
 

                            APPLICATION ACCEPTED:    March 12, 2013 
        PLANNING COMMISSION:  September 19, 2013 

 

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

 
 

September 5, 2013 
 

STAFF REPORT 
 

APPLICATION CSPA 2004-PR-044-02 
 

PROVIDENCE DISTRICT 
 

 
APPLICANT: MACW Property Management LLC 
 
PRESENT ZONING: PDC (Planned Development Commercial), 
 SC (Sign Control Overlay), 
 HC (Highway Corridor Overlay) 
 
PARCELS: 29-4 ((1)) 35A, 35C 
 39-2 ((1)) 2, 4, 5 
 
SITE AREA: 78.64 acres 
 
PLAN MAP: Retail Mixed Use 
 
PROPOSAL: Amend the approved Comprehensive Sign 

Plan for the Tysons Corner Center to permit 
revisions to the wayfinding, building mounted, 
garage mounted, and office building signs, 
and to provide building mounted signs for a 
new residential building 

 
 
STAFF RECOMMENDATIONS:  

 
 Staff recommends approval of CSPA 2004-PR-044-02, subject to the proposed 
development conditions contained in Appendix 1. 

 
 
                                                                                                                              Megan Duca 

 
 

Department of Planning and Zoning  
Zoning Evaluation Division 

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

Excellence * Innovation * Stewardship         Phone 703-324-1290  FAX 703-324-3924 
Integrity * Teamwork * Public Service   www.fairfaxcounty.gov/dpz/ 
 



It should be noted that it is not the intent of the staff to recommend that the 
Planning Commission, in adopting any conditions proffered by the owner, relieve the 
applicant/owner from compliance with the provisions of any applicable ordinances, 
regulations, or adopted standards. It should be further noted that the content of this report 
reflects the analysis and recommendation of staff; it does not reflect the position of the 
Planning Commission. 

 
The approval of this application 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. 
 
 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. 
 
 
O:\mbrad9\CSPA\CSPA 2004-PR-044-02 Tysons Corner Center\Staff Report\CSPA 2004-PR-044-02_Staff Report cover.doc 
  

 
 

 

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

The applicant, MACW Property Management LLC, requests approval of a 
Comprehensive Sign Plan Amendment (CSPA) for the Tysons Corner Center and 
adjacent office and residential buildings. Section 12-210 of the Zoning Ordinance allows 
the Planning Commission to approve and amend a comprehensive sign plan for 
Planned District developments as an alternative to the sign provisions contained in 
Article 12 of the Zoning Ordinance. This CSPA is presented in four parts: “Wayfinding 
and Parking Terrace Signage,” “Building and Garage Mounted Signage,” “Office Tower 
Signage,” and “Residential Tower Signage.” The “Wayfinding and Parking Terrace 
Signage” package proposes comprehensive updates to the signage from that of the 
previous CSPA approval, while the “Building and Garage Mounted Signage” and the 
“Office Tower Signage” packages propose relatively minor changes to the existing and 
previously approved signs. The “Residential Tower Signage” package is a new sign 
plan for the residential building associated with Phase 1 of the 2007 rezoning on the 
subject property (RZ 2004-PR-044).  
 
A reduced copy of the CSPA is contained in Appendix 2. Copies of the proposed 
development conditions and the applicant’s statement of justification are contained in 
Appendices 1 and 3, respectively. 

 
 
LOCATION AND CHARACTER 

 
The subject property 
contains the Tysons Corner 
Center regional shopping 
center. The property is 
bounded by Chain Bridge 
Road (Rt. 123) to the north, 
the Capital Beltway (I-495) to 
the east, Leesburg Pike 
(Rt. 7) to the south, and 
International Drive to the 
west. The image to the right 
displays the subject property 
and the surrounding uses 
and zoning districts. The 
surrounding properties to the 
east are planned for 
residential use at a density of 20+ dwelling units per acre (du/ac), while the properties to 
the north are planned for Transit Station Mixed Use and Residential Mixed Use. The 
parcels to the southeast are planned for Transit Station Mixed Use and the properties to 
the southwest and west are planned for Residential Mixed Use.  
       
 
 
 
 

Source: Fairfax County GIS 
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ZONING ORDINANCE PROVISIONS (Appendix 4) 
 
Article 12 of the Zoning Ordinance regulates all exterior signs and interior signs placed 
for exterior observance. Section 12-210 of the Zoning Ordinance allows for 
modifications to the Article 12 Zoning Ordinance requirements when submitted as part 
of a Comprehensive Sign Plan. As stated in this section, “The comprehensive plan of 
signage shall show the location, size, height and extent of all proposed  signs  within  
the  P  district  or  section  thereof,  as  well  as  the  nature  of  the information to be 
displayed on the signs.” Staff finds that the application satisfies this requirement. 
 
The subject property is located within the Sign Control Overlay District. Section 7-501 of 
the Zoning Ordinance states that the purpose and intent of this overlay district is to 
restrict 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 and where 
the speed of traffic does not warrant the freestanding signs otherwise permitted by the 
provisions of Article 12. Because the property is located within the Sign Control Overlay 
District, Section 12-204 of the Zoning Ordinance further limits the signage allowable 
under Article 12 of the Zoning Ordinance without the approval of a Comprehensive Sign 
Plan. Specifically, the applicant would be limited to two freestanding signs, with each 
not to exceed 40 square feet in area and 20 feet in height, rather than the 80 square 
feet permitted outside of the Sign Control Overlay District.  

 
 
BACKGROUND 
 
On April 26, 1988, the Board of Zoning Appeals (BZA) approved SP 88-P-006 for an 
18.83 portion of the property to allow two signs in excess of 200 square feet. 
 
On October 24, 1989, the BZA approved SP 89-P-034 on the subject property to allow 
905 square feet of additional signage, which included two additional signs in excess of 
200 square feet. 
 
On May 10, 2005, the BZA approved SPA 89-P-034 on the property for additional 
signage. This approval carried forward the previously approved signage and also added 
additional signage to include four new signs in excess of 200 square feet, six signs on 
parking garages, and wayfinding signs exceeding two square feet. 
 
On January 22, 2007, the Board of Supervisors approved RZ 2004-PR-044 to rezone 
the subject property to the PDC District. This approval retained the 2.5 million square 
foot existing regional mall and approved the addition of 3.5 million square feet of 
residential, hotel, office, and supportive retail uses on the subject property. An excerpt 
from the approved plan is provided in Appendix 5 and available at the following link: 
http://ldsnet.fairfaxcounty.gov/ldsnet/ZAPSMain.aspx?cde=RZ&seq=4079596 
 
On March 7, 2007, the Planning Commission approved CSP 2004-PR-044 on the 
subject property, which superseded all previous special permit approvals for increase in 
sign areas. This application approved two 415 square foot replacement signs for the 

http://ldsnet.fairfaxcounty.gov/ldsnet/ZAPSMain.aspx?cde=RZ&seq=4079596
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existing 758 marquee signs, as well as re-approved the building and wayfinding signs 
from the previous special permit. Copies of this approval are available with the Zoning 
Evaluation Division of the Department of Planning and Zoning as well as at the 
following link: 
http://ldsnet.fairfaxcounty.gov/ldsnet/ZAPSMain.aspx?cde=CSP&seq=4078225. 
 
On April 18, 2012, the Planning Commission approved CSPA 2004-PR-044 to amend 
the previously approved CSP. This amendment included the approval of additional 
signage for the office building associated with Phase I of the 2007 rezoning, minor 
changes to existing building mounted signage, and additional wayfinding signs. Copies 
of this approval are available with the Zoning Evaluation Division of the Department of 
Planning and Zoning as well as at the following link: 
http://ldsnet.fairfaxcounty.gov/ldsnet/ZAPSMain.aspx?cde=CSPA&seq=4152603. 
 

 
COMPREHENSIVE SIGN PLAN AMENDMENT (Appendix 2) 

 
The Comprehensive Sign Plan Amendment is divided into four parts, dated 
August 9, 2013, and prepared by RTKL: “Wayfinding and Parking Terrace 
Signage,” “Building and Garage Mounted Signage,” “Office Tower Signage,” 
and “Residential Tower Signage.” The sections below review each part and 
summarize the changes proposed with this amendment. 

 
“Wayfinding and Parking Terrace Signage” 
(Pages SLP 1 – 30) 
 
The applicant is proposing comprehensive changes to the locations, appearance, and 
content of the wayfinding and parking terrace signs from that of the last CSPA approval. 
The previously approved CSPA depicted a total of 1,332.65 square feet of existing and 
proposed wayfinding signs. This total did not include the parking terrace mounted signs, 
which are now included in the “Wayfinding and Parking Terrace Signage” package with 
the current application. The current application package depicts an increase of 
approximately 350 square feet of wayfinding signage from the previous approval for a 
total of 1,683.45 square feet of freestanding wayfinding signs. In addition, 2,550.07 
square feet of parking terrace mounted signs are proposed. The images and 
corresponding text below summarize the proposed wayfinding and parking terrace 
signs. The location of each of these signs is depicted in the image below and on page 
SLP 1 of the CSPA.  

http://ldsnet.fairfaxcounty.gov/ldsnet/ZAPSMain.aspx?cde=CSP&seq=4078225
http://ldsnet.fairfaxcounty.gov/ldsnet/ZAPSMain.aspx?cde=CSPA&seq=4152603
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Sign Types A and I 
Sign Type A, which is 65.29 square 
feet in area and approximately 11.5 
feet in height, is proposed in two 
locations: to the east of the mall 
building and near the entrance from 
Chain Bridge Road. Sign Type I 
contains 83.6 square feet, is 
approximately 14.1 feet in height, 
and will be installed in five locations 
throughout the site in the vicinity of 
the parking terraces. Both of these 
signs feature dynamic real-time 
parking counts for the parking 
garages. Sign Type I also features a changeable electronic display panel at the top of 
the sign that is approximately 14.2 square feet. The content of this panel would change 
up to three times a day to provide wayfinding information for significant events on the 
property. Examples of possible sign content are provided on page 25 of the CSPA.  
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Sign Types E, F, and K 
Sign Types E, F, and K are freestanding signs that are similar in design to Sign Types A 
and I; however, they do not display dynamic messages. Sign Type E, which provides 
wayfinding information to various tenant stores, is 34.01 square feet in area, 7.4 feet in 
height, and is proposed in one location along Fashion Boulevard near the southern end 
of the property. Sign Type F provides wayfinding for the valet services. This sign is 
16.32 square feet, 5.3 feet in height, and 
is shown in two locations: near the east 
side of Parking Terrace E and near the 
northeast corner of Parking Terrace B. 
Sign Type K is 41.57 square feet in area, 
9.1 feet in height, and will only be 
installed in one location at the southeast 
corner of the property near 
Parking Terrace C. This sign is similar to 
Sign Type E, but it also features 
vehicular access information for adjacent 
roadways.  

