremost, optimize reduction of 
stormwater runoff volume and control of peak flows for the remaining stormwater that 
cannot be completely captured on-site. 

N:\RZ\Tysons West\RZ_201 l-HM-032JTysons West_env.docx 
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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 stormwater management should also be incorporated into new 
and redesigned streets where allowed and practicable. 

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

• At a minimum, stormwater management measures that are sufficient to attain both 
the stormwater design-quantity control and stormwater design-quality control 
credits 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 Corner 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 Corner through natural restorative processes and/or through restoration 
projects." 
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The Fairfax County Comprehensive Plan, 2011 Edition, Area I I Tysons Corner 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 of Tysons' 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 I I Tysons Corner 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: Prevent and reduce pollution of surface and groundwater 
resources. Protect and restore the ecological integrity of 
streams in Fairfax County. 

Policy a. 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. . . . 

Policy j . Regulate land use activities to protect surface and groundwater 
resources.... 

Policy k. 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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The applicant has provided a commitment to contribute $10,000 for the preparation of a stream 
restoration plan for Old Courthouse Spring Branch (Proffer #61) to advance natural resource 
enhancement in Tysons Corner. 

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 of Public Works 
and Environmental Services is pursuing the development of a stormwater management ordinance 
in order to implement this state mandate, and it is anticipated that this ordinance wil l 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 wi l l 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 stormwater management system consistent with both 
existing and anticipated stormwater management requirements. 

Traffic Noise 
The subject property will be affected by transportation generated noise. The applicant has 
provided a noise study for Building C performed by Polysomes, Report #5473, dated January 17, 
2013. This analysis essentially reviews impacts on the entire subject property even though 
Building C is the only new construction occurring at this time. According to that noise study, 
noise level contours do not exceed 70 decibels in the area where Building C will be constructed 
and outdoor recreation areas (courtyards) will not be affected by noise levels exceeding 65 
decibels. The highest noise level measurement wi l l be 69.4 decibels. The consultant concludes 
that this level of noise can be mitigated with windows, doors, wall and construction materials 
capable of achieving the 45 decibel level mitigation recommended by the Comprehensive Plan in 
interiors areas of new residential units. Furthermore, the study concludes that ground level 
noise in outdoor recreation areas defined predominately as courtyards will not affected by 
transportation generated noise levels in excess of 65 decibels because of the shielding provided 
by the building. 

In Table 10, the acoustical analysis provides a recommendation for STC ratings for walls and 
windows for interior areas of residential units that are not as stringent as what would be 
recommended by the County to mitigate noise levels within the 65-70 decibel range in order to 
achieve an interior noise level which does not exceed 45 decibels. 

The applicant has provided a proffered commitment (#19 revised proffer statement) to ensure 
conformance with the Plan guidance recommendation that noise in interior areas of new 
residential development and other noise sensitive uses not exceed 45 dBA L d n and that noise in 
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commercial areas not exceed 50 dBA L d n . While the proffer ensures that the individual refined 
acoustical analyses will be provided for each building which has been determined to be affected 
by transportation generated noise, the proffer does not commit to mitigating noise in outdoor 
recreational areas. Specifically the proffer emphasizes that future refined noise studies wi l l be 
performed only for the "interior" areas of buildings. The noise study concludes that noise in 
interior courtyard areas wil l not exceed 65 decibels because of shielding provided by Building C. 
Staff recommends that the refined noise study address both outdoor recreation areas and interior 
areas of buildings. 

While the proffer does not commit to a noise analysis for the entire application property, the 
Noise Study submitted for Building C does provides noise level information regarding the entire 
site which is sufficient for this review. 

The proffer does not identify recommendations for the appropriate building material 
specifications within certain noise ranges for walls, windows and doors which may be necessary 
to mitigate noise in affected residential units within certain noise levels. The omission of STC 
ratings in the proffer raises a question because the noise study recommendation does not capture 
the standard STC rating typically recommended by the County within the 65-70 noise decibel 
level range. 

The applicant is encouraged to strengthen the proffer as recommended by staff to incorporate 
building material recommendations for the development which falls within the 65-70 and 70-75 
noise decibel level ranges. 

Final Development Plan: Building C 
The noise study for Building C situated adjacent to Leesburg Pike and south of the Dulles Access 
Toll Road was performed by Polysomes during the 24 hour period of December 6 - 7, 2012. A 
single noise measurement was taken. The study accounted for current and future traffic volumes 
projected to 2030 as well as the future Metrorail based on information from other locations. The 
study determined that Building C facades on Leesburg Pike will be affected by transportation 
generated noise levels as high as 69.4 decibels. The study concludes that noise in residential 
units facing Leesburg Pike can be mitigated to meet Plan guidance with appropriate building 
materials. 

Table 10 of the acoustical analysis provides a preliminary recommendation for STC ratings for 
walls and windows for interior areas of residential units that are not as stringent as what would 
be recommended by the County to mitigate noise levels within the 65-70 decibel range. 
However, the reviewing consultant qualifies this aspect of the study and strongly supports a 
building shell analysis and review of topographical information when such information is 
available to determine exact STC recommendations. The proffer should specifically address that 
a refined acoustical analysis wi l l be submitted at the time of building plan/site plan submission to 
DPZ and DP WES and that analysis should include building material specifications for walls and 
windows which will be sufficient to mitigate transportation generated noise in interior areas of 
Building C, as recommended by staff. The proffer should also be revised to eliminate the word 
"interior" when referencing a revised acoustical analysis for Building C. 

N:\RZ\Tysons West\RZ_2011-FIM-032_Tysons West_env.docx 
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Green Buildings 
The vision for Tysons Corner as expressed in the Comprehensive Plan recommends at a 
minimum achievement of the United States Green Building Council's (USGBC) LEED Silver 
certification for non-residential development and LEED certification for residential development. 

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 residential building. In addition, the proffer includes the option for the applicant to seek 
the next higher level - LEED Silver with no escrow. The applicant identifies alternative 
residential rating programs to LEED certification. The proffer (#15F, May 13, 2013) should be 
modified to reflect the new name of the National Association of Home Builders Program 
(NAHB) program which is the "2012 National Green Building Standard (NGBS) using the 
ENERGY STAR® Qualified Homes path for energy performance." 

The applicant has provided a proffer which commits to achieve the Plan goal of LEED Silver 
certification with an escrow of $2.00 per square foot to be posted prior to building plan approval 
for the office building. In addition, the proffer includes the option for the applicant to seek the 
next higher level. In referencing commercial buildings and the potential for attainment of 
LEED-CS Gold certification, staff recommends that Proffer # 16 E, May 13,2013 proffer 
statement be modified to state, "Prior to final bond release for the subject building, he Applicant 
shall submit documentation to the Environment and Development Review Branch of DPZ, 
demonstrating the status of attainment of LEED-CS Gold certification from the USGBC for the 
subject commercial building." 

Sustainable Energy Practices 
This application includes a proffered commitment to sustainable energy practices for this 
development. The proffer commits to two electric vehicle ready parking spaces for in each new 
garage for Buildings A, B and C. In support of sustainable energy practices the proffer also 
commits to providing non-proprietary energy and water consumption data for each building. 

Staff recommends the following proffer modifications: 
• That information wil l be provided at FDP submission about how extensive the shared 

energy conduit system wil l be for the buildings within that submission; 
» That information wil l be provided regarding the extent to which the proposed EV ready 

conduit system wil l be available within the specified parking garage which is the subject 
of the FDP. 

PGN: M A W 
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C o u n t y o f F a i r f a x , V i r g i n i a 
M E M O R A N D U M 

DATE: June 19, 2013 

TO: Suzanne Lin, Staff Coordinator 
Zoning Evaluation Division 
Department of Planning and Zoning 

FROM: Jerry Stonefield, Acting Stormwater Reviewer 
Site Development and Inspection Division 
Department of Public Works and Environmental Services 

SUBJECT: Tysons West; Rezoning Application RZ 201 l-HM-032; Conceptual 
Development Plan (CDP) Dated May 10, 2013, and Final Development Plan 
(FDP), Dated May 10, 2013; Tax Map Numbers 029-1-01-0010-D, 029-3-01-
0001-B, and 029-3-20-0000-C1; Hunter Mi l l District 

We have reviewed the subject CDP and FDP, both dated revised May 10, 2013, and draft 
Proffers dated June 12, 2013, and offer the following stormwater management comments. 

Chesapeake Bay Preservation Ordinance (CBPO) 
There is no Resource Protection Area (RPA) designated on the site. 

Floodplain 

There are no regulated floodplains on the site. 

Stormwater Quality Control 

Although substantial information is provided related to the Tysons comprehensive plan 
stormwater goals, the application does not include computations to demonstrate that the 
development wi l l be compliant with the minimum water quality control requirements specified i 
the current Public Facilities Manual (PFM). The development, in addition to addressing the 
comprehensive plan goals, must also meet the applicable water quality control requirements in 
effect at the time of Site Plan approval. 
Stormwater Quantity Control 
The applicant indicates that the proposed facilities wil l be designed to reduce the post-developed 
peak flow for the 2-year and 10-year storm events, such that the proposed release rates wil l be 
equal to or less than the existing condition peak rates, using a combination of techniques, 
including green roofs, urban bio-retention areas, and possible underground detention vaults. The 
final design on the Site Plan must include appropriate details of the capacity and function of the 
facilities, and calculations of the release rates, and demonstrate compliance with the detention 
requirements in effect at the time of Site Plan approval. 

m 

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 

Phone 703-324-1720 • TTY 703-324-1877 • FAX 703-324-8359 
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The applicant has submitted a separate waiver request, 6279-WSWD-001-1, to allow the 
underground stormwater detention facilities be located within the proposed residential 
development. In accordance with PFM § 6-0303.8, underground detention facilities may not be 
used in residential developments unless specifically waived by the Board of Supervisors in 
conjunction with the approval of the rezoning. DPWES analysis and recommendation were 
provided in a separate memorandum dated May 28, 2013. 

Downstream Drainage Complaints 

There are no specific drainage complaints on file regarding the downstream drainage system. 

Adequate outfall 

The outfall map and description (sheet C-13 on the CDP, sheet C-21 on the FDP) indicates the 
location and direction of the downstream drainage system, but does not describe the condition or 
calculate the capacity. The narrative includes the statement "The adequacy of the outfalls for 
this CDP is based upon the premise that an adequate outfall is in place or will be in place at the 
time of final Site Plan." The FDP must include, per Section 16-502.2. A ( l 4) of the Zoning 
Ordinance, a preliminary stormwater management plan that includes information about the 
condition and adequacy of the downstream drainage system, including the sufficiency of 
capacity of any storm drainage pipes and other conveyances into which stormwater runoff from 
the site wil l be conveyed, to the point that is 100 times the site area. In addition, a description of 
how the adequate outfall requirements of the PFM wil l be satisfied, not just the extent of review, 
should be included. I f the downstream system is not adequate, additional measures wil l be 
necessary to satisfy the outfall requirements. 
The applicant has listed on sheet C-10A of the CDP, a request for a "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 PTC district has been fu l l redeveloped in the PTC 
zoning. This is necessary to fully account for the effects of the PTC required runoff reduction on 
the receiving channel." The PFM requirement that each development plan demonstrates that the 
adequate outfall provisions are satisfied at the time of Site Plan approval is mandatory, and 
cannot be waived, modified, or deferred. A l l statements regarding the request for a deferral of 
the adequate outfall analysis must be removed from the CDP, as such request is not approvable. 

Tysons Corner Urban Center, Areawide Recommendations: 
The Environmental Stewardship Guidelines in the Comprehensive Plan call for a progressive 
approach to stormwater management that promotes low impact development techniques, 
incorporates innovative stormwater management measures, and provides quality and quantity 
controls that are substantially more extensive than minimum requirements. Applications with a 
significant increase in density/intensity (e.g. redevelopment option is being pursued) should 
incorporate innovative measures in a manner that wil l , first and foremost, optimize reduction of 
stormwater runoff volume, and control peak flows for the remaining stormwater that cannot be 
completely captured on-site. The first inch of rainfall runoff should be retained on-site through 
infiltration, evapotranspiration and/or reuse. Achieving a goal of retaining the first inch of 
rainfall wi l l ensure the runoff characteristics associated with the site wi l l mimic those of a good 
forest condition for a significant majority of rainfall events. In addition, the stormwater 
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measures should be sufficient to attain the stormwater quality and quantity control credits of 
LEED (or equivalent). If, on a given site, it is demonstrated that the goals are not fully 
achievable, then all available measures should be implemented to the extent possible. 

