
APPLICATION ACCEPTED (RZ 2011-PR-005) March 17,2011
APPLICATION AMENDED (RZ 2011-PR-005) April 12,2012:

APPL|CATION ACCEPTED (FDP 2011-PR-005): February 20,2013
APPLICATION ACCEPTED (SEA): June 11,2013

APPLICATION AMENDED (SEA): September 9, 2013
PLANNING COMMISSION: October 16, 2013

BOARD OF SUPERVISORS: October 29,2013
@ 3:30 pm

County of Fairfax, Virginia

APPLICANT:

EXISTING ZONING:

PROPOSED ZONING:

PARCEL(S):

ACREAGE:

FAR/DENSITY:

PLAN MAP:

October 2,2013

STAFF REPORT

RZFDP 2011-PR-005 and SEA 2008-MD-036

RZ 201 1-PR-005:
FDP 2011-PR-005:
sEA 2008-MD-036:

RZ 2011-PR-005:

FDP 2011-PR-005:
sEA 2008-MD-036:

RZ/FDP 201 1-PR-005:

PROVIDENCE DISTRICT

NVCommercial Incorporated & Clyde's Real Estate
Group, lnc.

c-8, HC, SC

PTC and HC, SC

RZ 2011-PR-005
29-3 ((1)) 65, 71, 71A (pt.), 72, 73, 75, 76 and 78A
FDP 2011-PR-005:
2e-s ((1)) 73 (pt.), 75 (pt.) and 76 (pt.)
sEA 2008-MD-036
29-3 ((1)) 71A pt. and portions of Route 7 ROW

5.79 acres
42,213 SF (.97 acres)
2.54 acres

7.17-8.05 FAR (max. 1,50e
dwelling units)
9.74 FAR (max.414 dwelling units)
0.72 FAR

Transit Station Mixed Use

Excellence * Innovation * Stewardship
Integrity * Teamwork* Public Service

Department of Planning and Zoning
12055 Government Center Parkway, Suite 801

Fairfax, Virginia 2203 5-5 509
Phone 703 324-1290
FAX 703 324-3924

w w w. fairfaxco unty. go vldp z/

pt?rtYrtit otpLAltlil]tG
&zoiltNG



PROPOSAL:

RZ 2011-PR-005: To rezone eight parcels from the C-8, HC and SC to the Planned
Tysons Corner Urban District (PTC District), HC and SC to permit a mixed-use
development of six buildings, including multi-fami[ residential, office and hotel buildings
ranging up to 400 feet in height, with retail, service or related uses on the ground floor.

FDP 2011-PR-005: Final Development Plan (FDP) for one residential building with a
height between 325 feet and 400 feet on a 0.97 acre portion of RZ 2011-PR-005.

SEA 2008-MD-036: To adjust land area in order to remove land area from the
approved Special Exception for the Greensboro Metro Station.

STAFF RECOMMENDATIONS:

Staff recommends approval of RZFDP 2011-PR-005, subject to the execution of
proffers consistent with those contained in Appendix 1 and development conditions in
Appendix 2.

Staff recommends approval of SEA 2008-MD-036, subject to development conditions
consistent with those contained in Appendix 3.

Staff recommends approval of the following modifications and waivers for RZ 2011-PR-
005:

. Modification of Par.2 of Sect. 17-201 of the Zoning Ordinance to permit the
construction of the sidewalks and on-road bike lane system shown on the CDP.

. Waiver of Sect. 2-505 to permit structures and vegetation on a corner lot as
shown on the CDP and FDP.

. Waiver of Par. 1 of Sect. 6-506 to permit of minimum district size of less than ten
(10) acres for a PTC zoned parcel.

o Waiver to allow the use of underground stormwater management and best
management practices in a residential development (1 682-WSWD-001 -1 ),
subject to the conditions dated August 13,2013, contained in Attachment A of
Appendix 11 of the staff report.

. Waiver/Modification of Par.2 of Sect. 2-506 to allow for a parapet wall, cornice or
similar projection to exceed the height limit established by more than three (3)
feet as may be indicated on the FDP to screen mechanical equipment.