  
Sign Types B, H, and J 
These three Sign Types are pole mounted directional 
signs located along the roadways throughout the site. Sign 
Types B and H are similar in appearance; however, Sign 
Type H is slightly larger and displays wayfinding 
information for the plaza uses in addition to the mall 
tenants. Sign Type B is 28.21 square feet in area and is 
proposed in six locations, while Sign Type H is 25.73 
square feet in area and is shown in three locations. Sign 
Type J provides wayfinding for the plaza uses in ten 
locations throughout the site and contains 29.41 square 
feet of sign area. 
 
Sign Type D.1 
This 14.92 square foot sign is proposed in ten locations at 
parking terrace entry points and provides a real-time count of 
available parking spaces.   
 
Sign Types C and D.2 
These two Sign Types provide signage for the parking terrace. The two proposed 
229.53 square foot (32’-6” x 7’-0 ¾”) Type C signs provide parking identification at 
Terraces B and C. The D.2 signs are 23.2 square feet and are proposed at nine parking 
terrace entry points throughout the site adjacent to D.1 signs. 
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Sign Type G 
Sign Type G, referred to as “Project ID” signs, are the two site entrance signs. Similar 
signs were approved with the previous CSP and CSPA applications but were never 
installed. The two signs proposed with the current application each contain 232.79 
square feet, which represents a decrease in area from the two previously approved 415 
square foot marquee signs and the two 758 square foot 
signs that are currently installed on the property. The overall 
height of the signs (25’- 9”) is consistent with the previously 
approved entrance signs. The proposed entrance signs will 
be located along the Chain Bridge Road and Leesburg Pike 
frontages of the site. These signs feature an edge lit 
internally illuminated cabinet with glass face and a concrete 
base with landscaping. The content shown on the integrated 
changeable electronic LED display, shown as the black 
panel in the image to the right, would change no more than 
three times in a 24 hour period. In order to minimize the 
potential for these signs to distract drivers on adjacent 
roadways, staff has proposed a development condition that 
would limit the content of the sign to the display of the 
Tysons Corner Center logo, hours of operation, information 
text for mall-wide activities, and emergency messages as 
coordinated with Fairfax County or the Commonwealth of 
Virginia.  

 
Sign Type N 
The applicant proposes modifications to the existing Sign Type N located on 
Parking Terrace E. This sign was located in the “Building-Mounted and Garage-
Mounted Signage” package with the previously approved CSPA. The existing outer 
panel will be removed and the signs, which are all internally illuminated, will be affixed 
instead to the existing back panel. The applicant intends to adjust the tenant sign 
locations on the panel and to update the Tysons Corner Center logo and relocate it to 
the top of the sign panel. The calculated sign area will increase from approximately 948 
square feet to approximately 1,733 square feet with the use of the back panel; however, 
the signs for the restaurants, AMC Theater, and Barnes & Noble signs would maintain 
the same area as the previous approval.  
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Sign Type P 
Three pedestrian-oriented signs are proposed along the Tysons Loop Trail to provide 
wayfinding information for the plaza and Metro. These signs are approximately 4.5 feet 
in height and are located along the eastern portion of the property. 
 
Temporary Pedestrian Signs 
The applicant proposes up to five temporary pedestrian-oriented signs near the Tysons 
Corner Metro Station and the interim entrance to the shopping center. These temporary 
signs will provide wayfinding information for people arriving to the Center on Metro 
between the opening of the Metro station and the subsequent opening of the Phase 1 
Plaza and elevated bridge.  

 
“Building and Garage Mounted Signage” 
(Pages 31 – 56) 
 
This package depicts 47 signs at a total sign area of 4,215.57 square feet. All of the 
signs, except for signs #66 – 68 and #77 – 79, are existing signs. The six new signs 
include four 5.0 square foot signs and two 12.84 square foot signs associated with an 
existing restaurant tenant on the property (Le Pain Quotidien). Additional changes from 
the previous approval include the removal of signs associated with tenant uses that will 
close with the construction of the Phase 1 plaza, the relocation of the garage 

Proposed Terrace E Sign (Type N) Existing Terrace E Sign (Type N) 
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identification signage to the “Wayfinding and Parking Terrace Signage” package, and 
minor changes to the previously approved building mounted and garage mounted 
signage for Lord and Taylor (#22, 23, 24, and 64) to reflect the tenant’s updated logo. 
This update to the Lord and Taylor logo will not change the area of the previously 
approved garage mounted sign and will result in a small decrease in area for the three 
building mounted signs (11.6 square feet per sign). The applicant also proposes minor 
changes to the two previously approved Tysons Corner Center building mounted signs 
to reflect the Center’s new logo (#25 and #36). This modification would not change the 
previously approved sign area for these two signs. 

 
“Office Tower Signage” 
(Pages 57 – 66) 
 
The previously approved CSPA included signage for the office tower planned within the 
Phase 1 redevelopment of Tysons Corner Center. The applicant is not proposing any 
additional signs or sign area for the office building with the current application. 
However, the following minor changes are proposed with the current application: the 
option for the relocation of the Tenant 6 sign from the north building façade to the wall 
of the parking garage located immediately below the office tower; the relocation of the 
Tenant 8 sign from the penthouse to the top of the building façade; and the provision of 
the flexibility to locate the Tenant 7 sign between the second story and the top of the 
building on the east façade. The previously approved CSPA showed the Tenant 7 sign 
located between the sixth story and the top of the building on the east façade.  
 

“Residential Tower Signage” 
(Pages 67 – 73) 
 
The 30-story residential building that was approved with the Phase 1 redevelopment of 
Tysons Corner Center is located in the northeast portion of the site. This building was 
not included in the previous sign plan 
applications on the property. The 
Zoning Ordinance limits the total sign 
area for this building to 256.5 square 
feet. The applicant is proposing eight 
signs for a total of 700 square feet. 
This includes building identification 
signs for the residential building and 
signs for the plaza level retail tenants. 
The north façade will contain two 50 
square foot signs for retail tenants 
(Signs C and F), one 50 square foot 
building identification sign for the 
residential building (Sign D), and one 
200 square foot building identification 
sign at the top of the building (Sign E). 
One 50 square foot sign for a retail 
tenant (Sign G) is proposed on the 
east façade, while the south façade will have an additional 200 square foot (Sign H) 

Northwest Perspective of the Residential Tower 
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residential identification sign at the top of the building. Finally, the west façade would 
include two 50 square foot signs: one for a retail tenant (Sign A) and one for a use 
located within the office building (Sign B). The applicant stated that Sign B is necessary 
on the residential building because it will inform people traveling from Chain Bridge 
Road to turn into the property to access this tenant.  
 

 
 
 
The applicant is not proposing signage for the hotel tower also planned within the 
Phase 1 development and has stated their intent to install signs for this building in 
accordance with Article 12 of the Zoning Ordinance. 

 
 
ANALYSIS 
 

Land Use Analysis 
 
Comprehensive Plan Provisions 
The Fairfax County Comprehensive Plan, 2011 Edition; Area II; Tysons Corner Urban 
Center, as amended through February 12, 2013, Tysons Central 123 Planning District, 
South Tysons Central 123 Subdistrict, Sub Area 1 is planned for retail mixed use. The 
complete Comprehensive Plan text is contained in Appendix 6. 

 
Tysons Urban Design Guidelines and Office of Community Revitalization (OCR) 
Analysis (Appendices 7 and 8) 
 
The subject property is not within the Planned Tysons Corner (PTC) District; however, 
staff encourages applicants located within the Tysons Corner Urban Center to follow 
the Tysons Urban Design Guidelines. Staff reviewed the application for conformance 
with the Tysons Urban Design Guidelines. The guidelines are available at 
http://www.fairfaxcounty.gov/tysons/design/download/tysons_udg.pdf, and excerpts are 
provided below and in Appendix 7 of this report. Staff finds that the request to amend 
the comprehensive sign plan is consistent with Chapter 5 (“Signage and Wayfinding”) of 
the Tysons Urban Design Guidelines, which states: 

Northeast Perspective of the Residential Tower 
 

Southwest Perspective of the Residential Tower 
 

http://www.fairfaxcounty.gov/tysons/design/download/tysons_udg.pdf
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“When Article 12 was developed, it did not envision the signage needs of a high-
density urban environment such as Tysons. To address these needs, it is 
expected that innovative signage design will emerge in Tysons as the urban form 
is built. It is recommended that a Comprehensive Sign Plan (CSP) be submitted 
for all redevelopment applications. It is further recognized that the signage 
requested pursuant to such CSPs may deviate significantly from that permitted 
under Article 12.”  