The applicant provides preliminary stormwater plans and computations on the CDP (sheet C-9 
through C-12A) and the FDP (sheets C-15 through C-19) for four drainage areas, indicating the 

Drainage 
Area 

Building/ 
Block 

Existing/Proposed 
Use 

Area Captured by 
BMPs (ac.) 

Rainfall Depth 
Retained (in.) 

Drainage 
Area 

Building/ 
Block 

CDP FDP CDP FDP CDP FDP 

A Building C Residential & retail 3.42 3.42 0.96 0.96 

B Buildings 
A&B 

office & 
residential 

parking 
lot 

2.341 0l 1.06 0.063 

C Building E Sheraton 5.22 3.944 0.86 0.654 

D Building D Walmart 2.665 2.66' 0.69 0.69 

Total 13.64 
(85%)6 

10.02 
(63%)6 

0.86 0.65 

1 Area Captured includes "potential offsite treatment area" of 0.24 ac. of Westwood Drive, 
but not 0.56 ac. of Leesburg Pike. 
2 There are no BMP facilities proposed for the interim parking lot shown on the FDP. 
3 The minimal amount of rainfall retained, even without structural BMP facilities, is the 
rain that is not converted to runoff, based on the land cover and hydrologic soil group. 
4 The FDP shows fewer retrofits and less area to be controlled by stormwater facilities, 
resulting is a smaller amount of rainfall depth retained. 
5 Does not include "potential offsite treatment area" of Westwood Center Drive or 
Sheraton Tysons Drive. 
6 Drainage areas captured by proposed BMPs divided by total site area (16.0 acres). 

The applicant has identified adjacent "potential offsite treatment areas" (i.e., existing ROWs) on 
the overall stormwater management map, as described in the Stormwater Management Narrative 
(CDP sheet C-10A, FDP sheet C-16), that could be captured and treated, but specifically 
commits to treating only a 0.24 ac. portion of Westwood Drive adjacent to Buildings A and B. 
The applicant states that the other facilities are not proposed at this time, but that "this additional 
retention of off-site water could help mitigate any short comings or infeasibility of tier 3 
applications with subsequent FDP applications and final engineered site plans." However, the 
applicant indicates that i f all identified off site areas are captured, an additional 0.07 inches of 
rainfall would be retained, and that the total retention for the application would be 0.92 inches. 
The Guidelines recommend that i f retention of the first inch of rainfall is not fully achieved, the 
applicant should implement all available measures to the extent possible in order to support the 
stormwater goals and achieve partial retention of the first inch of rainfall. Since the application 
has not met the ful l 1" goal, the applicant should commit to treat all possible on-site and off-site 
areas and retain as much runoff as possible. 

With respect to the preliminary stormwater management information shown on the CDP and 
FDP, DP WES offers the following comments: 
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1) The applicant states on sheet C-1 OA of the CDP and sheet C-16 of the FDP, that"... waivers 
of certain requirements wi l l be needed in order to meet the overall concept of the PTC 
comprehensive plan." As described below, the PFM has recently been amended to add 
Section 2-1200, which specifies the Director of DP WES may consider alternatives in 
circumstances where strict application of the PFM standards cannot be met for a particular 
site and where new or creative urban designs are proposed, subject to certain criteria. I f 
alternatives are proposed, the applicant must include on the Site Plan the detailed design, 
calculations, supporting data and descriptions, as specified in PFM Section 2-1200.1, for 
consideration by DP WES at the time of Site Plan review. On CDP sheets C-2 and C-10A, 
and FDP sheets C-2 and C-16, the applicant lists certain PFM requirements and provisions. 
Based on the preliminary information presented on the CDP/FDP, DP WES staff offers the 
following observations and remarks regarding the listed waivers and deviations related to the 
stormwater management facilities: 
a) Waiver of PFM Section 6-03 03.8 for the location of an underground SWM vault located 

in a residential area. 
As described above, a separate request has been submitted, and staff analysis and 
recommendation was provided in a separate memorandum. As specified in the PFM, 
the Board of Supervisors must take action on the request concurrently with the 
subject rezoning application. 

b) A l l requested deviations of PFM Section 6-1304.2C to allow for installation of permeable 
pavement facility that utilize infiltration to be constructed on in-situ fill material, 
provided field tests show adequate infiltration rates exist for in-situ material. 

Sufficient details have not been provided to evaluate and comment upon the 
deviation. The applicant states that infiltration tests have been performed and show 
"very positive results", but do not include the soil boring logs to indicate the depth of 
fill, i f any, at the proposed locations. I f an alternative is warranted, the applicant 
must include on the Site Plan the detailed design, supporting data and descriptions, as 
specified in PFM Section 2-1200, including final design details, such as the field tests 
and the soil boring logs to indicate the location, depth, and consistency of the fill, i f 
any, and the distance that the bottom of the proposed facility is below the existing fill, 
and justification why the applicable PFM standard cannot be met. 

c) A l l requested deviations of PFM Section 6-1304.2F to set the minimum horizontal 
setbacks from building foundations be reduced to zero (0) feet in order to facilitate 
installation of the permeable pavement system. 

Sufficient details have not been provided to comment upon the design. I f an 
alternative is warranted, the applicant must include on the Site Plan the detailed 
design, supporting data and descriptions, as specified in PFM Section 2-1200, 
including, but not limited to, the actual proposed setback based on the final design, a 
description of the applicable requirement, and justification why it cannot be met. 

d) A l l required deviations of PFM Section 6-1304.41 to allow utilization of infiltration rates 
less than 0.52 inch/hour for infiltration systems. 

A note on CDP Sheet C-10A (and FDP sheet C-16) states that testing was performed 
and show "very positive results". I f the field tests indicate the rates are acceptable for 
the proposed locations, a deviation of the minimum rate is not warranted. Please 
provide the test locations, boring logs, and certified results regarding the suitability of 
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the soil and revise the CDP and FDP to eliminate the reference to a deviation, as it 
appears it is not warranted. Please note, in accordance with PFM amendment 111-13-
PFM, effective March 20, 2013, the design of the facility shall be in accordance with 
the soil testing, reporting and meeting procedures of § 4-0700 et seq. 

e) Al l 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. 

Sufficient details have not been provided to evaluate the design. The general location 
of potential vault is shown on the Overall Stormwater Management Plans, but the 
location, configuration, or maintenance access are not included in the building/garage 
floor plans. I f an alternative is warranted, the applicant must include on the Site Plan 
the detailed design, supporting data and descriptions, as specified in PFM Section 2¬
1200, including adequate justification substantiating why the applicable PFM 
standard cannot be met. Please note that any alternative submitted for consideration 
by the Director must comply with other applicable provisions, such as the building 
code, per PFM 2-1200.1G. 

f) A l l required deviations of PFM Section 6-1307.2C to allow for installation of Bio-
retention and infiltration facilities that utilize infiltration to be constructed on in-situ fill 
material, provided field tests show adequate infiltration rates exist for in-situ material. 

Sufficient details have not been provided to evaluate and comment upon the 
deviation. The applicant states that the infiltration tests show "very positive results", 
but do not include the soil boring logs to indicate the depth of fill, i f any, at the 
proposed locations. I f an alternative is warranted, the applicant must include on the 
Site Plan the detailed design, supporting data and descriptions, as specified in PFM 
Section 2-1200, including final design details, such as the field tests and the soil 
boring logs to indicate the location, depth, and consistency of the fill, i f any, and the 
distance that the bottom of the proposed facility is below the existing fill, and 
justification why the applicable PFM standard cannot be met. 

g) A l l required deviations of PFM Section 6-1307.2E to set the minimum horizontal 
setbacks from building foundations be reduced in order to facilitate installation of 
bio-retention systems. 

The narrative on sheet C-2 states the required deviation the horizontal setback to 
zero (0) feet, but the narrative on CDP sheet C-10A (FDP Sheet C-16) indicates the 
requested deviation is for the setback be reduced to four (4) feet. Sufficient details 
have not been provided to comment upon the design. I f an alternative is warranted, 
the applicant must include on the Site Plan the detailed design, supporting data and 
descriptions, as specified in PFM Section 2-1200, including, but not limited to, the 
actual specific proposed setback based on the final design, a description of the 
applicable requirement, and justification why it cannot be met. 

h) A l l required deviations of PFM Section 6-1307.2F to allow installation of bio-retention 
facilities in the vicinity of loading docks, vehicle maintenance or outdoor storage areas. 

The CDP and FDP do 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 and FDP, as it is not applicable to the development as shown. 
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i) Al l required deviations of PFM Section 6-1307.2G to allow for the maximum drainage 
areas to bio-retention filters utilized for the retention of the first 1" on runoff be 
eliminated in order to accommodate rooftop runoff piped to proposed structures. 

Sufficient details have not been provided to assess and comment upon the design. I f 
an alternative is warranted, the applicant must include on the Site Plan the detailed 
design, supporting data and descriptions, as specified in PFM Section 2-1200, 
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; sufficient flow controls and other 
mechanisms to ensure proper function, safety and community acceptance; and 
justification why the applicable standard cannot be met. 

j ) A l l requested deviations of PFM Section 6-1309.2C to allow installation of tree box 
filters in the vicinity of loading docks, vehicle maintenance or outdoor storage areas. 

Sufficient details have not been provided to evaluate and comment upon the 
deviation. The loading spaces appear to be either not near the filters or within the 
buildings. The application does not specify i f the facilities would even capture 
surface drainage from the loading dock(s). I f an alternative is warranted, the 
applicant must include on the Site Plan the detailed design, supporting data and 
descriptions, as specified in PFM Section 2-1200, including, but not limited to, the 
drainage divides, and pre-treatment devices to reduce the concentrations of potential 
hydrocarbons, toxics or heavy metals before the flow is captured by the tree box 
filters, and justification why the applicable PFM standard cannot be met. 

k) A deferral of PFM Section 6-0203, regarding the requirement for an analysis of the 
outfall, until the entire shed is fully redeveloped under the PTC district (listed only on 
sheet C-l OA of the CDP) 

As stated above, the requirement that the site discharge into an adequate outfall is 
mandatory and cannot be deferred. At the time of Site Plan approval, the adequate 
outfall requirements in effect at the time must be satisfied. A l l statements requesting a 
deferral of the adequate outfall analysis must be removed from the CDP. 

1) The applicant states (on sheet C-10A) that the SWM vaults shall extend beyond the 
building face where it shall not adversely impact landscaping or the sidewalk zone to 
provide access. 

The approximate vault locations are shown on the Overall Stormwater Management 
Plans, but the locations of the maintenance access doors were not included, 

m) The applicant states (on sheet C-10A) that a 4'x4' access door shall be provided for 
stormwater vault maintenance. 

As mentioned above, the sizes, locations, and configurations of the maintenance 
access points are not shown. PFM Section 6-1306.3H requires two or more access 
points for each major storage chamber or run of pipe. Although PFM Section 2-1200 
allows the Director to consider alternative designs, such alternatives would not be 
approved in circumstances where the existing standards can be met. 