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 7 days advance notice.
For additional information on ADA call (703) 324-1334 or TTY 7l I (Virginia Relay Center).



. Waiver of Pars. of 3(E) and (G) of Sect. 10-104 to increase the maximum fence
height from seven (7) to 14 feet around accessory uses/structures located within
the rear yard for areas associated with sports courts and urban plazas as
identified on the FDP.

o Modification of Par. 4 of Sect. 11-202 to permit the loading spaces as shown on
the CDP.

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

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

o Waiver of Par. 2 of Sect. 6-505 to permit a site plan for public improvements
plans associated with public roadway, infrastructure or final or interim park
spaces as shown on the CDP to be filed without an approved FDP.

. Waiver of Par. 38 of Sect. 17-201to provide any additional interparcel
connections to adjacent parcels beyond that shown on the Plans and as
proffered.

o Waiver of Par. 3(A) of Sect. 17-201which requires a service drive along
Leesburg Pike and Chain Bridge Road.

o Waiver of Par. 7 of Sect. 17-201to allow establishment of parking control, signs
and parking meters along private streets within the development.

o Waiver of Par. 4 of Sect. 17-2O1to allow only for the dedication and construction of
roads as indicated in the plans and proffers.

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

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

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

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 7 days advance notice,
For additional information on ADA call (703) 324-1334 or TTY 7l I (Virginia Relay Center).



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

o Modification of Sect. 12-202 and 12-203 for interior and peripheral parking lot
landscaping for new interim surface parking lots to what is shown on an
approved FDP.

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

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

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

Suzanne Lin X:DPATysons-Core\CASESWV Commercial RZ 2011-PR-00SlSfarf ReportVinal Staff Repoft.docx

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 7 days advance notice.
For additional information on ADA call (703) 324-1334 or TTY 7l I (Virginia Relay Center).





\\, 14

'q\'.

7j.i Clr

ti,,, .;$ '- 4/ \l'q-i:'\ ,i\ \lij
rr^a \r \

.2\- \ \

tnL -r"

./^!^ efr.. s







Bsaum
SIEET II{DE(:
c[t&

1
.I
L

B
K
6
l
n,trua
^

e ffic@Mmllm6NffiENlA
sruffiMHq mruffimffiNA
SMMWglwH8!WMM
€. ffiVlM&MMMGa orKnBmem
ANCHIIEIT'nAL
Hrumu-mlR (EN@iA-ml
at wm-Mw-cml
m wm-mvw-m26 W@PreH-mlal
AA m/mG'A-cmlalK mm-mr

q@E@
o2w
H MNTMqmmm
g tmrBwffi
6@MH

6MMMvru
M6NM

m mMilveMn
@ltlqm

Gl |:twnwNlffitr
B Tlnflro3Mmg.MMWVE

mmm
H ruWMNT^mM

/mffiwm
c!ffiffiwNm

ffi mm-mi
a{ mm-(mr

AS mm-mt
A-K mm-ml
a-u. mm-mlr2
&B mm-m2
Ag mm-mr
Afl Sffi-mlata-n sffi-mlm mm-cmt
Hmryffi-mt

m mrym-('mt
H mw^m-mt

m mwm-m,M4lEngrym-cmtA* WryM.M'6mrym-cml
m wrym-CmtMmEaffi-eml
&n mwm-mra{, mEryAG-mlA{A Mrym-mtA{ Mw-mra2H. UIFBMW
Af, MW
A-N WWA+ WWg&Mw-mt

m wffi-mlSnNroM. ENNAA ENf,A

TIU( M{P/VICINITY MAP
scALE r = 500

APTUCII{TS
NVOOMMRCIAL INC)RP(IRATAD CLYDES NBIL ESTATA GROI'P, INC.