 
Further, sections 5.1 and 5.2 of the Tysons Urban Design Guidelines state the 
following: 
 

“Building identity signs are generally auto-oriented and intended to be seen from a 
distance. As such, they are usually located in the top half of the building, closer to 
the roofline, and are the largest signs in an urban area. Signs should be sized for 
legibility, but also appropriate to the scale of larger urban buildings. They are 
intended to identify the name of a building or the name of a major tenant within the 
building. Building identity signs can also contribute to the identity of the skyline by 
providing visual interest when they are well-integrated into the building 
architecture… Pedestrian-oriented signs include blade signs, awning signage, and 
sign bands which are generally located within the first two or three stories of a 
building. These signs are typically for retail, services or other businesses which are 
accessible to the public from street level. They are not intended to identify 
individual office tenants. Window signage may also be considered for businesses 
with storefronts. Additional signage may be considered on parking garages and 
other nonhabitable portions of a building if it is well-integrated into the building 
architecture and does not create visual clutter 
 
…Building identity signs should be sized proportionally to the height of the building 
and the size of the building façade. In general, building identity signs should not be 
taller than one story in height, although some variation for stand-alone logos may 
be considered. 

 
The proposed 700 square feet of signage for the residential tower is greater than the 
256.5 square feet permitted by Article 12 of the Zoning Ordinance. Staff believes that 
the applicant’s proposed residential tower signs are reasonable and well balanced with 
the scale and design of the tower in accordance with the above referenced guidelines. 
In addition, staff finds that the previously approved office tower signs continue to meet 
these guidelines with the proposed minor changes. Staff did note that it appears that 
some of the existing garage mounted signage for the mall becomes duplicative with the 
incorporation of the tenant names onto the new garage terrace signs, as shown on 
page 16 of the CSPA; however, the applicant stated that they are unable to remove the 
existing signs due to existing leases and obligations.  
 
Section 5.4 of the Tysons Urban Design Guidelines addresses wayfinding signs. 
This Section offers design suggestions, such as: include appropriately scaled elements 
that assist motorists and pedestrians; provide signs that clearly convey information for 
both motorists and pedestrians without unnecessary clutter or detail; and, ensure that 
signs do not obstruct pedestrian traffic. Staff believes that the Project ID signs (Sign 
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Type G) located at the site entrances are appropriate in scale for this development and 
will provide the development with a more contemporary look. In addition, staff supports 
the Temporary Pedestrian Directional signage and believes they will be an important 
component for pedestrian circulation on the site. Staff from the Office of Community 
Revitalization (OCR) suggested that the applicant discuss how they will be compliant 
with the proffer commitment associated with RZ 2004-PR-044 that provides for 
pedestrian access to and from the adjacent metro station through the mall building. The 
applicant indicated that although interior signage is not part of the CSPA, it is their 
intent to update the wayfinding sign plans within the mall to include the Tysons Corner 
Metro Station. Overall, staff finds that the proposed wayfinding signs are appropriately 
scaled for motorists and pedestrians, clearly convey information without unnecessary 
clutter or detail, and do not obstruct pedestrian traffic.  
 
Use of Digital Display and Changeable Sign Content 
The applicant proposes seven signs (Sign Types G and I) that contain changeable 
digital displays. Staff raised a concern about the potential for driver distraction 
generated by signs that contain changeable sign content. Staff has proposed 
development conditions to address this concern. First, the proposed development 
conditions prohibit the use of flashing or streaming text, symbols, or lights on any signs 
on the property and stipulate that all changes in sign content must be instantaneous. In 
addition, staff has proposed development conditions for Sign Types G and I that would 
permit these signs to change content no more than three times in a 24-hour period, with 
the exception of emergency messages as coordinated with Fairfax County or the 
Commonwealth of Virginia.  
 
Staff is also concerned about the potential content that would be displayed on these 
signs, particularly given that the content is changeable. Therefore, staff has proposed 
development conditions that also restrict the content displayed on Sign Types G and I. 
Specifically, the content for Sign Type G (entrance signs) would be restricted to the 
display of the Tysons Corner Center logo, hours of operation, informational text for 
mall-wide activities, and emergency messages coordinated with Fairfax County or the 
Commonwealth of Virginia. In addition, the sign panel would be limited to a black 
background color. The proposed development conditions limit the content for 
Sign Type I to wayfinding information for significant events on the property, such as 
the examples shown on Page 25 of the CSPA. In addition, when the changeable 
electronic display is not in use as previously described, the Tysons Corner Center logo 
would be displayed as shown on sheet 24 of the CSPA.  
 
As noted on page ii of the CSPA, the applicant also desires to reserve the option to 
convert other signs to a digital display in the future. These future signs would need to 
comply with the proposed development condition stated above that prohibits the use of 
flashing or streaming text, symbols, or lights on any signs. In addition, staff has 
proposed a development condition that ensures that signs not currently shown as 
“Integrated Changeable Electronic Display” on the CSPA will not contain changeable 
messages. 
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Transportation Analysis (Appendix 9) 
 
The proposed signs will be required to be located so that sight distance is not 
negatively impacted. In addition, the Virginia Department of Transportation (VDOT) 
reviewed the application and indicated that all signs must conform to the Virginia 
Outdoor Advertising Regulations.  Further, all traffic regulatory signs will be required to 
conform with the Manual of Uniform Traffic Control Devices and Virginia Department of 
Transportation (VDOT) standards. Staff has proposed development conditions that 
would ensure that the proposed signs conform to these standards.  
 
The Fairfax County Department of Transportation (FCDOT) noted that the County plans 
to widen Route 7 in the near future. While this widening is not expected to significantly 
impact the applicant’s Route 7 frontage, there may be adjustments to the applicant’s 
frontage. Therefore, transportation staff noted that the applicant should ensure that the 
entrance sign proposed along Route 7 (Sign Type G) is set back as far as possible to 
avoid potential conflict with the road widening improvements. Because the specific right 
of way for the future widening is not yet defined, the applicant relocated this sign to an 
area outside of the planned frontage improvements shown on the previously approved 
development plan for the subject property to address this concern. Staff has proposed a 
development condition that would require the applicant to coordinate with FCDOT and 
VDOT before the approval of a sign permit and to relocate the sign, if necessary, to 
accommodate the future widening of Route 7 if the specific right of way is known at that 
time. 

 
 
CONCLUSIONS AND RECOMMENDATIONS 

 
Staff Conclusions 
 
In staff’s opinion, the applicant’s proposal provides for a coordinated signage plan that 
will enhance the site’s identity and provide for effective identification and wayfinding 
signage throughout the site. Staff finds that the proposed amendments to the existing 
wayfinding and building and garage-mounted signage will complement the overall 
design and character of the development. Staff also believes that the proposed 
residential tower signage will be harmonious with the massing and design of the 
approved residential building. The modifications to the office building signage are minor 
in scope and do not increase the previously approved sign area for this building. In 
summary, staff finds that the Comprehensive Sign Plan Amendment is consistent with 
the adopted Comprehensive Plan and conforms to applicable Zoning Ordinance 
provisions and Tysons Urban Design Guidelines with the adoption of the proposed 
development conditions.   
 

Recommendation 
  
 Staff recommends approval of CSPA 2004-PR-044-02, subject to the proposed 
development conditions contained in Appendix 1. 
 

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

 
It should be further noted that the content of this report reflects the analysis and 

recommendations of staff; it does not reflect the position of the Planning Commission. 
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          APPENDIX 1 
    

Proposed Development Conditions 
 

CSPA 2004-PR-044-02 
 

September 5, 2013 
 
 If it is the intent of the Planning Commission to approve CSPA 2004-PR-044-02 
for a Comprehensive Sign Plan Amendment located at Tax Map 29-4 ((1)) 35A and 
35C; 39-2 ((1)) 2, 4 and 5 pursuant to Section 12-210 of the Fairfax County Zoning 
Ordinance, the staff recommends that the Planning Commission condition the approval 
by requiring conformance with the following development conditions.  These conditions 
supersede all previous conditions associated with CSPA 2004-PR-044 (an asterisk 
identifies those conditions carried forward from CSPA 2004-PR-044 with minor 
modifications to update page references and labels):  
 
1. This Comprehensive Sign Plan Amendment is granted for and runs with the land 

indicated in this application and is not transferable to other land.  Minor 
deviations in sign location, design and sign area may be permitted when the 
Zoning Administrator determines that such deviations are minor and are in 
substantial conformance with the Comprehensive Sign Plan Amendment.* 

 
2. This Comprehensive Sign Plan Amendment is granted to permit the signs that 

would not otherwise be permitted by Article 12, Signs, as depicted on the four 
parts of the Comprehensive Sign Plan submitted with this application and 
prepared by RTKL dated August 9, 2013, which are respectively entitled: 
“Wayfinding and Parking Terrace Signage”; “Building-Mounted and Garage 
Mounted Signage”; “Office Tower Signage”; and, “Residential Tower Signage,” 
and approved with this application, as qualified by these development conditions. 