2) Although the applicant includes sizing charts for various proposed stormwater facilities. The 
final design, construction, and maintenance of the stormwater facilities wi l l be reviewed for 
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conformance with all applicable standards and specifications in effect at the time of final Site 
Plan. For the runoff reduction practices included in the "Tysons Corner Comprehensive Plan 
Stormwater Conformance Spreadsheet," the designs, sizes, details, specifications and 
limitations of should be based on the PFM, or for practices not in the PFM, the Virginia DCR 
Stormwater Design Specifications found on the BMP Clearinghouse website: 
http://vwrrc.vt.edu/swc/NonProprietaryBMPs.html (where different, the more restrictive 
specification applies). Please note that although the Director of DP WES may consider 
alternative standards, in accordance with PFM Section 2-1200, such alternatives would only 
be approved in circumstances where it is demonstrated that the existing standards cannot be 
met. Any alternative that does not meet all achievable standards and specifications at the 
time of Site Plan would not be approved and other facilities would be required to control the 
stormwater runoff, such that the total runoff volume reduction, as specified on the CDP and 
FDP, is achieved. 

a) Vegetated green roofs are proposed. The narrative states that each building's roof area 
shall be controlled by a vegetated roof that has been designed to treat both vegetated and 
non-vegetated areas. However, the PFM and VA DCR Design Specifications are based 
on green roofs capturing and treating only the rain that falls on the vegetated roof surface, 
but not additional areas. In order for DP WES to evaluate the alternative at the time of 
Site Plan, the proposed design, function, operation, and maintenance of the facilities, the 
final design details and documentation must be shown on the Site Plan including, but not 
limited to: the design standards (e.g., the locations and sizes of the vegetated and non-
vegetated roof areas, drainage areas, sizing criteria, rainwater collection, conveyance, 
distribution and overflow systems); soil media specifications (e.g., depth, void ratio, 
hydraulic conductivity and retention capacities); vegetation information (e.g., plant 
species, including seasonal ranges of water absorption and consumption rates); 
maintenance considerations (e.g., responsibility, frequency of inspections, procedures and 
costs); and monitoring of the long term function, viability and efficiency of the 
alternative designs. I f the alternatives are not approved, other facilities and measures 
may be required at the time of Site Plan to achieve the volume reduction credit 
commitment, as specified on the FDP. 

b) The general locations of proposed storwater planters, tree box filters, raingardens and 
urban-bioretention are shown on the CDP and FDP. 
i) The inconsistent names and descriptions of the proposed stormwater facilities may 

lead to difficulty at the time of final Site Plan, because the applicable design 
standards, specifications, and limitations are different for each type of facility. Where 
one type may be acceptable, another may not be appropriate for the same location. 
For example, the maximum drainage areas listed in DCR Specification 9-A for Urban 
bio-retention facilities are significantly different than DCR Specification 9 for 
Bioretention Filters. The final design on the Site Plan must clarify the specific type 
of facility and demonstrate compliance with all the applicable standards. The Site 
Plan must show the final design complies with all applicable standards or other 
approved alternative. Otherwise, other facilities would be required to control the 
stormwater runoff, such that the total runoff volume reduction, as specified on the 
CDP and FDP, is achieved. 

ii) The types, size and density of the vegetation of the bio-retention tree pits proposed 
near street intersections must be designed to not impact sight distances. 
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3) Proffer 23.C, last paragraph, states: "Maintenance access points to the SWM Facilities and 
electric vaults beneath the streetscape should be located outside clear pedestrian walkway 
zone of the streetscape when feasible. I f the access points must be located in the walkway 
zone, they shall be designed as a l if t out panel with the same paving materials as the walkway 
(subject to ADA requirements), be flush with the walkway, and meet ADA accessibility 
requirements." 

The final design on the Site Plan must show the access points to stormwater facilities are 
be capable of being opened by one person without the need of additional lifting 
equipment (e.g., a crane), so that the weight of the access covers does not impede the 
frequent inspections and routine maintenance of the facilities 

4) Proffer 23 .D. Site Distance Considerations. The types, size and density of the vegetation 
within bio-retention tree pits is critical to the function and efficiency of the facility. I f the 
vegetation necessary for the stormwater facilities proposed near street intersections such that 
the tree canopy is provided elsewhere, the stormwater runoff reduction provided by the 
facilities must also be provided in other locations and/or facilities. 

5) Proffer 53. A. It appears a portion of the potential trail may be on the dam embankment of 
the existing stormwater management pond located on parcel 029-3-20-0009A. I f so, the 
proposed public access easements must also be compatible with applicable dam standards. 

6) Proffer 59. Stormwater Management. 
A. Stormwater Management Measures. 

i) The proffer should commit to provide the specific amount of stormwater control that 
wi l l be met for the site, as specified on the CDP and FDP, subject to the 
determination of DPZ and DP WES. 

ii) The applicant makes a commitment that "Plans submitted subsequently to this 
rezoning shall identify the use of certain Low Impact Development (LID) techniques 
that wil l aid in runoff volume reduction and promote reuse throughout the site. 

Portions of the subj ect rezoning are currently under construction pursuant to 
approved Site Plan(s) and associated Revisions. The applicant could also commit 
to investigate the feasibility and, i f viable, propose, as part of any Site Plan 
Revision submitted subsequent to the application for rezoning, the construction of 
the proposed LID and other stormwater facilities associated with future phases of 
the development. 

i i i ) The applicant commit to "the SWM facilities shall be designed to accommodate not 
just the pre-developed (existing) peak rates, but also strive to preserve and/or improve 
the pre-developed (existing) runoff volumes and reduce pollutant runoff..." The 
proffer should specify a specific, measurable amount that the design of stormwater 
facilities is substantially more extensive than minimum requirements, to ensure the 
expectations for the design of subsequent plans are acknowledged and established. 

B. "At the time of each FDP, the applicants shall provide calculations for that phase 
showing the proposed volume reductions and shall work cooperatively with DP WES and 
DPZ to ensure that the stormwater management measures that would be sufficient to 
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meet the requirements of the aforementioned LEED will be provided and that the first 
inch of rainfall will be retained or reused to the maximum extent practicable..." 

Although the FDP area covers the entire property subject to the CDP, the FDP shows 
certain phases of the development. The FDP shows an interim parking lot for the 
Building A&B site, and does not include any of the structural BMP facilities. In 
addition, the FDP shows less volume reduction for Building E than indicated on the 
CDP. The FDP must include an explanation of why the construction of the facilities 
shown on the CDP is not the possible, and the volume reductions shown on the FDP 
are the maximum practicable. 

i) The FDP includes the statement that infiltration tests have been performed and show 
"very positive results", but do not include the soil boring logs to indicate the depth of 
f i l l , i f any, at the proposed locations. Please note, in accordance with PFM 
amendment 111-13-PFM, effective March 20, 2013, the design of any facility 
involving infiltration shall be in accordance with the soil testing, reporting and 
meeting procedures of § 4-0700 et seq. 

ii) The FDP does not include any proposed reuse of the stormwater runoff. 
C. The applicant states that".. .this requirement may be met on an individual building basis 

or based upon the total area of the Property." 
i) The FDP area includes the entire rezoning application area, and therefore the 

stormwater computations are based on the total area of the Property. The Proffer 
should specify that the individual site plans wi l l demonstrate that the stormwater 
goals shown on the FDP for the respective drainage area wil l be met. 

ii) The applicant states that the access points shall be detailed at the time of FDP, 
however, the access points to the stormwater vaults are not shown on the FDP. 

D. "With Each Subsequent Site Plan..." 
i) The applicant commits to the amount of volume control shown on the FDP, but states 

that the specific SWM facilities will be determined at the time of Site Plan. Although 
the Comprehensive plan recognizes evolving technology and promotes innovative 
stormwater facilities, the flexibility to use any combination of LID techniques 
(existing and future) must be in substantial conformance with the CDP and FDP, as 
determined by DPZ, in addition to being subject to the review and approval of 
DPWES. Per Section 16-502.2.A(14) of the Zoning Ordinance, the applicant must 
show the type, approximate location, estimated size (footprint area arid storage 
volume) and maintenance access of each stormwater facility, and demonstrate the 
stormwater requirements will be met. Any changes to the site must be in substantial 
conformance with the CDP and FDP, as determined by DPZ. 

ii) The proffer indicates "Where it is the Applicant's intent to use a rainwater harvesting 
system ("RWHS") for stormwater credit, variations in reuse water demand may create 
fluctuations in the draw down of the RWHS tanks(s)". However, the applicant has 
stated on the CDP that there is no rainwater harvesting proposed with the application. 
Without specific stormwater reuse(s) designated, the magnitude and duration of the 
seasonal fluctuations, or the corresponding storage volume requirement, cannot be 
quantified. The demand for certain uses, such as the irrigation, may be insignificant 
during non-growing seasons (e.g., winter), such that the entire stormwater volume 
might be discharged off-site after the 10 day limit. Any excess volume should first be 
directed to other facilities using a "treatment train" approach, i f possible, such that the 
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stormwater is still retained on-site. Only i f other treatment is not possible, should the 
excess volume be released off site at rates that mimic the runoff characteristics 
associated with the site in a good forest condition for the corresponding rainfall event. 

E. The applicant no longer includes a proffer commitment to the time of construction for the 
water quality facilities that wil l capture and treat existing Buildings D and E. 

Proffer 60: Tree Replacement. Any tree that is an integral part of the stormwater facility that 
is removed for maintenance or repair of the facility must be replaced to ensure proper 
function of the facility (e.g., bio-retention filters), regardless of the requested modification of 
the 10-year canopy requirement. 

Proffer 61: Stream Valley Restoration Contribution. The Applicant wi l l make a contribution 
for plan preparation or improvements to an unspecified stream valley prior to the issuance of 
RUP or non-RUP for the second new building on the property. 

Does "second new building" include the 1-2 story "pop-up retail" buildings on Blocks A 
& B as shown on the Alternate Final Development Plan, Sheet C-6A of the FDP, and 
described in Proffer 6.D? Could the last paragraph of proffer 6 (after 6.E) exclude the 
interim structures from this proffer contribution, or has it been determined otherwise at 
the time of this FDP? 

Recent, Pending and Future County Code and regulation changes: 
Implementing the Environmental Stewardship Guidelines for the Tysons Comer Urban Center 
wi l l require a progressive approach to stormwater management that recognizes evolving 
technology and incorporates innovative stormwater management measures and techniques, 
Achieving the goals and objectives may require the use of alternative standards which might not 
be entirely consistent with, or even addressed in, the current PFM based on the unique 
characteristics of the urban environment. Recognizing that such alternatives standards may 
differ from the current requirements, the PFM was amended to add § 2-1200 (Tysons Comer 
Urban Center), effective May 1, 2013, to allow alternatives to be approved by the Director of 
DP WES in circumstances where strict application of the PFM standard cannot be met for a 
particular site and where new or creative urban designs are proposed, subject to certain criteria. 
I f such alternatives are proposed, the Site Plan shall include the final design, construction, 
operation and maintenance details, computations, supporting data, descriptions and rationale. 
The Director w i l l also consider the possible impacts on public safety, the environment, aesthetics 
and maintenance burden, and may impose conditions. Any alternatives must be in substantial 
conformance with the development plans and proffers, consistent with any applicable urban 
design guidelines and standards, and comply with federal, state or local codes and regulations, 
etc., from which variances may not be granted at the local level. 

The County is in the process of drafting new and revised County codes and requirements to 
comply with the Virginia Stormwater Management Law and Regulations adopted by the Virginia 
Soil and Water Conservation Board on May 24, 2011 (Regulations). Please note that the 
Regulations include provisions (4VAC50-60-48.A) which limit which land-disturbing activities 
could be considered "grandfathered" by the County, 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 approvals, the information included in the approved plan, the initial VSMP permit issuance 
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and renewal(s), as well as the date(s) of construction. In addition, the County is participating m 
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. 

Notwithstanding any notes, analysis, computations, narrative, facilities, details and/or design 
presented on the CPD/FDP, 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 DP WES, 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 703-324-1720 i f you require additional information. 

cc: Bijan Sistani, Acting Director, Site Development and Inspections Division, DP WES 
Don Demetrius, Chief, Watershed Projects Evaluation Branch, Stormwater Planning 
Division, DPWES 
Shahab Baig, Chief, North Branch, SDID, DPWES 
William Marsh, DPWES Tysons Urban Center Coordinator, LDS, DPWES 
Bin Zhang, Tysons Review Engineer, SDID, DPWES 
Aileen Santiago, Stormwater Review Engineer, North Branch, SDID, DPWES 
DPWES Zoning Application Review File (6279-ZONA-001-1) 
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C o u n t y o f F a i r f a x , V i r g i n i a 
M E M O R A N D U M 

May 28, 2013 

Suzanne Lin, Staff Coordinator 
Zoning Evaluation Division 
Department of Planning and Zoning 

Jerry Stonefield, Acting Stormwater Review Engineer 
Site Development and Inspections Division 
Department of Public Works and Environmental Services 

Tysons West, RZ 2011-HM-032; Tax Map Numbers; 029-1-01-0010D, 029¬
3-01-0001F3, and O29-3-2O-00OOC1; Hunter Mill District 

6279-WSWD-001-1, Waiver to Allow Underground Detention Facilities in a 
Residential Development 

In the referenced waiver request, dated January 24, 2013, the applicant seeks a waiver, 
approved by the Board of Supervisors (Board) in conjunction with the approval of the subject 
rezoning, to allow underground stormwater management facilities in a residential 
development, in accordance with Section 6-0303.8 of the Public Facilities Manual (PFM). The 
Board may grant a waiver after taking into consideration possible impacts on public safety, the 
environment, and the burden placed on prospective homeowners for maintenance. 
Underground stormwater management facilities located in residential developments allowed 
by the Board shall: 

® be privately maintained; 
• be disclosed as part of the chain of title to all future owners responsible for 

maintenance of the facilities; 
• not be located in a County storm drainage easement; and, 
• 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. 