TYSONS CENTRAL
RZ 2011-PR-005

RE: SEA 2008-MD-036
CONCEPTUAL DEVELOPMENT PIANI

PROVIDENCE DISTRICT
FAIRFN( COIJNTY, VIRGINIA

FEBRUARY 22 NX
JA}IUARY 25, 2OI2
il4ARCI{ T, NI2

JI.JNE 20, 2OD
NO\IEMBER D. NI2

I\4ARCH ll. 20[}
APRIL 18, 2O[I
I\4AY 13, 2013
JULY 10, 2013

AUGUST 15, 2013

a*
t

I
D.
!
I
a

a
5
5
&
I
a
T
4
o
q

5{
q,{
c
4
a

s
a!
t
a,
!
t
o
a

8ZN LEBSBURCi PIKB
ST'ITB OO

VIR{I{,A. VIRGINA 2A82

SIE[!{&,I CLIMEIB

g|5 M $NEET NW
WASHII.GION. Dc. M'

JFF @IEb6
000 33l9rs

(r@ 44&4S

AFruCA}.ITII' REFRFIENTAIIIE
WAISI{, @LUCCX, LUBET.EY, EIVRICH & WAI,SE rc

2AP CI,|RENDON BOTJIllr'ARD, 1'I}T FX.oOR
IRUITfGIOI{. VIRGINIA 22201

MARNN D WAI.SIT BSqJIRB & ELIZ{EEIII BAKER,
Cr0O t8-{?m

ARCHITECT
DAVA CARIER. SCOTT LTD.
1676 IMERM{NOML DRII'B

SUIIE 5OO

MCLB/{I.I VIRGINh 2402
DoTrcIAlI CIRIBR. AIA IL N{DREW MAXIN. AIA

(ru) s6.92l5

BiIGINEER
VIXA I}Ic' & VIKA VIRCINh Lrc

EM GREEII!|BORO I)PJ\4, S'(nTE 2M
TY$l,[l 6FJ{E& VINGNIA 2A@

ROBtsRf @C[InA}{ LS
JOIIN F. IT{ATETTI P3

(u) {42-78d}

I.aI{DSCAPE ARCIIIIBCT
ISCI IANDItrAP TRCHIIECTI.RE
PP GAIJ'SIS ROAD, SI.'TIE UO

vtBNl{a vtRGtNIA 22182

NOBERT K NSSFINURN 1|StrA AND STE!/E CHOT. ASI.A

&
6
4
6
6
o
a
c
a
a
aa
f,
v
t
a
0
I
&
&
4
!r
I
I
a
5
i
As

H EBBNMN
b! ffiMffiH(m0
H M|Mf,ffiru(Iloffi'
LDroMM
L4 Mi,MMA
bJ Kamffiruem0
L-U NammrumaH wmwom0H ||I|!mmNwm,K WmruruT@EDHroalBgru
L{ m?@ruMxamE&

LSreWMmrm
L{ M6ENWqN'IA'
K TCEPAdtrNO'I'L{ MWNNM@P&K MSNMNABWMKN@@@
K' !l|!whEw
HllJalwKw
L-A TYEIMBru
HJ lmNMru
H MWMEA
HWMMro
Iil'PIT,BIBITAL

(ru) 8A-r45

TR,ANIFORTAflOT{ .ri'xa;.*
wnLrs . ,tssocrilEs i;:5$'W,,t" -l

1420 sDRIl.tc HItr RotD, sufrE d0'..-. v,.ro ,i
TYSON$ V|RCINIA, 202

ROBIN A}{TONUCCI
MrcHAEL PINI(SKE

Q0',) ?6,f'2f'2

,1.'

29-3 ((D) 65,7r, PART OF TW7LT3,75,76 &nA



vN&h 'ul@ xvJllvi
tctusto 33Ml0l^0ud-IVUINSC 

SNOSAI- S3lON

2

;

i::iii;ifli3i

;

E

z

E
I
3

cE.:
:>
S

Iwl
t

r!qii I:!t E

lt I I
E: E E

:EE!

iE:Ei
;E;ii
EH.E !t5:! !
iE:E:
6EE! E;i5i :
:H

illilliliigs

iE,iiliiiiiEl;gEg1i

iii ii i iEiEii Eiii i iiiE i ii

ili ;ii ; igile; IiEi : iiiEi E ilii" :, E,

-
3
E

=tsE?

le9U
,.,9
x22
EIE

E:E
plE
rEi

i;H
'rE5
3=F

fifr8

ii::illlillliir

.
FI
e-
;iiituilEg:gll

rE

i:iig
::i i:
ii!gE

sill;i
slElE:E
iEggigE
Ee;EE:-

2
I

,\.i

, !!,

E!Ei

EiEf
1Je.