 
3. 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.* 

 
4. Building and/or garage mounted signage shall not project more than three feet 

from the building face except as follows.  The panel sign mounted on the north 
side of Parking Terraces D and E may extend up to five feet from the face of that 
garage.* 

 
5. Traffic regulatory signage shall meet the Manual on Uniform Traffic Control 

Devices (MUTCD) and the Virginia Department of Transportation (VDOT) 
standards.*   



      
 

 

 
6. The AMC sign (#33) and the Barnes and Noble sign (#32) on the eastern face of 

the mall building and the illumination associated with the architectural panels on 
the southern and eastern facades shall be lit only between 8:00 a.m. and 12:00 
midnight.* 

 
7. No additional signage other than that shown on the “Building-Mounted and 

Garage-Mounted Signage” plan shall be located on the eastern façade of the 
mall building 48.5 feet above the finished first floor level as indicated on Page 37 
of this plan.* 

 
8. This approval shall not preclude the installation of additional signs on the mall 

building or future buildings built pursuant to RZ/FDP 2004-PR-044 that comply 
with the provisions of Article 12 of the Zoning Ordinance.*  

 
9. Lighting associated with all signs shall conform with the requirement of Part 9, 

Outdoor Lighting Standards, of Article 14, Performance Standards, of the Fairfax 
County Zoning Ordinance.*   
 

10. This approval shall not preclude the installation of additional wayfinding signs on 
the site provided that the wayfinding signs are not visible from public right-of-way 
or from an adjoining property.*   

 
11. Signage on the office building shall be limited to the eight signs depicted and the 

maximum square footage for each sign.  Reduction in sign area for a sign shall 
not allow another sign to increase in size or for additional signage to be added.* 
 

12. All free standing signs shall be located so as not to restrict sight distance for 
drivers entering or exiting travel intersections, aisles or driveways.*   
 

13. Sign #21 (Macy’s) may be replaced with a 164.16 square foot sign (#65) that has 
a design similar to sign #64 (Lord and Taylor).*    
 

14. Signage on the residential building shall be limited to the eight signs depicted 
and the maximum square footage for each sign.  Reduction in sign area for a 
sign shall not allow another sign to increase in size or for additional signage to be 
added. 
 

15. The use of flashing or streaming text, symbols, or lights shall not be permitted on 
any signs on the property and all changes in sign content shall be instantaneous. 

 
16. The number of individual signs on the panel sign of the northern elevation of the 

Parking Terrace E shall be limited to ten.  The area of this panel shall be limited 
to 1733.01 square feet. 
 

17. The “Project ID” signs (Signs G10 and G35) shall be set back from the edge of 



      
 

 

the right-of-way by a minimum of five feet and shall not be located within the 
required lines of sight at the entrance where these signs are placed.  These signs 
shall be restricted to the display of the Tysons Corner Center logo, hours of 
operation, informational text for mall-wide activities, and emergency messages 
as coordinated with Fairfax County or the Commonwealth of Virginia (for 
example, weather emergencies or amber alerts). The Changeable Electronic 
Display shall be changed a maximum of three times in a 24-hour period, except 
in the case of emergency messages as previously described, and shall be limited 
to a black background color.  
 

18. The “Directional – Dynamic Message with Information Panel” (Type I) signs shall 
be restricted to wayfinding information for significant events on the property, such 
as the examples indicated on Page 25 of the CSPA. The Changeable Electronic 
Display shall be changed a maximum of three times in a 24-hour period, except 
in the case of emergency messages as coordinated with Fairfax County or the 
Commonwealth of Virginia (for example, weather emergencies or amber alerts). 
When the Changeable Electronic Display is not in use as previously described, 
the Tysons Corner Center logo shall be displayed as shown on sheet 24 of the 
CSPA.  
 

19. All outdoor advertising signs shall conform to the Virginia Outdoor Advertising 
Regulations in the Code of Virginia §33.1-351 to 33.1-381. 
 

20. The applicant shall coordinate with FCDOT and VDOT before the approval of a 
sign permit for Sign G35 and shall relocate the sign, if necessary, to 
accommodate the future widening of Route 7 if the specific right of way is known 
at that time. 
 

21. The applicant may convert signs shown in this CSPA to digital signs; however, 
signs not currently shown as “Integrated Changeable Electronic Display” on page 
SLP 1 of the CSPA shall not contain changeable messages.  
 

The above-proposed conditions are staff recommendations and do not reflect the 
position of the Planning Commission unless and until adopted by the Commission. 
This approval, contingent on the above-noted conditions, shall not relieve the applicant 
from compliance with the provisions of any applicable ordinance, regulations, or 
adopted standards.  Sign Permits must be obtained from Fairfax County for each and 
every sign erected pursuant to this Comprehensive Sign Plan Amendment.  The 
applicant shall be responsible for obtaining the required Sign Permits through 
established procedures, and sign plan shall not be valid until this has been 
accomplished.  
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 sources to satisfy Owner's requirements.
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• Structural integrity, electrical function and
  connections to power and communications
  sources to satisfy Owner's requirements.

• Coordination with Contractor and other trades,
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• Verification of conditions in field prior to
  submission of shop drawings and samples.
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 sources to satisfy Owner's requirements.
•Coordination with Contractor and other trades,
 including but not limited to lighting, structural,
 communications and landscaping schemes.
•Verification of conditions in field prior to

 submission of shop drawings and samples.
•Submittals for approval by ID8/RTKL prior to
 fabrication and installation, including but not
 limited to shop drawings of all graphics with 
 seal of registered engineer and samples of all
 materials, colors, applications and finishes.
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•Final design and engineering of components
 indicated, including all aspects of mounting, 
 erection, anchoring and attachment.
•Structural integrity, electrical function and
 connections to power and communications

 sources to satisfy Owner's requirements.
•Coordination with Contractor and other trades,
 including but not limited to lighting, structural,
 communications and landscaping schemes.
•Verification of conditions in field prior to

 submission of shop drawings and samples.
•Submittals for approval by ID8/RTKL prior to
 fabrication and installation, including but not
 limited to shop drawings of all graphics with 
 seal of registered engineer and samples of all
 materials, colors, applications and finishes.
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 including but not limited to lighting, structural,
 communications and landscaping schemes.
•Verification of conditions in field prior to
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 fabrication and installation, including but not
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 including but not limited to lighting, structural,
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•Verification of conditions in field prior to
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•Submittals for approval by ID8/RTKL prior to
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 sources to satisfy Owner's requirements.
•Coordination with Contractor and other trades,
 including but not limited to lighting, structural,
 communications and landscaping schemes.
•Verification of conditions in field prior to

 submission of shop drawings and samples.
•Submittals for approval by ID8/RTKL prior to
 fabrication and installation, including but not
 limited to shop drawings of all graphics with 
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 including but not limited to lighting, structural,
 communications and landscaping schemes.
•Verification of conditions in field prior to

 submission of shop drawings and samples.
•Submittals for approval by ID8/RTKL prior to
 fabrication and installation, including but not
 limited to shop drawings of all graphics with 
 seal of registered engineer and samples of all
 materials, colors, applications and finishes.

NOT FOR
CONSTRUCTION

90
1 

SO
U

TH
 B

O
N

D
 S

T
.

BA
LT

IM
O

RE
, 

M
D

 2
12

31
41

0.
53

7.
60

00
 P

H
O

N
E

41
0.

53
7.

62
98

 
FA

X

5

These drawings express Design Intent 
Only and are Not For Construction.
Contractor is responsible for:

• Final design and engineering of components
  indicated, including all aspects of mounting, 
  erection, anchoring and attachment.
• Structural integrity, electrical function and
  connections to power and communications
  sources to satisfy Owner's requirements.

• Coordination with Contractor and other trades,
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  communications and landscaping schemes.
• Verification of conditions in field prior to
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  seal of registered engineer and samples of all
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Intent Only and are Not For 
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Contractor is responsible for:
•Final design and engineering of components
 indicated, including all aspects of mounting, 
 erection, anchoring and attachment.
•Structural integrity, electrical function and
 connections to power and communications

 sources to satisfy Owner's requirements.
•Coordination with Contractor and other trades,
 including but not limited to lighting, structural,
 communications and landscaping schemes.
•Verification of conditions in field prior to

 submission of shop drawings and samples.
•Submittals for approval by ID8/RTKL prior to
 fabrication and installation, including but not
 limited to shop drawings of all graphics with 
 seal of registered engineer and samples of all
 materials, colors, applications and finishes.
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  erection, anchoring and attachment.
• Structural integrity, electrical function and
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  sources to satisfy Owner's requirements.

• Coordination with Contractor and other trades,
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• Verification of conditions in field prior to
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These drawings express Design 
Intent Only and are Not For 
Construction.

Contractor is responsible for:
•Final design and engineering of components
 indicated, including all aspects of mounting, 
 erection, anchoring and attachment.
•Structural integrity, electrical function and
 connections to power and communications

 sources to satisfy Owner's requirements.
•Coordination with Contractor and other trades,
 including but not limited to lighting, structural,
 communications and landscaping schemes.
•Verification of conditions in field prior to

 submission of shop drawings and samples.
•Submittals for approval by ID8/RTKL prior to
 fabrication and installation, including but not
 limited to shop drawings of all graphics with 
 seal of registered engineer and samples of all
 materials, colors, applications and finishes.
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Intent Only and are Not For 
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Contractor is responsible for:
•Final design and engineering of components
 indicated, including all aspects of mounting, 
 erection, anchoring and attachment.
•Structural integrity, electrical function and
 connections to power and communications

 sources to satisfy Owner's requirements.
•Coordination with Contractor and other trades,
 including but not limited to lighting, structural,
 communications and landscaping schemes.
•Verification of conditions in field prior to

 submission of shop drawings and samples.
•Submittals for approval by ID8/RTKL prior to
 fabrication and installation, including but not
 limited to shop drawings of all graphics with 
 seal of registered engineer and samples of all
 materials, colors, applications and finishes.
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Only and are Not For Construction.
Contractor is responsible for:

• Final design and engineering of components
  indicated, including all aspects of mounting, 
  erection, anchoring and attachment.
• Structural integrity, electrical function and
  connections to power and communications
  sources to satisfy Owner's requirements.

• Coordination with Contractor and other trades,
  including but not limited to lighting, structural,
  communications and landscaping schemes.
• Verification of conditions in field prior to
  submission of shop drawings and samples.

• Submittals for approval by ID8/RTKL prior to
  fabrication and installation, including but not
  limited to shop drawings of all graphics with 
  seal of registered engineer and samples of all
  materials, colors, applications and finishes.
  submission of shop drawings and samples.
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These drawings express Design 
Intent Only and are Not For 
Construction.