With the waiver request, the applicant included an exhibit of a portion of the proposed 
development showing the locations of potential stormwater vaults, and cost estimates for the 
construction and annual maintenance of the vaults. 

DATE: 

TO: 

FROM: 

SUBJECT: 

REFERENCE: 

ANALYSIS: 
An analysis of the possible impacts on public safety, the environment, and the burden placed 
on prospective home owners for maintenance is as follows: 

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 

Phone 703-324-1720 • TTY 703-324-1877 • FAX 703-324-8359 
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Impacts on Public Safety - The design, location and access points of the stormwater vaults 
are critical attributes that affect the potential impact on public safety. For example, a 
proposed facility within a paved parking lot or next to a street or travel lane is viewed 
differently than a facility located in a grassy open space area. Parking lots and vehicular 
travel ways are places where children are less likely to play and gain unauthorized access to 
the facilities. In any location, locking manhole covers and doors must be provided at each 
access point. 

Note 7 on sheet C-2 of the CDP states "The applicant therefore reserves the right to provide 
temporary storm water management and BMP facilities... including... underground vaults." If 
it is the intent of the Board to approve the waiver request, staff recommends a condition that 
requires the design of any facilities, including, but not limited to, the location, number, size, 
shape/access points and function of the vaults, be subject to approval by DPWES, in 
accordance with all applicable requirements, policies and procedures in effect at the time of 
final Site Plan. 

If it is the intent of the Board to approve the waiver request, staff recommends the applicant 
be required to provide liability insurance in an amount acceptable to Fairfax County as a 
condition of the waiver. 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 facilities will outfall into an existing piped storm drainage system. Therefore, 
staff does not believe there will be any adverse impact on the environment from the proposed 
underground facilities. 

Burden Placed on Prospective Homeowners for Maintenance and Future Replacement - The 
financial burden of the prospective homeowners is dependent upon the anticipated annual 
maintenance costs, the projected cost of future replacement of the vaults, the form of 
ownership (e.g. rental apartments vs. condominium owner's association), and the number of 
dwelling units. The annual maintenance costs are dependent upon factors such as size, 
location, access, and number of vaults, function, and frequency and methods of required 
maintenance activities. The future replacement costs are dictated by the final design, such as 
the number, size, and location of vaults, as well as the expected life span of the construction 
materials. 

The CDP, dated revised May 10, 2013, shows the mixed use development consisting of the 
proposed'construction of residential, office, and retail uses, with the existing hotel to remain, 
and retail (under construction) in building D. The applicant proposes ranges of residential 
units in two of the buildings. Building B is planned with a range of between 150 and 269 
residential dwelling units, and Building C is planned for 275 to 400 residential dwelling units. 
The applicant has provided estimates of the total construction costs for the underground 
detention facilities, as well as annual maintenance. The applicant estimates the total 
construction costs for the two underground detention facilities at $17,000 and $34,000 for 
Buildings B and C, respectively. The amount of the annual contribution toward the 
replacement reserve fund, assuming an estimated 50-year lifespan (for concrete products) 
and interest compensates for inflation, would be approximately $340 and $680 for Buildings B 
and C respectively. The annual contribution to the replacement reserve fund for the residents 
of Building B would be approximately $1.26 to $2.27 per dwelling unit per year (depending on 
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the total number of units actually constructed). The annual contribution to the replacement 
reserve fund for the residents of Building C would be approximately $1.70 to $2.47 per 
dwelling unit per year. The applicant estimates the annual maintenance cost, in current 
dollars, is $1500.00 for each stormwater detention vault. The anticipated annual maintenance 
cost is estimated at $5.58 to $10.00 per unit in Building B, and between $3.75 and $5.45 per 
unit in Building C. The total estimated future replacement contribution and routine 
maintenance cost, for Building B is between $6.84 and $12.27 per unit per year, and for 
Building C is $5.45 and $7.93 for each residential unit owner, per year. The replacement 
reserve funds (i.e., accounts) must be separate from the annual maintenance funds (i.e., 
accounts) to ensure the monies are available at the time replacement is required and were not 
previously misspent on routine maintenance. 

Although these calculations are based on the entire maintenance burden split among only the 
residential units (as a conservative estimate of the maximum financial burden per unit), staff 
recommends that the maintenance responsibility be shared among all owners within the 
development, not just the residential owners. The Proffers should commit to a minimum 
number of dwelling units for each particular building or Part, such that the costs associated 
with each vault are shared among at least the anticipated minimum number of owners, to 
ensure that the per unit share of the costs paid by any individual residential owner would not 
be a financial burden. 

Staff recommends that, if it is the intent of the Board to grant the waiver, the applicant be 
required to establish a financial plan for the operation, inspection, maintenance and future 
replacement of the underground facilities. The applicant should be required to establish, as 
part of the owners documents, a fund for the annual maintenance and a separate reserve fund 
to cover future replacement of the facilities, based on the initial construction costs, an 
estimated 50-year lifespan (for concrete products). Staff recommends that the applicant prior 
to Site Plan approval, deposit in an escrow account an amount equal to the estimated costs 
for the residential units' responsibility of the first 20 years of maintenance of the facilities 
(based on the current estimate provided, a minimum of $30,000 for each vault). The funds 
must not be made available to the owners association until after final bond release. 

A maintenance agreement must be executed prior to site plan approval. Regular and frequent 
inspections of the stormwater management facilities are critical to ensure proper operation 
and maintenance. The access points must be located, designed and constructed in a manner 
in that does not hinder the frequent inspections and routine maintenance of the facilities. The 
total weight of the access covers and/or opening mechanisms (e.g. spring-loaded hinges) 
must be designed so that the covers can be opened by one person without the need of 
additional mechanical lifting equipment (e.g., a crane). 

The applicant should also be required, as a waiver condition, to address future replacement of 
the underground facilities as part of a private maintenance agreement with the County. In 
order to maximize the useful life of underground facilities and minimize maintenance issues, 
staff recommends that, if it is the intent of the Board to grant the waiver, then the applicant 
must be required to construct the underground facilities with only reinforced concrete 
products. 

The applicant must also provide that disclosure will be made in the chain of title of the owners' 
responsibility for maintenance and the associated waiver conditions. 
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RECOMMENDATION: 
DPWES recommends that the Board approve the waiver to allow the underground stormwater 
detention facilities to be located in the residential portions of the Tysons West mixed-used 
development, subject to conditions consistent with the Proposed Waiver Conditions, 6279-
WSWD-001-1, dated May 28, 2013, contained in Attachment A. 

If you have any questions, or need further assistance, please contact me at 703-324-1720. 

ATTACHED DOCUMENTS: 
Attachment A - Proposed Waiver Conditions, #6279-WSWD-001-1, May 28, 2013 
Attachment B - PFM Section 6-0303.8 

cc: Michelle Brickner, Director, Land Development Services, DPWES 
Bill Schell, Acting Director, Maintenance and Stormwater Management Division, DPWES 
Bijan Sistani, Acting Director, Site Development and Inspections Division, DPWES 
William Marsh, DPWES Tysons Urban Center Coordinator, LDS, DPWES 
Shahab Baig, Branch Chief, North Branch, SDID, LDS, DPWES 
Bin Zhang, Tysons Corner Urban Center Plan Reviewer, SDID, LDS, DPWES 
Aileen Santiago, Stormwater Review Engineer, North Branch, SDID, LDS, DPWES 
DPWES Zoning Application File (6279-ZONA-001-1) 
DPWES Waiver File (6279-WSWD-001-1) 
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Proposed Waiver Conditions 

6279-WSWD-001-1 

May 28, 2013 

(Concurrent with RZ 2011-HM-032, Tysons West) 

If it is the intent of the Board of Supervisors to approve Waiver #6279-WSWD-001-1 in 
conjunction with RZ 2011-HM-032 for Tysons West, to allow underground stormwater 
management facilities in a residential development in accordance with Section 6-0303.8 of 
the Public Facilities Manual (PFM), staff recommends the Board condition the approval by 
requiring conformance with the following conditions: 

1. This approval is limited to Buildings B and C of the Tysons West mixed use 
development, as proposed with RZ 2011-HM-032. Notwithstanding any notes, and/or 
narratives included on the CDP, any substantial changes to the development plan, such 
as adding a residential component with underground stormwater vaults in another part 
of the development, will require Board approval of a revised waiver and conditions. 

2. Notwithstanding any notes, analysis, narrative, and/or preliminary design presented on 
the CDP, the final design, construction, operation and maintenance of the underground 
stormwater detention vaults, including, but not limited to, the function, number, size, 
shape, location, access and discharge, shall be subject to review and approval by the 
Director of the Department of Public Works and Environmental Services (DPWES), in 
accordance with these conditions, and all applicable Codes, requirements, standards, 
specifications, policies and procedures in effect at the time of Site Plan approval. 

3. To provide greater accessibility for inspection and maintenance purposes, the 
underground facilities shall have a minimum interior height of 72" and the access points 
must be located, designed and constructed in a manner in that does not hinder the 
frequent inspections and routine maintenance of the facilities. The total weight of the 
access covers and/or opening mechanisms must be designed so that the covers can be 
opened by one person without the need of additional mechanical lifting equipment, and 
be located, to the extent possible, within the private streets or travel lanes and not within 
the open space areas of the proposed development, as determined by DPWES. 

4. The underground facilities shall be constructed of reinforced concrete products only, 
and incorporate safety features, including locking manhole covers 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, as reviewed and approved by the Fairfax County 
Attorney's Office, shall be executed and recorded in the Land Records of the County. 
The private maintenance agreement shall be executed prior to Site Plan approval. 

1 of 2 
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The private maintenance agreement shall address: 
• County inspection and all other issues as may be necessary to insure that the 

facilities are maintained by the property owners in good working condition 
acceptable to the County so as to control stormwater generated from the 
development of the site. 

• A condition that the applicant, property owners, their successors or assigns shall 
not petition the County to assume future maintenance responsibility or replace the 
underground stormwater facilities. 

• Establishment of a reserve fund for future replacement of the underground 
stormwater facilities. 

• Establishment of procedures to follow to facilitate inspection by the County, i.e., 
advance notice procedure, whom to contact, who has the access keys, etc. 

• A condition that the property owners provide and continuously maintain, liability 
insurance. The typical liability insurance amount is at least $1,000,000, against 
claims associated with underground facilities. 

• A statement that Fairfax County shall be held harmless from any liability associated 
with the underground stormwater facilities. 

7. Operation, inspection and maintenance procedures associated with the underground 
facilities shall be incorporated in the site construction plan and private maintenance 
agreement, which insure safe operation, inspection and maintenance of the facilities. 

8. A financial plan for the owner to finance regular maintenance and full life cycle 
replacement costs shall be established prior to final subdivision plat approval. The plan 
shall include a line item in the annual budget for routine operation, inspection and 
maintenance; a separate line item for the annual deposits toward future replacement 
(based on the initial construction costs and an estimated 50-year lifespan for concrete 
products); and a separate reserve fund (i.e., account) for the future replacement of the 
underground facilities. 

9. Prior to final construction plan approval, the applicant shall escrow sufficient funds for 
the benefit of the owner which will cover 20-years of maintenance of the underground 
facilities. These monies shall not be made available to the owners' association, or 
equivalent, until after final bond release. 

10. All future purchasers of any of the residential units shall be advised prior to entering into 
a contract of sale, that the owner is responsible for the operation, inspection, 
maintenance and replacement of the underground facilities. 

11. The owner and its successors and assigns shall disclose, as part of the chain of title, to 
all future property owners, the presence of the underground stormwater facilities and 
the owner's responsibility for operation, inspection, maintenance and replacement of 
such facilities, by including the following language within the deed for each lot and the 
record plat: 

"The owner and its successors and assigns are responsible for the operation, 
inspection, maintenance and replacement of the underground stormwater facilities 
as set forth in the maintenance agreement entered into with the County." 
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ATTACHMENT B 

Public Facilities Manual (PFM) Section 6-0303.8 

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 AUTHORITY 

M E M O R A N D U M 

TO: Barbara Berlin, AICP, Director 
Zoning Evaluation Division 
Department of Planning and Zoning 

FROM: Sandy Stallman, AICP, Manager 
Park Planning Branch, PDD 

DATE: May 28, 2013 

SUBJECT: RZ 201 l-HM-032, Promenade at Tysons West 
Tax Map Number(s): 29-1 ((1)) 10D, 29-3 ((1)) IB, 29-3 ((20)) CI 

BACKGROUND 

The Park Authority staff has reviewed the proposed Development Plan dated October 21, 2011, as 
revised through March 10, 2013, for the above referenced application. The Development Plan 
requests the rezoning of 16.02 acres to the PTC zoning district. The plan proposes the development 
of a mixed-use, transit-oriented community with a combination of office, retail, residential, and hotel 
uses. The site is currently developed with a 22-story hotel, retail and fitness center, and a six-story 
parking structure. Full build out of the proposed plan would provide 408,768 square feet of office 
space; 700,000 square feet of residential; 430,820 square feet of hotel; and 253,373 square feet of 
retail space. The overall FAR would be 2.75 with a total gross floor area of 1,792,961 square feet. 
Based on an average multi-family household size of 1.75 established for the Tysons area, the 
development could add 1,171 new residents to the Hunter Mil l Supervisory District. 

COMPREHENSIVE PLAN GUIDANCE 

Per the Fairfax County Zoning Ordinance, the provision of open space and recreational facilities 
within the Planned Tysons Corner Zoning District must be in accordance with the adopted 
Comprehensive Plan recommendations for streetscape and urban parkland. The County 
Comprehensive Plan includes both general and specific guidance regarding parks and resources. The 
Policy Plan describes the need to mitigate adverse impacts to park and recreation facilities and offers 
a variety of ways to offset those impacts, (Parks and Recreation, Objective 6, p.8). Additional 
guidance for urban development is found both in the Policy Plan (Parks and Recreation, Park 
Classification System, p. 10-11) and the Park Authority's Urban Parks Framework. Level of service 
standards for recreation facilities are identified in Appendix 2 (Parks and Recreation, Appendix 2, p. 
17). Further guidance is provided in the Environmental Stewardship and Tysons West District 
sections of the Tysons Corner Comprehensive Plan. 

ANALYSIS AND RECOMMENDATIONS 

Urban Parkland Needs 
The Plan for Tysons 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 
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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. In the Tysons Corner Urban Center Areawide Recommendations, Environmental 
Stewardship Chapter, Parks and Recreation Section, Page 81, the Plan states the following: 

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

Applying the urban parkland standard to the proposed development and assuming an average 
household size of 1.75, there is a need for about 1.88 acres of publicly accessible urban parkland 
onsite to serve the proposed development. 

The tabulation of required urban park area reflected on Sheet L - l . 1 indicates the provision of 1.62 
acres of park space on site. Additionally, funds have been proffered towards the purchase of an 
additional 0.5 acres for the purpose of establishing an athletic field to serve Tysons. Therefore, 
combined, the application proposes 2.12 acres of publicly accessible park space, meeting the 
quantitative goal of the Comprehensive Plan. 

More important than the total area of park space is the quality of the public park spaces. The 
applicant has been very responsive to staff concerns through the review process regarding the quality 
of the park spaces. Adjustments were made that greatly improved the quality of the spaces provided. 
The final design proposes a variety of spaces and a range of activation to serve the community that 
are visually connected. 

Evaluation: Through quality of design, adjustments to site design, and commitment to fund 
offsite athletic field development, the proposed development plan provides ample and 
variable public park spaces to serve the new community. 

Private Recreation and Amenity Areas 
The Fairfax County Zoning Ordinance requires provision of open space and recreational features 
within Planned Development Districts (see Zoning Ordinance Sections 6-110 and 16-404). The 
minimum expenditure for park and recreational facilities within these districts is set at $1,700 per 
non-ADU residential unit for outdoor recreational facilities to serve the development population. 
Whenever possible, the facilities should be located within the residential development site. The plan 
reflects a total of 669 residential units. Current proffers leave it unclear as to if or how many ADUs 
might be provided with this application. If no ADUs are provided, the Ordinance-required amount to 
be spent on-site would be $1,137,300. This amount would be reduced by $1,700 for each ADU that 
may ultimately be provided. Any portion of this amount not spent onsite should be conveyed to the 
Park Authority for recreational facility construction at one or more park sites in the service area of 
the development. 

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 Corner. In the Tysons Corner Urban Center Areawide Recommendations, 
Environmental Stewardship Chapter, Parks and Recreation Section, Page 82, the Plan states the 
following: 
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".. .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." 

Based on Comprehensive Plan guidance, the proposed development generates a need for 
approximately one-quarter of an athletic field. The applicant has proffered to provide a cash 
contribution that can be used to purchase land and develop one quarter of an athletic field to 
serve Tysons. 

Evaluation: The Applicant's proffered cash contribution satisfies the athletic field requirement 
for this development. 

Other Recreational Facility Needs 
In the Tysons Corner 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 standards found in the Parks and Recreation element (Appendix 2, 
Part B) of the Policy Plan, other publicly accessible recreational facilities needed for this project area 
include 1.35 sport courts such as tennis, basketball, or a playground. 

The proposed development plan reflects a half basketball court, playground, and bocce court to 
satisfy the active recreation requirement. Park Authority staff, however, remains concerned about the 
potential loss of Park Space A due to ramp construction, which provides the primary location for 
active recreation on site. To supplement the need for active recreation options, the applicant has 
committed to pursue obtaining three off-site trail easements across three private properties within the 
Old Courthouse Spring Branch Stream Valley. This would not only benefit the future residents and 
workforce of the Tysons West development but the broader community as well. 

Evaluation: The proposed on-site active recreation features and off-site trail commitment satisfy 
the need for on-site recreational facilities. 

Natural Resources 

The Park Authority owns Old Courthouse Spring Branch Stream Valley Park which is downstream 
of the subject property and lies within the Difficult Run Watershed. In February 2007, the Difficult 
Run Watershed Management Plan was adopted which addresses the existing and future conditions of 
this watershed along with planned projects to improve the condition and quality of this stream valley. 
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The subject property is located within 1,000 feet of Old Courthouse Spring Branch which will not 
only be the receiving body for outfall from the development, but will serve as a recreational and open 
space amenity for future residents and work force. All plant materials to be installed onsite should be 
non-invasive to reduce the spread of invasive species and protect the environmental health of 
parkland, due to the proximity of the Park Authority property. The applicant has proffered that no 
invasive species will be used on the subject property. 

Evaluation: The Applicant has satisfactorily addressed all significant natural resource issues. 

SUMMARY OF RECOMMENDATIONS 

This section summarizes the recommendations included in the preceding analysis section. 

• The applicant has satisfied the requirement for the provision of onsite publicly accessible park 
space through quality of design and a commitment to fund off-site athletic field development. 

• The applicant is required to apply the P-District expenditure for open space and recreational 
features at the rate of $1,700 per non-ADU. 

• The Applicant's proffered cash contribution satisfies the athletic field requirement for this 
development. 

• The proposed on-site active recreation features and off-site trail commitment satisfy the need for 
on-site recreational facilities. 

• The Applicant has satisfactorily addressed all significant natural resource issues. 

Comments regarding specific proffered commitments are provided separately. Please note the Park 
Authority would like to review and comment on proffers related to park and recreation issues. We 
request that draft and final proffers 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. 

FCPA Reviewer: Gayle Hooper 
DPZ Coordinator: Suzanne Lin 

Copy: Cindy Walsh, Director, Resource Management Division 
Andrea L. Dorlester, Planner IV, Park Planning Branch 
Chron Binder 
File Copy 
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A « j i F A 1 R F A X COUNTY PARK AUTHORITY 

M E M O R A N D U M 

TO: Barbara Berlin, AICP, Director 
Zoning Evaluation Division 
Department of Planning and Zoning 

FROM: Sandy Stallman, AICP, Manager 
Park Planning Branch, PDD 

DATE: May 28, 2013 

SUBJECT: FDP 201 l-HM-032, Promenade at Tysons West 
Tax Map Number(s): 29-1 ((1)) 10D, 29-3 ((1)) IB , 29-3 ((20)) CI 

BACKGROUND 

The Park Authority staff has reviewed the proposed Development Plan dated February 25, 2013, 
as revised through March 10, 2013, for the above referenced application. The Development Plan 
is being reviewed concurrently with RZ 201 l-HM-032. The plan proposes the development of a 
mixed-use, transit-oriented community with a combination of office, retail, residential, and hotel 
uses. This Final Development Plan reflects the initial phase of development with the 
construction of Building C consisting of 290,000-400,000 square feet of residential and retail 
uses as well as a series of publicly accessible park spaces. 

ANALYSIS AND RECOMMENDATIONS 

Urban Parklan d Needs 

Per proffer commitment, Publicly Accessible Park Spaces A through H are to be developed in 
concert with the construction of Building C, consistent with the quality and character reflected 
on the Conceptual Development Plan (CDP). 

Evaluation: The Final Development Plan (FDP) does reflect the provision of publicly 
accessible park space consistent with that shown on the CDP. 

Plan Specifics and Details 
Sheet L-2.2 - In Park Space D, the barrier added along the edge of the bocce court should be 
taller (±18") to contain bocce balls from easily escaping into the sidewalk and street. 

Sheet L-2.3 - In Park Space B, the detail of the bisected dog park should be illustrated for that 
purpose. Establish where access to the small dog park wil l be. Allow for a landscaped edge 
along the new garage exit and arrange site features so they wi l l accommodate both conditions. 
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SUMMARY O F RECOMMENDATIONS 

This section summarizes the recommendations included in the preceding analysis section. 

• Increase the barrier between the bocce court and the sidewalk in Park Space D to 18". 

• Enhance the detail of Park Space B to truly reflect the bisected condition. 

Please note the Park Authority would like to review and comment on development conditions 
related to park and recreation issues. We request that draft and final 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. 

FCPA Reviewer: Gayle Hooper 
DPZ Coordinator: Suzanne Lin 

Copy: Cindy Walsh, Director, Resource Management Division 
Andrea L. Dorlester, Planner IV, Park Planning Branch 
Chron Binder 
File Copy 
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APPENDIX 12 

C o u n t y o f F a i r f a x , V i r g i n i a 
M E M O R A N D U M 

DATE: May 29, 2013 

TO: Ms. Suzanne Lin, Staff Coordinator 
Zoning Evaluation Division, DPZ 

FROM: Hugh Whitehead, Urban Forester I I 
Forest Conservation Branch, DPWES 

SUBJECT: Promenade at Tysons West, RZ 201 l-HM-032 

I have reviewed the Conceptual Development Plan for the above referenced rezoning case, stamped 
as received by the Zoning Evaluation Division (ZED) on May 10, 2013. The following comments 
and recommendations are based on this review and a site visit conducted during review of a 
previous submission of this plan. 

1. Comment: PFM Waivers and Modifications Requested #4.A requests a modification to permit 
the reduction of the minimum planting area width from eight feet to six feet for trees planted to 
satisfy the tree canopy requirement. The Applicant proposes alternative designs and planting 
details for such situations encountered on this site. Various planting area details provided show 
planting area widths of 5.5 feet (l/L-3.2 & l/L-3.3), 5 feet (2/L-3.2) and 4 feet (3/L-3.2) 
measured from the inside edge of the planting area. 

Recommendation: Planting space details should be revised to be consistent with the request for 
modification of the minimum planting area width, specifying bed width of six feet. 

2. Comment: Planting space details specify geo-grid separating soil in the linear space at the 
proposed tree and the soil inside the silva cells. It would seem that this separation is not 
necessary and may act to restrict root growth into the soil area of the silva cells. 

Recommendation: The geo-grid separating soil in the silva cells from the adjacent linear space 
at the proposed tree should be deleted unless there is a specific purpose for its inclusion in the 
planting space design, and it is clear that this material will not restrict root growth. 