Contractor is responsible for:
•Final design and engineering of components
 indicated, including all aspects of mounting, 
 erection, anchoring and attachment.
•Structural integrity, electrical function and
 connections to power and communications

 sources to satisfy Owner's requirements.
•Coordination with Contractor and other trades,
 including but not limited to lighting, structural,
 communications and landscaping schemes.
•Verification of conditions in field prior to

 submission of shop drawings and samples.
•Submittals for approval by ID8/RTKL prior to
 fabrication and installation, including but not
 limited to shop drawings of all graphics with 
 seal of registered engineer and samples of all
 materials, colors, applications and finishes.
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Intent Only and are Not For 
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Contractor is responsible for:
•Final design and engineering of components
 indicated, including all aspects of mounting, 
 erection, anchoring and attachment.
•Structural integrity, electrical function and
 connections to power and communications

 sources to satisfy Owner's requirements.
•Coordination with Contractor and other trades,
 including but not limited to lighting, structural,
 communications and landscaping schemes.
•Verification of conditions in field prior to

 submission of shop drawings and samples.
•Submittals for approval by ID8/RTKL prior to
 fabrication and installation, including but not
 limited to shop drawings of all graphics with 
 seal of registered engineer and samples of all
 materials, colors, applications and finishes.
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Only and are Not For Construction.
Contractor is responsible for:

• Final design and engineering of components
  indicated, including all aspects of mounting, 
  erection, anchoring and attachment.
• Structural integrity, electrical function and
  connections to power and communications
  sources to satisfy Owner's requirements.

• Coordination with Contractor and other trades,
  including but not limited to lighting, structural,
  communications and landscaping schemes.
• Verification of conditions in field prior to
  submission of shop drawings and samples.

• Submittals for approval by ID8/RTKL prior to
  fabrication and installation, including but not
  limited to shop drawings of all graphics with 
  seal of registered engineer and samples of all
  materials, colors, applications and finishes.
  submission of shop drawings and samples.
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These drawings express Design 
Intent Only and are Not For 
Construction.

Contractor is responsible for:
•Final design and engineering of components
 indicated, including all aspects of mounting, 
 erection, anchoring and attachment.
•Structural integrity, electrical function and
 connections to power and communications

 sources to satisfy Owner's requirements.
•Coordination with Contractor and other trades,
 including but not limited to lighting, structural,
 communications and landscaping schemes.
•Verification of conditions in field prior to

 submission of shop drawings and samples.
•Submittals for approval by ID8/RTKL prior to
 fabrication and installation, including but not
 limited to shop drawings of all graphics with 
 seal of registered engineer and samples of all
 materials, colors, applications and finishes.
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Intent Only and are Not For 
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Contractor is responsible for:
•Final design and engineering of components
 indicated, including all aspects of mounting, 
 erection, anchoring and attachment.
•Structural integrity, electrical function and
 connections to power and communications

 sources to satisfy Owner's requirements.
•Coordination with Contractor and other trades,
 including but not limited to lighting, structural,
 communications and landscaping schemes.
•Verification of conditions in field prior to

 submission of shop drawings and samples.
•Submittals for approval by ID8/RTKL prior to
 fabrication and installation, including but not
 limited to shop drawings of all graphics with 
 seal of registered engineer and samples of all
 materials, colors, applications and finishes.
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Only and are Not For Construction.
Contractor is responsible for:

• Final design and engineering of components
  indicated, including all aspects of mounting, 
  erection, anchoring and attachment.
• Structural integrity, electrical function and
  connections to power and communications
  sources to satisfy Owner's requirements.

• Coordination with Contractor and other trades,
  including but not limited to lighting, structural,
  communications and landscaping schemes.
• Verification of conditions in field prior to
  submission of shop drawings and samples.

• Submittals for approval by ID8/RTKL prior to
  fabrication and installation, including but not
  limited to shop drawings of all graphics with 
  seal of registered engineer and samples of all
  materials, colors, applications and finishes.
  submission of shop drawings and samples.
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These drawings express Design 
Intent Only and are Not For 
Construction.

Contractor is responsible for:
•Final design and engineering of components
 indicated, including all aspects of mounting, 
 erection, anchoring and attachment.
•Structural integrity, electrical function and
 connections to power and communications

 sources to satisfy Owner's requirements.
•Coordination with Contractor and other trades,
 including but not limited to lighting, structural,
 communications and landscaping schemes.
•Verification of conditions in field prior to

 submission of shop drawings and samples.
•Submittals for approval by ID8/RTKL prior to
 fabrication and installation, including but not
 limited to shop drawings of all graphics with 
 seal of registered engineer and samples of all
 materials, colors, applications and finishes.
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Intent Only and are Not For 
Construction.

Contractor is responsible for:
•Final design and engineering of components
 indicated, including all aspects of mounting, 
 erection, anchoring and attachment.
•Structural integrity, electrical function and
 connections to power and communications

 sources to satisfy Owner's requirements.
•Coordination with Contractor and other trades,
 including but not limited to lighting, structural,
 communications and landscaping schemes.
•Verification of conditions in field prior to

 submission of shop drawings and samples.
•Submittals for approval by ID8/RTKL prior to
 fabrication and installation, including but not
 limited to shop drawings of all graphics with 
 seal of registered engineer and samples of all
 materials, colors, applications and finishes.
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These drawings express Design Intent 
Only and are Not For Construction.
Contractor is responsible for:

• Final design and engineering of components
  indicated, including all aspects of mounting, 
  erection, anchoring and attachment.
• Structural integrity, electrical function and
  connections to power and communications
  sources to satisfy Owner's requirements.

• Coordination with Contractor and other trades,
  including but not limited to lighting, structural,
  communications and landscaping schemes.
• Verification of conditions in field prior to
  submission of shop drawings and samples.

• Submittals for approval by ID8/RTKL prior to
  fabrication and installation, including but not
  limited to shop drawings of all graphics with 
  seal of registered engineer and samples of all
  materials, colors, applications and finishes.
  submission of shop drawings and samples.
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These drawings express Design 
Intent Only and are Not For 
Construction.

Contractor is responsible for:
•Final design and engineering of components
 indicated, including all aspects of mounting, 
 erection, anchoring and attachment.
•Structural integrity, electrical function and
 connections to power and communications

 sources to satisfy Owner's requirements.
•Coordination with Contractor and other trades,
 including but not limited to lighting, structural,
 communications and landscaping schemes.
•Verification of conditions in field prior to

 submission of shop drawings and samples.
•Submittals for approval by ID8/RTKL prior to
 fabrication and installation, including but not
 limited to shop drawings of all graphics with 
 seal of registered engineer and samples of all
 materials, colors, applications and finishes.
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These drawings express Design 
Intent Only and are Not For 
Construction.

Contractor is responsible for:
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•Structural integrity, electrical function and
 connections to power and communications

 sources to satisfy Owner's requirements.
•Coordination with Contractor and other trades,
 including but not limited to lighting, structural,
 communications and landscaping schemes.
•Verification of conditions in field prior to

 submission of shop drawings and samples.
•Submittals for approval by ID8/RTKL prior to
 fabrication and installation, including but not
 limited to shop drawings of all graphics with 
 seal of registered engineer and samples of all
 materials, colors, applications and finishes.
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 indicated, including all aspects of mounting, 
 erection, anchoring and attachment.
•Structural integrity, electrical function and
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 sources to satisfy Owner's requirements.
•Coordination with Contractor and other trades,
 including but not limited to lighting, structural,
 communications and landscaping schemes.
•Verification of conditions in field prior to

 submission of shop drawings and samples.
•Submittals for approval by ID8/RTKL prior to
 fabrication and installation, including but not
 limited to shop drawings of all graphics with 
 seal of registered engineer and samples of all
 materials, colors, applications and finishes.
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•Final design and engineering of components
 indicated, including all aspects of mounting, 
 erection, anchoring and attachment.
•Structural integrity, electrical function and
 connections to power and communications

 sources to satisfy Owner's requirements.
•Coordination with Contractor and other trades,
 including but not limited to lighting, structural,
 communications and landscaping schemes.
•Verification of conditions in field prior to

 submission of shop drawings and samples.
•Submittals for approval by ID8/RTKL prior to
 fabrication and installation, including but not
 limited to shop drawings of all graphics with 
 seal of registered engineer and samples of all
 materials, colors, applications and finishes.
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•Final design and engineering of components
 indicated, including all aspects of mounting, 
 erection, anchoring and attachment.
•Structural integrity, electrical function and
 connections to power and communications

 sources to satisfy Owner's requirements.
•Coordination with Contractor and other trades,
 including but not limited to lighting, structural,
 communications and landscaping schemes.
•Verification of conditions in field prior to

 submission of shop drawings and samples.
•Submittals for approval by ID8/RTKL prior to
 fabrication and installation, including but not
 limited to shop drawings of all graphics with 
 seal of registered engineer and samples of all
 materials, colors, applications and finishes.

NOT FOR
CONSTRUCTION

90
1 

SO
U

T
H

 B
O

N
D

 S
T

.
BA

LT
IM

O
R

E,
 M

D
 2

12
31

41
0.

53
7.

60
00

 P
H

O
N

E
41

0.
53

7.
62

98
 

FA
X

5

EX
IS

T
IN

G
 

W
AY

FI
N

D
IN

G
 

LO
C

A
T

IO
N

 P
LA

N

A
pr

il 
14

, 2
00

6

SH
EE

T
 N

O
.

SH
EE

T
 T

IT
LE

R
EV

IS
IO

N
S

IS
SU

E 
D

AT
E

PR
O

JE
C

T
 N

O
:  0

0-
05

03
7.