3. Comment: Most recently reviewed draft proffers for this CDP are dated January 4, 2012. 

Recommendation: Distribute more recent draft proffers to Forest Conservation Branch staff for 
review as they become available. 

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/dpAyes 
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I f there are any questions, please contact me at (703)324-1770. 

HCW/ 

UFMDID #: 166741 

cc: DPZ File 

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, TTY: 703-324-1877, Fax: 703-324-8359 



C o u n t y o f F a i r f a x , V i r g i n i a 
M E M O R A N D U M 

D A T E : June 5, 2013 

TO: Ms. Suzanne Lin, Staff Coordinator 
Zoning Evaluation Division, DPZ 

F R O M : Hugh Whitehead, Urban Forester I I 
Forest Conservation Branch, DPWES 

SUBJECT : Promenade at Tysons West, RZ 2011 -HM-032 

R E : Request received June 4, 2013 to review draft proffers dated May 13,2013 

I have reviewed the draft proffers, dated May 13, 2013, for the above referenced rezoning case. 
A l l Forest Conservation Branch issues and comments have been adequately addressed. Forest 
Conservation Branch staff has no additional comments at this time. 

I f there are any questions, or further assistance is desired, please contact me at (703)324-1770. 

HCW/ 
UFMDDD #: 166741 

cc: DPZ File 

Department of Public Works and Environmental Services 
Urban Forest Management Division 

12055 Government Center Parkway, Suite 518 
Fairfax, Virginia 22035-5503 

•324-1877, Fax: 703-803-7769 
www. fairfaxcounty. go v/ dp wes 
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DATE: June 26, 2013 

TO: Suzanne Lin, Staff Coordinator 
Zoning Evaluation Division, DPZ 

FROM: Hugh Whitehead, Urban Forester I I 
Forest Conservation Branch, DPWES 

SUBJECT: Tysons West-Final Development Plan, FDP 2011 -HM-032 

I have reviewed the above referenced Final Development Plan, stamped as received by the 
Zoning Evaluation Division, DPZ (ZED) on May 10, 2013. A l l landscape and tree 
preservation requirements have been adequately addressed. 

Based on Forest Conservation Branch staff review, this FDP is in conformance with the 
Conceptual Development Plan received by ZED on March 11, 2013. 

I f there are any questions or further assistance is required, please contact me at (703)324-1770. 

HCW/ 
UFMDID #: 182146 

cc: DPZ File 

Department of Public Works and Environmental Services 
Urban Forest Management Division 

12055 Government Center Parkway, Suite 518 M 
Fairfax, Virginia 22035-5503 

Phone 703-324-1770, TTY: 703-324-1877, Fax: 703-803-7769 
www.fairfaxcounty.gov/dpwes 
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Department of Facilities and Transportation Services 

F A I R F A X C O U N T Y 
P U B L I C S C H O O L S 

Office of Facilities Planning Services 
8115 Gatehouse Road, Suite 3300 

Falls Church, Virginia 22042 

June 13, 2013 

T O : Barbara Berlin, Director 
Zoning Evaluation Division 
Fairfax County Department of Planning & Zoning 

F R O M : Lee Ann Pender, Director ~^K-^Jj-
Office of Facilities Planning Services 

S U B J E C T : RZ/FDP 2011-HIV1-032, Tysons West 

A C R E A G E : 16 acres 

TAX MAP: 29-1 ((1)) 10D; 29-3 ((1)) 1B; 29-3 ((20)) C1 

P R O P O S A L : 
The application is located in Tysons Corner and requests to rezone the site from 1-5, C-7, H-C, SC 
Districts to the PTC District to permit a mix of residential, retail, office, and hotel uses. The project 
proposes between 425 to 669 multifamily residential units. 

A N A L Y S I S : 
School Capacities 
The schools serving this area are Westbriar Elementary, Kilmer Middle and Marshall High schools. The 
chart below shows the existing school capacity, enrollment, and projected enrollment. 

School 
Capacity 

2012/2017 
Enrollment 

(9/30/12) 

Projected 
Enrollment 

2013-14 

Capacity 
Balance 
2013 14 

Projected 
Enrollment 

201718 

Capacity 
Balance 
2017-18 

Westbriar ES 447 / 447 547 553 -106 619 -172 

Kilmer MS 1,116/1,116 1,195 1,259 -143 1,505 -389 

Marshall HS 1,511 / 2,000 1,651 1,752 -241 2,068 -68 

Capacities based on 2014-2018 Capital Improvement Program (November 2012) 
Project Enrollments based on 2012-13 to 2017-18 6-Year Projeotions (April 2012) 

The school capacity chart above shows a snapshot in t ime 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 t ime, if development occurs within the next six years, . 
Westbriar, Kilmer, and Marshall are projected to have a capacity deficit and the rezoning application is 
anticipated to contribute to this projected capacity deficit. Beyond the six year projection horizon, 
enrollment projections are not available. 

Capital Improvement Program Projects 
The 2014-18 Capital Improvement Program (CIP) includes continued funding f o r t he renovation at 
Marshall High School. The renovation, which will increase capacity, is scheduled to be completed in 
FY 2015. 

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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Mid Hiqn r sc 
Multi fimiiy ratio 

Pro_pos_ d 
f of unit 

E timatid 
Student y old 

Elementary .059 425 to 669 25 to 39 

Middle .019 425 to 669 8 to 13 

High .032 425 to 669 14 to 21 

47 to 73 total 
2011 Countywide student yield ratios (August 2012) 

RECOMMENDATIONS: 
Proffer Contribution 
The rezoning application is anticipated to yield between 47 to 73 new students (25 to 39 Elementary, 8 to 
13 Middle and 14 to 21 High School). Based on the approved Residential Development Criteria, a proffer 
contribution between $440,766 (47 x $9,378) to $684,594 (73 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 in Cluster II or to schools in the Marshall High School Pyramid at 
the time of site plan or building permit approval. A proffer contribution at the time of occupancy is not 
recommended since this does not allow the school system adequate t ime to use the proffer contribution 
to offset the impact of new students. 

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 escalat ion proffer would allow for payment of the school proffer based on either the current 
suggested per student proffer contribution at the t ime 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-. 

ADDIT IONAL INFORMATION: 
Overcrowding at Kilmer could potentially be addressed with a Boundary Adjustment with Thoreau 
(receiving school) which is anticipated to be at 85% Capacity Utilization in 2017-18 after completion of 
renovation and capacity enhancements. 

Future Development Impacts 
In addition, Westbriar, Kilmer, and Marshall also are receiving schools for several other significant 
developments that are approved or pending approval in Tysons Corner. Student yields from these 
developments are likely to impact receiving schools, These developments include: 
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c a i p f a y r n i i N T Y ~ " Of f ice of Design and Construct ion Services 
o i i m i r c r u o n S Ga tehouse Administ rat ion Center, Sui te 3500 
P U B L I C S C H O O L S g 1 1 5 G a t e n o u s e R o a d 

Fal ls Church , Vi rg in ia 22042 

May 31, 2013 

Barbara C. Berlin, AICP 
Director 
Zoning Evaluation Division 
Fairfax County Department of Planning and Zoning 
12055 Government Center Parkway, Suite 800 
Fairfax, Virginia 22035 

Ladies and Gentlemen: 

Re: Below Listed Recently Filed Development Plan Analysis 

FDP 2011-HM-032 (Tysons West Residential, LLC & JBG/Tysons Hotel, LLC) 

This office has reviewed the subject development plan application, and has no comments 
respect to school acquisition. 

Sincerely yours, 

Eric C. Brunner, PE 
Civil Engineer, Capital Projects 

WS/vm 

cc: Facilities Planning Services, FCPS, (w/attach.) 
File 



o u n t y o f F a i r f a x , V i r g i n i a 

M E M O R A N D U M 

December 16,2011 APPENDIX 14 

Bill Mayland 
Zoning Evaluation Division 
Department of Planning & Zoning 

Lana Tran, P.E. 
Wastewater Planning & Monitoring Division 
Department of Public Works & Environmental Services 

Sanitary Sewer Analysis Report 

REFERENCE: Application No. RZ201 l-HM-032 

Tax Map No. 029-KY01V) lot 10D. 029-3((01» lot IB. 029-3(V20V) lot CI 

This rezoning application is within Tysons Corner Urban Center (see attached map). 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. I f it is determined that any of the lines within the Tysons Corner Urban Center were 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 attributed discharge from the Tysons Corner Urban Center, the 
projected wastewater flow is anticipated to increase significantly, resulting in potentially overloading the 
system. To accommodate the added flow, pipe improvement will be necessary in the future, hence, the 
possibility of pro-rata share may be applicable. 

I f you have any questions or comments, please do not hesitate to contact me at (703) 324-5008. 

DATE: 

TO: 

FROM: 

SUBJECT: 

Department of P u b l i c Works and Environmental S e r v i c e s 
Wastewater Planning & Monitoring D i v i s i o n 
120 0 0 Government Center Parkway, S u i t e 358 

F a i r f a x , VA 22035-0052 
Phone: 703-324-5030, Fax: 703-324-3946 ^wrf 



Tysons Corner Urban Center 
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C o u n t y o f F a i r f a x , V i r g i n i a 

M E M O R A N D U M 

DATE: December 16,2011 

TO: Barbara C. Berlin, Director 
Zoning Evaluation Division 
Department of Planning and Zoning 

FROM: Eric Fisher, GIS Analyst I I I 
Information Technology Section 
Fire and Rescue Department 

SUBJECT: Fire and Rescue Department Preliminary Analysis of Rezoning Application 
RZ 201 l-HM-032 

The following information is submitted in response to your request for a preliminary Fire and 
Rescue Department analysis for the subject: 

1. The application property is serviced by the Fairfax County Fire and Rescue Department 
Station #429, Tysons Corner 

2. After construction programmed (n/a) this property will be serviced by the fire 

station (n/a) 

Proudly Protecting and 
Serving Our Community 

Fire and Rescue Department 
4100 Chain Bridge Road 

Fairfax, VA 22030 
703-246-2126 

www.fairfaxcounty.gov/fire 

IT4"i 
FAIRFAX 
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FAIRFA; JTY W A T E R AUTHORITY 

8 5 6 0 Ar l ing ton Bou levard , Fairfax, Virginia 2 2 0 3 1 

www.fair faxwater .org 

PLANNING & ENGINEERING 
DIVISION 
Jamie Bain Hedges, P.E 
Director 
(703) 289-6325 
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: 

This letter is submitted in response to a recent inquiry by your office regarding 
Promenade at Tysons West, hi particular, information contained in Paragraph No. 2 of 
Fairfax Water's prior correspondence regarding the referenced rezoning application dated 
January 6 t h, 2012 (copy enclosed), has been superseded. It was stated that a new 
transmission main (the Southeast Connector), possibly routed along Westwood Center 
Drive, was to be constructed in conjunction with the associated site development. 
However, Fairfax Water's plans within the Tysons Corner area have been modified and a 
new transmission main in Westwood Center Drive as described in the January 6, 2012 
letter is no longer required with this plan. 

I f you have any questions regarding this information please contact Dave Guerra 
at (703) 289-6343. 

Re: RZ 201 l-HM-032 
Promenade at Tysons West 
(Update) 
Tax Map: 29-1 

Sincerely, 

Traci K. Goldberg, P.E. 
Manager, Planning Department 

Enclosure 

cc: Suzanne Lin, Staff Coordinator, Fairfax County Dept. of Planning & Zoning 
Chris Champagne, VIKA 



FAIRFAX COUNTY WATER AUTHORITY 
8560 Arlington Boulevard, Fairfax, Virginia 22031 

www.fairfaxwater.org 

PLANNING & ENGINEERING 
DIVISION 
J a m i e Bain H e d g e s , P.E. 

D i r ec to r 

( 7 0 3 ) 2 8 9 - 6 3 2 5 January 6, 2012 
Fax ( 7 0 3 ) 2 3 9 - 6 3 8 2 J 

Ms. Barbara Berlin, Director 
Fairfax County Department of Planning and Zoning 
12055 Government Center Parkway, Suite 801 
Fairfax, Virginia 22035-5505 

Re: RZ 201 l-HM-032 
Promenade at Tysons West 
Tax Map: 29-1 

Dear Ms. Berlin: 

The following information is submitted in response to your request for a water 
service analysis for the above application: 

1. The property is currently served by Fairfax Water. See the enclosed water system 
map. 

2. In accordance with the Comprehensive Plan, additional water system 
infrastructure is required to support the proposed high density development 
associated with Tysons Corner. Fairfax Water will require the installation of a 
large diameter transmission main in conjunction with this site development. This 
main is a component of Fairfax Water's system master plan and was previously 
identified as the "Southeast Connector" through our formal comments to DPZ 
during the development of the Tysons Corner Urban Center Comprehensive Plan 
amendments (see enclosed letter of December 5, 2008). This transmission main is 
necessary to meet projected growth in the Tysons Corner area and provide the 
highest level of service to customers in Fairfax County. One possible alignment 
for this main is along Westwood Center Drive from Leesburg Pike to Sheraton 
Tysons Drive. Refer to the attached Conceptual Development Plan (Sheet C-4) for 
the conceptual alignment. Other alignments may be considered during the site 
plan review process. 



3. Fairfax Water reviewed and approved site plan 6279-SP-004-02, Promenade at 
Tysons West on May 18, 2009. Any changes to this site plan will require a 
revision to the site plan to be submitted to Fairfax Water for review and approval. 

4. Depending upon the configuration of the on-site water mains, additional water 
main extensions and appurtenances may also be necessary to satisfy fire flow 
requirements and accommodate water quality concerns. 

5. Relocation, of distribution/transmission water facilities necessary to accommodate 
this development plan will be at the owners' expense, and must be approved in 
advance by Fairfax Water. 

I f you have any questions regarding this information please contact Dave Guerra 
at (703) 289-6343. 

Sincerely, 

Traci K. Goldberg, P.E. 
Manager, Planning Department 

Enclosure 
cc: Phil Champagne, VIKA 

Martin Walsh, Walsh Colucci Lubeley Emrich & Walsh 
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FAIRFAX COUNTY WATER AUTHORITY 
. 8560 Arlington Boulevard, Fairfax, Virginia 22031 

www.fairfaxwater.org 

PLANNING & ENGIMEEBWG December 5, 2008 
OlVISiON 
Jamie Bain Hedges, P.I . • 
Director • , 
(703)289-6325 . . . 
Fax (703) 239-63S2. ' 

Mr. Sterling Wheeler, Chief • . 
Policy & Plan Development 
Fairfax County Department'of Planning & Zoning 
12055 Government Center Parkway, Suite 730 
Fairfax, Virginia ,22035-5507 

Re: Tysons Land Use Task Force Analysis of 
Prefen-sd. Development Alternative 

Dear Mr. Wheeler: 

As requested/Fairfax Water has completed its analysis o f the preferred 

development alternative for Tysons Corner defined by the Tysons Land Use Task Force. • 

Using projections of maximum growth from "Forecasts for Tysons Comer to 2050", 

prepared by the George Mason University Center for Regional Analysis, Fairfax Water 

has: 

« Identified the scope of necessary water system improvements 

* Determined an improvements implementation schedule 

.« Assessed the fiscal impact of providing additional capacity 

Fairfax Water is well situated to provide top quality water service in support of 
proposed urban development in Tysons Corner, Presently, water service within Tysons is 
provided by both Fairfax Water and the City of Falls Church Department of Publ io 
Utilities (Citv); however, all the proposed development activity under consideration by 
the Tysons Land Use Task Force is located in Fairfax County. The City previously 
claimed that i t had an exclusive legal right to provide water service to much of Tysons 
Corner and other portions o f Fairfax County. But those claims have been squarely 
rejected The United States District Cour ie r the Eastern. District of Virginia ruled last 
vear that "Within the limits of Fairfax County . . . Fairfax Water is free to provide water 
service anywhere if can. This includes areas that, like Tysons Corner, Merrifield, and the 
area surrounding the Vienna Metro Station, are located at interface areas where either 
F a i r f a x Water or the City is capable of providing water service." City of Falls Church v. 

Fairfax County Water Authority, 2007 U.S. Dist. LEXIS 36004 *10 (E.D. Va. May 15, 
?007> That decision was affirmed by the United States Court of Appeals m April, and is 
now final [272 Fed, Appx. 252, 2008 U.S. App. LEXIS 7285 (4th Cir. Apr, 4,2008)]. 
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We believe that future water service for the proposed urban development in 
Tysons Comer should be provided by Fairfax Water for the following reasons: 

1, As shown on the attached'sketch, Fairfax Water has a significant existing ' 
presence in Tysons including major transmission mains, a pumping station 
capable of expanding to a capacity of 120 Million Gallons per Day (MGD), and a 
storage volume of 4.5 Million Gallons (MG). 

2, Fairfax Water has planned its water supply infrastructure in Tysons Corner in a 
manner that is fully compatible with increased density. Transmission facilities 
leading to, coming from, and located within Tysons Comer affect customers 
served by Fairfax Water throughout northern Virginia. Because expansion of 
these facilities was already incorporated inFairfax Water's system development 
. plan, significant increases in Tysons Corner land use density can be 

• ' accommodated with relatively minor adjustments to previously defined projects. 

3, The City is dependent upon a single water treatment facility located in the District 
of Co lumbia and operated by the US Army Corps of Engineers. The City also 
relies on a single river crossing for transmission of the water from the District to 
Virginia. Fairfax Water, by contrast, has a fully integrated transmission network 
allowing flow to be routed to Tysons Comer from multiple independent sources. 
Fairfax Water's investment in transmission system development, provides access 
to service from water storage and pumping facilities located either within Tysons 
Corner itself or directly from the water treatment plant in Dranesville. An 
emergency supply is also available to Tysons from water storage and pumping 
facilities in Arrnandale. This emergency supply is provided from a second water 
treatment plant accessing the Occoquan Reservoir in Lorton. Having a variety of 
supply options increases service reliability, ensures sufficient capacity, and 
maintains adequate delivery pressure. 

4. Customers served by Fairfax Water enjoy the lowest commodity rate for water in 
the Washington Metropolitan area. Currently Fairfax Water customers pay SI .70 
per 1,000 gallons while the City's customers pay $3.03 pet 1,000 gallons. 

5 Although the City currently charges the same water rates to • customers in Fairfax 
County as in the City, it has, in the past, charged higher rates to Fairfax County 
customers, and nothing prevents the City from imposing disparate charges- in the 
future. 

6. 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. Waterservice charges paid to the City are not obligated to be 
reinvested in, the water system. .The City has transferred significant revenues 
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away from the water system to the City1 s general fund, where it has been used, for 
various City services. . • . . 

7. The City purchases its water On a wholesale basis from the Washington Aqueduct 
operated by the Army Corps of Engineers. The City does not control when or how 
needed improvements to that system are made. For example, the Aqueduct is 
now being forced by EPA to invest signifi.cant capital in its water treatment plant 
residuals handling facilities. Such expenditures may introduce uncertainty into 
water rate adjustments by the City. 

8. 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, 
Fairfax Water, by contrast, is governed by a Board appointed by the Fairfax 
County Board of Supervisors.. Fairfax Water continues to carry out the original 
mission bestowed on it by the County Board: to provide citizens of Fairfax 
County the best public drinking water possible at the lowest price. 

9. 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 not only meets but surpasses all : 

current and anticipated regulations. 

10. Fairfax Water is one of only a handful of municipal water utilities nationwide that 
enjoys a AAA bond rating from the major rating services. 

Redevelopment in Tysons Corner will also present an essential vehicle to improve 
the efficiency of local utility infrastructure, including water system mains. The County's 
land use decisions will have a substantial impact on the local water distribution network 
serving customers in Tysons Comer. Many future building projects will have subsurface 
features such as underground parking garages and buried storm water management 
facilities that occupy an entire site, including traditional water main.routes. Urban 
redevelopment typically eliminates many existing on-site utility corridors. Providing 
service to a densely developed urban core requires replacement of the existing loosely 
defined distribution network of smaller diameter water mains with a more formal network 
of larger diameter pipes configured in a grid pattern conforming to available 
transportation corridors. 

Coordinating the overall transmission system development needs of Fairfax Water 
with die specific distribution system modifications required to accommodate urban 
development within Tysons Comer is crucial to meeting both the local and regional 
demand for water. Adopting a comprehensive land use plan to guide redevelopment 



Tysons Land Use Task Force 
Analysis of Preferred. Development Alternative 
December 5, 2008 

Page 4 

within Tysons Corner will increase opportunities for Fairfax Water to consolidate 
multiple system functions within development-initiated distribution replacement projects, 
reducing the potential for constructing unneeded capacity. . 

The project scope and construction schedule for required Tysons Corner 
transmission system improvements'are listed in Attachment No. 1. Similar information is 
provided for required Tysons Comer distribution facilities in Attachment No. 2. 

The Schedule of Rates, Fees, and Charges adopted by the Fairfax Water Board of 
Directors includes provisions to fund the necessary capital facilities to accommodate 
growth in Tysons Comer without unduly burdening existing customers. Revenues from 
new connections fund supply, treatment, and transmission system capacity increases. 
Land development projects must include the necessary minimum required water 
distribution infrastructure to serve their needs. Financial obligations associated with 
providing public water to a more densely developed Tysons Comer can be generally 
summarized as follows: 

• Transmission system improvements (water mains with appurtenances, pumping .. 
capacity increases) - - Funded from Fairfax Water Availability Charges, a 
component of the total funds collected for each new connection 

• Distribution system improvements (water mains with, appurtenances, system 
storage capacity increases) - - Funded from a combination of Fairfax Water 
revenue and developer provided infrastructure . 

Among the fundamental operating objectives of Fairfax Water is the pro vision of 
service to meet the needs of Fairfax County as defined by the Fairfax Water B oard of 
Directors and the Fairfax County Board of Supervisors. Policies adopted by Fairfax 
Water provide equitable opportunities for developers to satisfy their water service 
requirements without compromising service or placing undue financial responsibility on 
our existing customers. If you have any questions or require additional information 
please call me at (703) 289-6302. 

Sincerely, 

Traci Kammer Goldberg, P.E. 
• Manager, Planning 
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Enclosures: Attachment No. 1 - Assessment of Required Transmission System 
Improvements . . . . • 

• Attachment No. 2 -Assessment of Required .Distribution. System 
Improvements 

sketch - Future Water Service to Tysons Comer 

S. Edgemon, Deputy General Manager 
3. Hedges, Director Planning & Engineering 
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Tysons Area Demands 
(MGD) 

Average Maximum Peak 
Day Oay Hour 

2030 

2040 

20SQ 

25 

Pumping .Facilities 

Available 
Finn Pumping Requisite Capital Improvement 

Cap a city 
(MGD) f T. , .• M 

Add two additional distribution 

system pumps within existing 

Tysons Comer Pumping Station 

Add one additional distribution 
system pump within existing 
Tysons Corner Pumping Station 

Add one additional transmission 
system pump within existing 
Tysons Comer Pumping Station. 

Transmission Mains 

Requisite Capital Improvement 

Extend 24-in diameter Spring HiS Road water main to existing Tysons Comer Pumping Station 

Extend 24-in dtamsler Rt 7 water main from Rt 123 ta existing 24-in diameter Gallows Road water main 

Extend 24-in diameter water main from Tysons Comer Psjrnp'ms Station across the Capital Beltway to connect 

wKh the ew'stirts 30-in transmission main in Magarily Road 

Extend 30-Ia diameter Rt 7 water main from DranesviSe to existing. 24-in diameter water main in Tysons Comer 

t. Million Gallons per Day (MGD) - Rale 
2. Increasing standby generating c£p?>ci?y at the Tysons Comer Pumping Station should be considered whenever the adjacent properties redevelop. Incorporating E*ddftfor«tf power generators and required fucf 

storage info a redevelopment project is necessary to maintain reliable water service !o the Tysons area. Additional standby generating capacity is essentia/ prior to foe year 2030 {year transmission spillover rapapty exceeded). 
3. Existing firm distributor pumping rapacity at Tysons Corner Is approximately 10 MGD ( 3 pumps at 5 MGD each, one of which must function as a standby unit}. 
A. Dewiopmenl of irnnsmiwfon mains as sbovvn reflects relative priority and timing based exclusively on. meeting demands in Tysons Corner. Actual development pdorfty and schedule witf be influenced by Fairfax Water system 

development needs and access to utjjity corridors, independent of growth h Tysons Corner. 
5- Supply St Treatment Facilities - - increased land use densfty in Tysons Comer could potentially accelerate development of additional capacity. However, the preferred development nplion only represents an additional 

15 MGD {Maximum Day) above the previously defined base development option distributed over 40 years. While contributing to the cumufative demand that will ultimately determine the timing for Increasing supply and treatment 
capacity, the exclusive impact of Tysons Comer is nol sufficient to .define the schedule. 