11

02
/2

2/
99

02
/2

2/
99

02
/2

2/
99

02
/2

2/
99

02
/2

2/
99

©
20

03
 I

D
8 

• 
R

T
K

L
 A

ss
o

ci
at

es
 I

n
c.

N
O

.D
A

TE
I

T
EM

6 5 4 3 2  

These drawings express Design 
Intent Only and are Not For 
Construction.

Contractor is responsible for:
•Final design and engineering of components
 indicated, including all aspects of mounting, 
 erection, anchoring and attachment.
•Structural integrity, electrical function and
 connections to power and communications

 sources to satisfy Owner's requirements.
•Coordination with Contractor and other trades,
 including but not limited to lighting, structural,
 communications and landscaping schemes.
•Verification of conditions in field prior to

 submission of shop drawings and samples.
•Submittals for approval by ID8/RTKL prior to
 fabrication and installation, including but not
 limited to shop drawings of all graphics with 
 seal of registered engineer and samples of all
 materials, colors, applications and finishes.

NOT FOR
CONSTRUCTION

90
1 

SO
U

T
H

 B
O

N
D

 S
T

.
BA

LT
IM

O
R

E,
 M

D
 2

12
31

41
0.

53
7.

60
00

 P
H

O
N

E
41

0.
53

7.
62

98
 

FA
X

5

These drawings express Design Intent 
Only and are Not For Construction.
Contractor is responsible for:

• Final design and engineering of components
  indicated, including all aspects of mounting, 
  erection, anchoring and attachment.
• Structural integrity, electrical function and
  connections to power and communications
  sources to satisfy Owner's requirements.

• Coordination with Contractor and other trades,
  including but not limited to lighting, structural,
  communications and landscaping schemes.
• Verification of conditions in field prior to
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• Final design and engineering of components
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  erection, anchoring and attachment.
• Structural integrity, electrical function and
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  sources to satisfy Owner's requirements.

• Coordination with Contractor and other trades,
  including but not limited to lighting, structural,
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• Verification of conditions in field prior to
  submission of shop drawings and samples.

• Submittals for approval by ID8/RTKL prior to
  fabrication and installation, including but not
  limited to shop drawings of all graphics with 
  seal of registered engineer and samples of all
  materials, colors, applications and finishes.
  submission of shop drawings and samples.
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Contractor is responsible for:

• Final design and engineering of components
  indicated, including all aspects of mounting, 
  erection, anchoring and attachment.
• Structural integrity, electrical function and
  connections to power and communications
  sources to satisfy Owner's requirements.

• Coordination with Contractor and other trades,
  including but not limited to lighting, structural,
  communications and landscaping schemes.
• Verification of conditions in field prior to
  submission of shop drawings and samples.

• Submittals for approval by ID8/RTKL prior to
  fabrication and installation, including but not
  limited to shop drawings of all graphics with 
  seal of registered engineer and samples of all
  materials, colors, applications and finishes.
  submission of shop drawings and samples.
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These drawings express Design Intent 
Only and are Not For Construction.
Contractor is responsible for:

• Final design and engineering of components
  indicated, including all aspects of mounting, 
  erection, anchoring and attachment.
• Structural integrity, electrical function and
  connections to power and communications
  sources to satisfy Owner's requirements.

• Coordination with Contractor and other trades,
  including but not limited to lighting, structural,
  communications and landscaping schemes.
• Verification of conditions in field prior to
  submission of shop drawings and samples.

• Submittals for approval by ID8/RTKL prior to
  fabrication and installation, including but not
  limited to shop drawings of all graphics with 
  seal of registered engineer and samples of all
  materials, colors, applications and finishes.
  submission of shop drawings and samples.
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Only and are Not For Construction.
Contractor is responsible for:

• Final design and engineering of components
  indicated, including all aspects of mounting, 
  erection, anchoring and attachment.
• Structural integrity, electrical function and
  connections to power and communications
  sources to satisfy Owner's requirements.

• Coordination with Contractor and other trades,
  including but not limited to lighting, structural,
  communications and landscaping schemes.
• Verification of conditions in field prior to
  submission of shop drawings and samples.

• Submittals for approval by ID8/RTKL prior to
  fabrication and installation, including but not
  limited to shop drawings of all graphics with 
  seal of registered engineer and samples of all
  materials, colors, applications and finishes.
  submission of shop drawings and samples.
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  sources to satisfy Owner's requirements.

• Coordination with Contractor and other trades,
  including but not limited to lighting, structural,
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• Verification of conditions in field prior to
  submission of shop drawings and samples.

• Submittals for approval by ID8/RTKL prior to
  fabrication and installation, including but not
  limited to shop drawings of all graphics with 
  seal of registered engineer and samples of all
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• Verification of conditions in field prior to
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• Submittals for approval by ID8/RTKL prior to
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TYSONS CORNER CENTER 

COMPREHENSIVE SIGN PLAN AMENDMENT STATEMENT OF JUSTIFICATION 
CSPA 2004-PR-044-2 

 

February 1, 2013 

Revised May 10, 2013 

Revised July 18, 2013 

 

 

I.   INTRODUCTION 

 

MACW Property Management LLC (the “Applicant”) seeks to amend the Comprehensive Sign 

Plan Amendment (“CSPA”) currently approved for Fairfax County’s premier ‘super regional’ 

shopping center, Tysons Corner Center.  The application property covers approximately 78 acres 

and is generally located south of Chain Bridge Road, west of I-495, north of Leesburg Pike and 

east of International Drive. It is identified on the Fairfax County Tax Map as 29-4 ((1)) 35A and 

35C and 39-2 ((1)) 2, 4 and 5 (the “Property”).   

 

The Property includes over 300 specialty and department stores, offices, a variety of restaurants, 

a 16 screen movie theatre and associated parking facilities.  The 2.4 million square foot center 

attracts over 22 million visitors annually; a number which is expected to rise with the planned 

increase in retail floor space, the addition of residential, office and hotel buildings and the arrival 

of Metrorail to Tysons Corner in 2013.  

 

The Applicant seeks revisions to the Property’s approved CSPA to provide improved direction to 

existing and planned uses, tenants and parking while updating the quality and clarity of the 

Property’s signage.  In addition, the Applicant seeks to enhance signage around the Property with 

new technology, providing real-time data to allow for improved information dissemination to 

visitors.  

 

II. BACKGROUND 

 

In January, 2007, the Board of Supervisors approved RZ 2004-PR-044 (the “Rezoning”), which 

permitted the phased redevelopment of portions of the Property with additional retail, residential, 

office and hotel uses. CSP 2004-PR-044 was subsequently approved by the Planning 

Commission incorporating a Wayfinding Signage package and a Building-Mounted and Garage-

Mounted Signage package.  These signage packages had previously been approved for the 

Property with SPA 89-P-034.  Approval of the CSP also permitted the replacement of two 

entrance marquee signs at the shopping center entrances on Chain Bridge Road and Leesburg 

Pike.  

 

In April 2012, the Planning Commission amended CSP 2004-PR-044  with CSPA 2004-PR-044, 

to update the approved Wayfinding Signage and Building-Mounted and Garage-Mounted 

Signage packages and provide building-mounted signs for the Phase 1 office building approved 

with the Rezoning.   

APPENDIX 3



 

 

 

Phase 1 also includes residential and hotel towers, which together with the office tower, will be 

connected to Tysons Corner Center by a central plaza (the “Phase 1 Plaza”).  Phase 1 is located 

on the northern edge of the Property, adjacent to Chain Bridge Road (Route 123) and the Tysons 

Corner Metrorail Station.  

 

III. COMPREHENSIVE SIGN PLAN AMENDMENT PROPOSAL  

 

The purpose of this CSPA is to: 

1. Allow important revisions to the existing Wayfinding Signage and Office Tower Signage 

packages, 

2. Clean-up of the Building-Mounted signage and  

3. Seek approval of a sign package for the Phase 1 residential tower (the “Residential Tower 

Signage package”). 

 

As discussed above, the CSPA for the Property currently includes a Building-Mounted and 

Garage-Mounted Signage package.  The Applicant has modified this sign package to update 

these documents to include signs that were installed since the 2012 approval, to identify signs 

that will be removed due to the construction of Phase 1 and to include parking garage 

identification signage in the Wayfinding and Parking Terrace Signage Package (“Wayfinding 

Package”). 

 

This CSPA application does not include building-mounted signage for the hotel tower planned 

within the Phase 1 redevelopment.  Instead, the Applicant intends to utilize signage permitted for 

hotel uses under Article 12 of the Zoning Ordinance.  

 

A. Tysons Corner Center (including Phase 1) Wayfinding and Parking Terrace 

Signage Package   

 

Several changes are proposed to the Wayfinding Package, as summarized below: 

 

1. Update of the overall design of wayfinding signage.  The proposed sign package 

provides a comprehensive approach to wayfinding through an update to the 

Property’s wayfinding signage.  The sign content and appearance have been 

updated and enhanced to better assist visitors navigating the Property.  The 

package includes important improvements to the content and clarity of the 

Property’s signage, better serving pedestrians, bicyclists and drivers.  Further, the 

proposed signage provides better direction from and to the new uses planned for 

the Property and for the additional pedestrians anticipated following the opening 

of the Tysons Corner Metrorail station.  Finally, the proposed Wayfinding 

Package includes attractive and contemporary signage that provides signage 

appropriate for a site with a variety of uses.   

 

2. Addition of parking signage.  The Wayfinding Package proposes essential signage 

for the Property’s existing and future parking facilities.  It includes important 

information about the various parking facilities serving particular buildings or 



 

 

anchor tenants.  Identification of the major anchors is critical, since the larger 

tenants attract a significant number of visitors, but also because shoppers will 

typically use an anchor as a gateway or landmark at Tysons Corner Center.  