Attachment No. 1 
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2010 

2020 

2030 

2040 

2050 

Tysons Area Demands 
(MGD) 

Average Maximum 
Day D3y 

Peak 
Hour 

20 

26 

49 

Storage Facilities 

Required Available. 
Storage Storage Requisite Capital Improvement 
Volume " Volume 
[M9L 

4-5 

Distribution Mains 

Requisite Development Initialed Minimum Required Facilities 

.6.25 jAriri one additional distribution 
storage tank 
{One lank at 1.75 MG) 

Add one additional distribution 
siorege lank 
(One tank at 1.75 MG) 

Northeast Connector* 
Eixloftd 24-in diameter water main from Spring Hill Road io Jones Branch Drive 

Southeast Connector* 
Extend 24-in diameter water main southeast from Rt. 7 to conned with the existing 24-in transmission main in Gallows Road 

*Nole: These mains could be constructed as 36/24-in. oversize mains at Fairfax Water's discretion. 

Notes; 1. Million Gallons per Day (MGD) - Rate 
2. Million Gallons (MG) - Volume 
3. Required storage repTc-Rtmts a volume equivalent to 25% of the projected maximum day demand. 
4. AJthmujh !nifi?>% proposed as 24-inch diameter, these mains are intended for distribution service. Their additional capacity componsales for various exisling smaller diameter mains that are expected to be 

consolidated through land development activity into a single pipe. 
5. These mains are also expected to be constructed in increments concurrent with development activity end njad reattgnrnefd projects. Unlike the 24-incn diameter transmission mains, the construction schedule 

tor these distribution mains Is completely dependent upon deveiopmenf in Tysons Comer. 

Attachment No. 2 
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C o u n t y o f F a i r f a x , V i r g i n i a 

DATE: 

TO: 

FROM: 

June 3, 2013 

Suzanne Lin, Staff Coordinator 
Zoning Evaluation Division 
Department of Planning and Zoning 

Kevin R. Wastler, EH Supervisor 
Technical Review and Information Resources Section 
Fairfax County Health Department 

SUBJECT: Development Plan Analysis 

REFERENCE: Application No. FDP 2011 -HM-032 (Tysons West Residential, LLC) 

After reviewing the application, the Health Department has no additional comments to make 
regarding the application. Plans must be submitted for review by the applicant regarding all 
required Health Department codes and regulations regarding hotels, public pools and 
restaurants which are a part of this proposed application. 

Fairfax County Health Department 
Division of Environmental Health 

Technical Review and Information Resources 
10777 Main Street, Suite 102, Fairfax, VA 22030 

Phone: 703-246-2510 TTY: 711 Fax: 703-278-8156 
www.fairfaxcounty.gov/hd 



C o u n t y o f F a i r f a x , V i r g i n i a 

DATE: 

TO: 

FROM: 

December 19,2011 

Bill Mayland, Staff Coordinator 
Zoning Evaluation Division 
Department of Planning and Zoning 

Kevin R. Wastler, EH Supervisor 
Technical Review and Information Resources Section 
Fairfax County Health Department 

SUBJECT: Development Plan Analysis 

REFERENCE: Application No. RZ 201 l-HM-032 

After reviewing the application, the Health Department has no additional comments to make 
regarding the application. Plans must be submitted for review by the applicant regarding all 
required Health Department codes and regulations regarding hotels and other associated 
required reviews such as pools and restaurants that maybe part of this application. 

Fairfax County Health Department 
Division of Environmental Health 

Technical Review and Information Resources 
10777 Main Street, Suite 102, Fairfax, V A 22030 

Phone: 703-246-2510 TTY: 711 Fax: 703-278-8156 
www.fairfaxcounty.gov/hd 
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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 QA) mile of the 
four Metrorail Station entrances, identified as Transit Oriented Development (TOD) 
Districts in the adopted comprehensive plan. The remaining areas, the Non-Transit 
Oriented Development (Non-TOD) Districts, are to be developed into lively urban 
neighborhoods that include an appropriate mix of uses, densities and intensities that are 
compatible to adjacent communities. In both TOD and Non-TOD Districts, development 
should be designed in an integrated manner that will enhance the urban character. Smaller, 
freestanding structures are generally discouraged and shall only be considered when such 
use is designed in an urban form that creates or enhances an appropriate street edge and 
implements the stated purpose and intent 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. 
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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. 

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. 
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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. 
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G L O S S A R Y 
IMsJ3lDJ3satyJs4mMded^ 

the staff evaluation and analysis of development proposals. 
It should not be construed as representing legal definitions. 

Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan 
or Public Facilities Manual for additional information. 

ABANDONMENT: Refers to road or street abandonment, an action taken by the Board of Supervisors, usually through the public hearing 
process, to abolish the public's right-of-passage over a road or road right-of way. Upon abandonment, the right-of-way automatically 
reverts to the underlying fee owners. If the fee to the owner is unknown, Virginia law presumes that fee to the roadbed rests with the 
adjacent property owners if there is no evidence to the contrary. 

A C C E S S O R Y 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. 

A F F O R D A B L E 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. 

A G R I C U L T U R A L AND F O R E S T A L 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. 

B A R R I E R : 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. 

B E S T MANAGEMENT P R A C T I C E S (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. 

B U F F E R : 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 offences, walls, berms, open space and/or landscape plantings. A buffer is not necessarily coincident 
with transitional screening. 

C H E S A P E A K E 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. 

C L U S T E R 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 P R O C E S S : A public hearing process pursuant to Sect. 15.2-2232 (Formerly Sect. 15.1-456) of the Virginia Code 
which is used to determine if a proposed public facility not shown on the adopted Comprehensive Plan is in substantial accord with the 
plan. Specifically, this process is used to determine if the general or approximate location, character and extent of a proposed facility is in 
substantial accord with the Plan. 

dBA: The momentary magnitude of sound weighted to approximate the sensitivity of the human ear to certain frequencies; the dBA value 
describes a sound at a given instant, a maximum sound level or a steady state value. See also Ldn. 

DENSITY: Number of dwelling units (du) divided by the gross acreage (ac) of a site being developed in residential use; or, the number of 
dwelling units per acre (du/ac) except in the PRC District when density refers to the number of persons per acre. 

DENSITY BONUS: An increase in the density otherwise allowed in a given zoning district which may be granted under specific provisions 
of the Zoning Ordinance when a developer provides excess open space, recreation facilities, or affordable dwelling units (ADUs), etc. 

DEVELOPMENT CONDITIONS: Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of 
Zoning Appeals (BZA) in connection with approval of a special exception, special permit or variance application or rezoning application in 
a "P" district. Conditions may be imposed to mitigate adverse impacts associated with a development as well as secure compliance with 
the Zoning Ordinance and/or conformance with the Comprehensive Plan. For example, development conditions may regulate hours of 
operation, number of employees, height of buildings, and intensity of development. 
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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 (FDP) is a submission requirement following the approval of a conceptual development plan and rezoning 
application for a P District other than the PRC District; an FDP further details the planned development of the site. See Article 16 of the 
Zoning Ordinance. 

EASEMENT: A right to or interest in property owned by another for a specific and limited purpose. Examples: access easement, utility 
easement, construction easement, etc. Easements may be for public or private purposes. 

ENVIRONMENTAL QUALITY CORRIDORS (EQCs): An open space system designed to link and preserve natural resource areas, 
provide passive recreation and protect wildlife habitat. The system includes stream valleys, steep slopes and wetlands. For a complete 
definition of EQCs, refer to the Environmental section of the Policy Plan for Fairfax County contained in Vol. 1 of the Comprehensive Plan. 

E R O D I B L E S O I L S : 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. 

F L O O R A R E A 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. 

G E O T E C H N I C A L 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 S U R F A C E : Any land area covered by buildings or paved with a hard surface such that water cannot seep through the' 
surface into the ground. 

INFILL: Development on vacant or underutilized sites within an area which is already mostly developed in an established development 
pattern or neighborhood. 

INTENSITY: The magnitude of development usually measured in such terms as density, floor area ratio, building height, percentage of 
impervious surface, traffic generation, etc. Intensity is also based on a comparison of the development proposal against environmental 
constraints or other conditions which determine the carrying capacity of a specific land area to accommodate development without 
adverse impacts. 

Ldn: Day night average sound level. It is the twenty-four hour average sound level expressed in A-weighted decibels; the measurement 
assigns a "penalty" to night time noise to account for night time sensitivity. Ldn represents the total noise environment which varies over 
time and correlates with the effects of noise on the public health, safety and welfare. 

L E V E L OF S E R V I C E (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 C L A Y SOILS: Soils that occur in widespread areas of the County generally east of Interstate 95. Because of the abundance of 
shrink-swell clays in these soils, they tend to be highly unstable. Many areas of slope failure are evident on natural slopes. Construction 
on these soils may initiate or accelerate slope movement or slope failure. The shrink-swell soils can cause movement in structures, even 
in areas of flat topography, from dry to wet seasons resulting in cracked foundations, etc. Also known as slippage soils. 



OPEN S P A C E : 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 S P A C E 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 Virqinia 
Sections 10.1-1700, e tseq . ' ,' 

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. 

P R O F F E R : 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 FACILIT IES 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. 

R E S O U R C E MANAGEMENT A R E A (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. 

R E S O U R C E PROTECTION A R E A (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. 

S P E C I A L EXCEPTION (SE) / S P E C I A L PERMIT (SP): Uses, which by their nature, can have an undue impact upon or can be 
incompatible with other land uses and therefore need a site specific review. After review, such uses may be allowed to locate within given 
designated zoning districts if appropriate and only under special controls, limitations, and regulations. A special exception is subject to 
public hearings by the Planning Commission and Board of Supervisors with approval by the Board of Supervisors; a special permit 
requires a public hearing and approval by the Board of Zoning Appeals. Unlike proffers which are voluntary, the Board of Supervisors or 
BZA may impose reasonable conditions to assure, for example, compatibility and safety. See Article 8, Special Permits and Article 9 
Special Exceptions, of the Zoning Ordinance. 

STORMWATER MANAGEMENT: Engineering practices that are incorporated into the design of a development in order to mitigate or 
abate adverse water quantity and water quality impacts resulting from development. Stormwater management systems are designed to 
slow down or retain runoff to re-create, as nearly as possible, the pre-development flow conditions. 

SUBDIVISION PLAT: The engineering plan for a subdivision of land submitted to DPWES for review and approved pursuant to Chapter 
101 of the County Code. 

TRANSPORTATION DEMAND MANAGEMENT (TDM): Actions taken to reduce single occupant vehicle automobile trips or actions taken 
to manage or reduce overall transportation demand in a particular area. 

TRANSPORTATION S Y S T E M MANAGEMENT (TSM) PROGRAMS: This term is used to describe a full spectrum of actions that may be 
applied to improve the overall efficiency of the transportation network. TSM programs usually consist of low-cost alternatives to major 
capital expenditures, and may include parking management measures, ridesharing programs, flexible or staggared work hours, transit 
promotion or operational improvements to the existing roadway system. TSM includes Transportation Demand Management (TDM) 
measures as well as H.O.V. use and other strategies associated with the operation of the street and transit systems. 
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Abbreviations Commonly Used in Staff Reports 

A&F 
ADU 
ARB 
BMP 
BOS 
BZA 
COG 
CBC 
CDP 
CRD 
DOT 
DP 
DPWES 
DPZ 
DU/AC 
EQC 
FAR 
FDP 
GDP 
GFA 
HC 
HCD 
LOS 
Non-RUP 
OSDS 
PCA 
PD 
PDC 

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 
TDM 
TMA 
TSA 
TSM 
UP & DD 
VC 
VDOT 
VPD 
VPH 
WMATA 
W S 
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 Division, DPZ 
Zoning Permit Review Branch 

l:\ZED\WORDFORMS\FORMS\Miscellaneous\Glossary attached at end of reports.doc 
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