 

Signage will be used to better identify each parking facility on the Property.  This 

will assist visitors in locating a parking facility proximate to their destination and 

clearly show the location of the parking entrances.  The parking structure signage 

will help reduce the number of drivers searching for a parking lot, thereby 

assisting in the reduction of vehicle movements.  

 

The Wayfinding Package has also been revised to include signs previously 

included in the Building-Mounted and Garage-Mounted Signage package.  The 

Wayfinding Package now includes all garage identification signs.  The Building-

Mounted and Garage-Mounted Signage package continues to include tenant signs 

mounted on parking garages. 

 

3. New Parking Management System.  Tysons Corner Center is preparing to take a 

significant step in enhancing the parking management system on the Property.  At 

significant expense and coordination, the Applicant is planning to install an 

extensive parking management system that will calculate the number of spaces 

available within each parking deck and convey this information to visitors via 

proposed signage.  The sign plan will provide for the display of real-time numbers 

of available parking spaces within each parking facility.  Drivers will, therefore, 

be able to see what parking facilities have availability and be directed to that 

facility by signs located throughout the Property.  This type of signage will also 

assist in a reduction of vehicle movements generated by visitors searching for 

available parking spaces.  

 

4. Provide direction to the Phase 1 uses.  Additional signage is required for the 

Phase 1 office, residential and hotel towers, the plaza that will connect them and 

the future Tysons Corner Metro Station.  The previously approved CSPA included 

Phase 1 signage; however, the Applicant is proposing an updated sign plan to 

ensure compatibility with the new signage proposed throughout the Property.  

 

5. Updating of the Property’s entrance signage.  The Applicant proposes 

modifications to the marquee signs approved in the original CSP.  The marquee 

signs have been updated with a more contemporary design, consistent with other 

signage proposed in the CSPA.  The contemporary appearance of these marquee 

signs will provide for more attractive entries to the Property than the existing 

signs or those currently approved by the CSPA.   This redesign has resulted in an 

overall reduction in the size of the marquee signs from those currently approved 

for the Property.  Importantly, the digital component proposed on these signs will 

allow the Applicant to provide real-time information to visitors as needed.   

 

6. Introduction of digital signage as an option. The ability to provide changing 

content on a limited number of signs will provide improved wayfinding signage 



 

 

when large events and community programs are taking place on the Property.  It 

is not uncommon for Tysons Corner Center to host major events that draw people 

to the Property who may not already be familiar with the site.  In keeping with 

Tysons Corner Center’s history of keeping the shopping center current and 

forward-thinking, Macerich seeks to allow for digital messaging, which will allow 

changeable displays to accommodate important property messages.  The 

Applicant does not propose flashing or scrolling messages.  

 

In addition to providing parking count information to drivers, the changeable 

electronic displays on these signs will allow quick updates to be made to the signs 

in order to alert visitors of events  that may draw large crowds.  This signage 

would also provide an opportunity for the Applicant to alert visitors if there are 

traffic back-ups around the property (an accident on the Beltway, for example-if 

permitted by VDOT) or could be used to promote and encourage participation in 

an event (Bike to Work Day).  These changeable displays are possible given 

recent technological advances in signage technology, and the Applicant views 

these as an exciting (and informative) modern technology that will be an 

important asset on the Property. 

 

The Applicant is seeking relatively minor changes in the type, location and number of additional 

signs.  The additional number of wayfinding signs requested is necessary to provide a currently 

unmet need for appropriate parking and direction related signs for the Phase 1 redevelopment.  

 

 

B. Tysons Corner Center Building-Mounted and Garage-Mounted Signage  

 

The County previously approved the Building-Mounted and Garage-Mounted Signage for the 

Property in April 2012.  The Applicant proposes minor modifications to this package to reflect 

changes in the shopping center signage since the past approval.  These changes include the 

addition of signs for the newly opened La Pain Quotidian restaurant as well as removal of signs 

for Neisha Thai and Modern Nails, two uses that recently closed with the construction of Phase 

1.  As discussed above, the Building-Mounted and Garage-Mounted Signage package has also 

been revised to remove garage identification signage, which is now more appropriately included 

in the Wayfinding Package. 

 

One additional minor change is the inclusion of up to five temporary pedestrian-oriented signs 

near the Tysons Corner Metro Station and the interim entrance to the shopping center.  These 

temporary signs are proposed to be in place between the time of the opening of the Metro Station 

and the subsequent opening of the Phase 1 elevated bridge and Phase 1 Plaza.  These small signs 

will provide important information to Metro riders arriving at the Center to ensure they can 

easily find and access the shopping center. 

 

 



 

 

C. Tysons Corner Center Office Tower Signage  

 

Signage for the office tower planned within the Phase 1 redevelopment was also approved by the 

Planning Commission in April, 2012.  The Office Tower Signage package provides building 

identification and restaurant tenant signage.  Only a few minor changes are proposed to the 

Office Tower Signage package with this CSPA application.   

 

The Applicant seeks an option to relocate Sign 6 shown on page 6 of the Office Tower Signage 

package in either location indicated in the CSPA (the building façade or the parking garage 

located immediately below).  This option to shift the location of the retail sign is proposed to 

meet retail tenant needs.  In addition, the Applicant seeks to shift Sign 8 lower on the office 

tower and requests flexibility in the location of Sign 7 to accommodate the needs of future 

tenants.  

 

D. Tysons Corner Residential Tower Signage 

 

The Residential Tower Signage package includes signs to serve the 30-story building’s 

residential and plaza level retail spaces.  The residential tower will be visible from Chain Bridge 

Road, is accessed from Tysons One Place and will also be visible from the Capital Beltway.  

Given its location, height and prominence, the residential tower will be both a gateway building 

into Tysons Corner and a landmark structure in the Tysons skyline.  

 

The Residential Tower Signage package proposes one building identification sign at plaza level 

and two larger building identification signs at roof level.  The roof level building identification 

signage, which is typical among office and hotel buildings in Tysons, will allow the branding of 

the residential tower and reflect its position as a landmark building.  

 

Retail signage included in the Residential Tower Signage package will provide for the 

identification of the plaza level retail spaces, which are accessed from the elevated plaza or 

Tysons One Place.  Similar to the Phase 1 office tower discussed above, this retail space is 

elevated above a parking facility and the surrounding street and sidewalk networks and not easily 

visible to pedestrians, cyclists or drivers.  As depicted on page 6 of the Residential Tower 

Signage package, the proposed retail signage will provide awareness of the retail spaces from 

Chain Bridge Road and Tysons One Place.  

 

The Residential Tower Signage package will also provide an important sign for a restaurant 

tenant within the Phase 1 office building.  The Applicant seeks to allow a restaurant tenant sign 

on the wall of the west side of the parking garage serving the residential tower (Sign B as 

depicted on page 5 of the signage package).  The proposed sign will face the intersection of 

Chain Bridge Road and the Property entrance to direct visitors toward the access to the 

restaurant.  Given the elevated nature of the building, this is the only direct access to the 

restaurant, and it is essential that signage is clearly visible in this location to avoid confusion.  

The sign will allow visitors traveling from Chain Bridge Road to turn into the Property to access 

the restaurant from Tysons One Place or the elevated plaza. 

 

 



 

 

IV. CONFORMANCE WITH THE COMPREHENSIVE PLAN 

 

The Property is located in Subarea 2:  Northeast International/Route 7 area of the Tysons Central 

123 District.  The Property’s planned, phased redevelopment reflects the ‘Redevelopment 

Option’ provided in the Comprehensive Plan.  The Plan does not provide detail with respect to 

signage; however, with the urbanization of Tysons Corner, the Applicant anticipates that 

additional signage will be needed and provided through the Tysons area. 

 

V. SUMMARY  

 

This CSPA proposes several important revisions to the signage currently approved for the 

Property.  The application will provide improved direction to existing and proposed uses within 

the Property while updating the quality and clarity of the signage and allowing the introduction 

of a variety of digital signage options.   

 

In addition to updating the approved CSPA, this application also includes a Residential Tower 

Signage package, providing important identification of the building and direction to its retail 

tenant spaces.  

 

The enclosed CSPA has been carefully designed to include coordinated, necessary and 

appropriate signage for the Property and its variety of uses.  The Applicant respectfully requests 

favorable consideration by Staff and the Planning Commission.  

 

 
 

Hillary Katherine Zahm, AICP 

Senior Development Manager, Macerich 

 

 

 



 
ARTICLE 12 

SIGNS 
 
 

PART 1 12-100 GENERAL PROVISIONS  
 
12-101 Purpose and Intent  
 

The purpose of this Article is to regulate all exterior signs and interior signs placed 
for exterior observance so as to protect property values, to protect the character of 
the various communities in the County, to facilitate the creation of a convenient, 
attractive and harmonious community, to protect against danger in travel and 
transportation, to improve and protect the public health, safety, convenience and 
general welfare, and to further the stated purpose and intent of this Ordinance.  
Any sign erected on a lot or building for the purpose of identification or for 
advertising a use conducted therein or thereon shall be an accessory use to the 
principal use.  
 
It is further intended that all signs within a given development be coordinated with 
the architecture of the principal use in such a manner that the overall appearance is 
harmonious in color, form and proportion, and that the signs shall be structurally 
sound so as to ensure the safety of the general public.  

 
 
PART 2 12-200 SIGN REGULATIONS BY USE AND DISTRICT  
 
12-204 Commercial and Industrial Uses in Sign Control Overlay Districts  
 

The following regulations shall supplement the provisions set forth in Sections 203 
and 207, and shall apply to all uses located on commercially and industrially zoned 
land within those areas designated on the Official Zoning Map as a Sign Control 
Overlay District, which district is established by the provisions of Part 5 of Article 7.  
 
1. Building-mounted signs shall be limited to the sign area as specified in Sections 

203 and 207.  
 
2. An individual enterprise with frontage on a primary highway or major thoroughfare 

which is not located within or on the same lot with a shopping center shall be 
permitted one (1) freestanding sign. Such sign shall be limited to a maximum sign 
area of forty (40) square feet.  

 
3. Shopping centers shall be permitted freestanding signs in accordance with the 

provisions of Par. 10 of Sect. 203 above. Such signs shall be limited to a 
maximum sign area of forty (40) square feet.  

 
4. Office parks shall be permitted freestanding signs in accordance with the 

provisions of Par. 13 of Sect. 203 above.  
 
5. Industrial parks shall be permitted freestanding signs in accordance with the 

provisions of Par. 12 of Sect. 207 below.  
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6. Hospitals shall be permitted signs in accordance with the provisions of Par. 14 of 
Sect. 203 above.  

 
 
12-210 Uses in P Districts  
 

The provisions set forth in the preceding Sections shall be applicable to signs 
accessory to uses in P districts. However, in keeping with the intent to allow flexibility 
in the design of planned developments, the following options may be applicable to 
signs in the P districts:  
 
1. As an alternative, signs may be permitted in a P district in accordance with a 

comprehensive plan of signage subject to the approval of the Planning 
Commission following a public hearing conducted in accordance with the 
provisions of Sect. 18-109. The comprehensive plan of signage shall show the 
location, size, height and extent of all proposed signs within the P district or 
section thereof, as well as the nature of the information to be displayed on the 
signs.  

 
2. In addition, within a PRC District or the Tysons Corner Urban Center as 

designated in the adopted comprehensive plan, a plan for off-site directional signs 
which identify destinations or locations within the district or center such as 
commercial centers, residential areas, public uses or community facilities may be 
approved by the Planning Commission following a public hearing conducted in 
accordance with Sect. 18-109; provided, however, that written notice to property 
owners and adjacent property owners shall not be required. The plan for off-site 
signs shall show the location, size, height and extent of all signs encompassed 
within the plan as well as the nature of the information to be displayed on each 
sign. All such signs shall be located within the PRC District or the Tysons Corner 
Urban Center, as applicable.  

 
3. Any application submitted pursuant to Par. 1 or 2 above may be made by any 

property owner, owner of an easement, lessee, contract purchaser or their agent 
or within the Tysons Corner Urban Center, an application pursuant to Par. 2 
above may be made by a public agency or County recognized redevelopment 
organization or authority. Such application shall be accompanied by a statement 
setting forth the names of the record owners of the properties upon which such 
signs are proposed to be located and a fee as set forth in Sect. 18-106. In the 
event an application pursuant to Par. 2 above is made within the Tysons Corner 
Urban Center to include property not zoned PTC, such directional signs shall not 
impact the amount or size of signage otherwise permitted on such property. When 
such application requests permission to erect a sign on property owned by 
someone other than the applicant, then such application shall be accompanied by 
a written statement signed by the record owners of such properties which 
indicates their endorsement of the application.  

 
4. The above-cited signage options shall be in accordance with the standards for all 

planned developments as set forth in Part 1 of Article 16. All proposed signs shall 
be in scale and harmonious with the development and shall be so located and 
sized as to ensure convenience to the visitor, user or occupant of the 
development while not adding to street clutter or otherwise detracting from the 
planned unit nature of the development and the purposes of architectural and 
urban design elements.  



PART 5 7-500 SIGN CONTROL OVERLAY DISTRICT  
 
7-501 Purpose and Intent  
 

Sign Control Overlay Districts are established in furtherance of Sect. 12-101 by 
restricting 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 
and where the speed of traffic does not warrant the freestanding signs otherwise 
permitted by the provisions of Article 12.  
 
This district shall be in addition to and shall overlay all other zoning districts where it 
is applied, so that any parcel of land lying in such an overlay district shall lie in one 
or more of the other zoning districts provided for by this Ordinance. The effect is to 
create a new district which has the characteristics and limitations of the underlying 
district, together with the characteristics and limitations of the overlying district.  

 
 
PART 6 7-600 HIGHWAY CORRIDOR OVERLAY DISTRICT  
 
7-601 Purpose and Intent  

 
In furtherance of the purposes set forth in Sections 15.2-2200, 15.2-2283, 15.2-2284 

and 15.2-1200 of Va. Code Ann. and, in general, to protect and promote the health, 

safety and general welfare of the public by the prevention or reduction of traffic 

congestion and/or danger in the public and private streets, a limitation is placed on 

certain automobile oriented, fast service, or quick turn-over uses by the imposition of 

the Highway Corridor Overlay District…. 
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APPENDIX 6 

SOUTH TYSONS CENTRAL 123 SUBDISTRICT 

The South Tysons Central 123 Subdistrict is comprised of about 130 acres and is 

bounded by Chain Bridge Road on the north, the Capital Beltway/Interstate 495 (I-495) 

on the east and Leesburg Pike on the southwest. The subdistrict contains five subareas: 

Tysons Corner Center, Northeast International/Leesburg Pike, Towers Crescent North, 

Tower Crescent South and Watson Street subareas.  

 

Existing development is predominantly retail and office use, including Tysons 

Corner Center, the region's first super-regional mall which draws millions of shoppers 

from the metropolitan area and beyond. The subdistrict also contains a hotel and Tycon 

Tower, currently the largest office building in Tysons Corner. The vision for this 

subdistrict is to transform it into a significantly more intense mixed use area on the 

south side of the Tysons Central 123 Metro station. 

 

Subarea 1: Tysons Corner Center 
 
Tysons Corner Center is comprised of about 77 acres, bounded by International Drive 

on the west, Chain Bridge Road on the north, I-495 on the east, Tower Crescent on the 

southeast and Leesburg Pike on the south. Existing development is the Tysons Corner 

Center regional mall which contains approximately 2.5 million square feet of 

development and has an intensity of 0.74 FAR. 

 

Base Plan 

 

Prior to Metrorail, this subarea was planned for retail, office, hotel uses up to 0.80 

FAR, with regional retail being the predominant use. 

 

Planned and Approved Development 

 

With the funding of Metrorail, the area is planned and approved for transit-related 

mixed use development with approximately 6,000,000 square feet. Planned and 

approved land uses include office, hotel, and residential development. The existing mall 

is to be retained and reconfigured. The approved office, hotel, residential buildings, 

ground level retail, and service uses are to be provided. With the addition of a 

conference or convention center, a density bonus may be considered. 

 

The vision of this intensification is to create urban spaces that people can walk 

through easily, as well as to and from the adjacent Metrorail station and surrounding 

areas. The area is planned for many urban design amenities including extensive 

streetscape features, plazas, a mini dog park, “Sky Terrace” rooftop recreation and 



leisure amenity, one-acre Common Green, and a multi-use pavilion. Many of the open 

spaces will be large enough for open-air activities such as fashion shows, seasonal 

markets, and musical performances by small groups. Abundant seating and public art 

will make the space appealing and attractive.  

 

While the mall and other existing development do not readily accommodate a 

grid of streets, efforts should be made to provide a connected network of streets and to 

provide new pedestrian and bicycle connections where streets are not possible. In 

addition, redevelopment or reconfiguration of the mall should seek, where possible, to 

reduce views of parking garages, wrapping such structures with other uses and/or 

providing attractive façade treatments and screening. 

 

Redevelopment Option 

 

Development above the approved level of 6,000,000 square feet may occur if it is 

consistent with the guidance on intensity and land use mix in the Areawide Land Use  

Recommendations, and if it meets the following conditions: 

 

 Changes to the mix of uses will need to address traffic impacts during peak 

periods, such as converting approved office to residential or hotel use.  

 

 If additional residential uses are provided, they should include recreational 

facilities and other amenities for the residents, as well as affordable/workforce 

housing as indicated in 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 necessary improvements, the phasing of these improvements with 

new development, and appropriate measures to mitigate other impacts. Also, 

commitments should be provided for needed improvements and for the mitigation 

of impacts identified in the public facility, transportation and infrastructure 

analyses, as well as improvements and mitigation measures identified in the 

Areawide Recommendations.  

 

 Publicly accessible open space and urban design amenities should be provided 

consistent with the Areawide Urban Design Recommendations and the urban 

park and open space standards in the Areawide Environmental Stewardship 

Recommendations.  

 



 The approved development made significant commitments to improve pedestrian 

and vehicular accessibility within the subarea and between the subarea and 

adjacent areas. With consideration of additional intensification, however, a grid of 

streets may be necessary. Intensification will depend on the degree to which 

access and circulation improvements are provided consistent with guidance in 

the Areawide Urban Design and Transportation Recommendations.  

 

 Existing and approved building heights range from 65 feet for Tysons Corner 

Center to high-rise buildings approved at about 350 feet near the Metro station. 

Changes in approved building heights should continue to focus the tallest 

buildings within one-eighth mile of the Metro station; height in this area could be 

up to 400 feet.  Building heights generally beyond one-eighth mile from the Metro 

station should be between 175 and 225 feet. 

 

 On the east side of the mall, buildings facing across I-495 to the Regency or 

Encore multifamily developments should be oriented so that the longest 

dimensions of the buildings are not parallel to I-495. A variety of building heights 

should be provided. Changes in approved building heights should be consistent 

with the above guidance as well as with the Areawide Urban Design 

Recommendations.  

 

 Potential circulator routes, as described in the Areawide Transportation 

Recommendations, extend through or abut portions of this subarea.  

Redevelopment proposals along the circulator routes should provide rights-of-

way or otherwise accommodate these circulators and should make appropriate 

contributions toward their construction cost. See the discussion of Intensity 

section in the Areawide Land Use Recommendations. 
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