:is!
tIE:
E: Ei

EiEEg

EFIEE

t

E
T

!
a

g
E

iI
2

E

i

€6i
EEE

:!gt *

EEe$
gEi 

s

FEir

EE:!
E;Fi

titi

ftEg

!H;

EEEir
lEgrs

IEEEsE
giHE:E
:!E* ! E

giEEtiiEE

HEiii,ii;ili

e

*El6
Ed

E!

:E;
!6;
i:E;iI

l5

tEr6

d

I

I
!t
z
I

E

t
t
t
I



!l.Hg8[5ffi ,',fi ff;'#,H? *ffi1l$,l';]]l,1iffi?",.'#:"5 trjll:i*
1",*l o*. I ear5"1' l*,ll u-F, I u-ru- | "*ro'^ l"lfillll-*:l"1 ""u-i*-e'.. 1S*l :HF*itrJ""S"H;':.11.H;T'r"ffili'?ffi*iil*liHl'i'lll
I I L----,-------,-- a | | -' | '' I iM. | --- ftl lffituMEqh.ishEeffi.ab.ed.Ffiqb.b. s.errh6 lo'
I I I h I b lthl I I I I lq | | xh I rr. I l@Ebdlrcdl.@rt|ffiddModFfrtrgkd.Tnibdldqhdghk

kn'd.ntt h vtu hildiry ho{hE iirct€td ln h. coP

Pl ftc nmh ol ffi 3l|dn .r. cmtsud .M mry b adlrl6d Foddod h.
| | | | | **'"'"*1 l'*--"1 | ' | *-'* | ldFdhishrcmril$lhiohddmnrdmdmunbultsin0hqhbshoM

I" 1""-""'l 
* u *l"'"lH* l ':'H.'tfil 4e!$0n l'*;'"If.iil'l**

ljl M @ G 'tfud 
h fis LMtlil mry l|tM i v.doty ol dhor om.rcld

lc !hdr'&z| d a ulel^ | ,-.-l ?q@.il3@l | | " | ".. lu l6cdr..MdHdto,.d46bu.hmntr.dhdMrolburanr.(.a
Ff.E}'offeu.-ffiin|Mb&HonmyindUd!oth.r.ccsryil'.t

lo lsdt't2l '* * *lttl^o I o.rood*n*'*t-l | | o lo.. l'lt4ttu{wobhe.btdwuduHry.hMtlcnsprrst.rh.Aplrclnrr
lll llw. lrs.@-2rasd----lllol*.sl-lE.Nthqhtlotmmldqoscl@tqlbkE€oaddnotulHlrylstrdedllE
I P@'oelrd r€ trl$13 lRu | ,o*.rro-l e@'?'50m1 | | o lo.'ol'lMtu@mlsFARbnoldddamh€m'&madmrlmmhriuiry
I | | -_-l l* -l **.,o*d l,r.*l-- l d--l io.ol --1 HehBdMbffiuduH,ry..€dnbind(r4P,ofle6).

l'l:T.'-11 T-'*..y"l lil"* l'*-q4:*T'-T*l I f s-[-*'r*-l--".]rrrun.*.'r*ffibs6pbd.dmybadr.bdarFopand'ate
| | *, l,* ." * | "." lff' I'T;filllH,",*.*- l'''"'[ "'" l "'i"" I T.l | . I 

F'
frlHJilH :f"ffinrg?,trfs#iirffin.T:t'iiflJfl

L l I .. 1. F* | tr9-r':q9|--.-.--.---.1 -.-.-.-1... l. " l!.--n-l--..1 r*isiqm.ritreFrredthsbhbtid.rhsr.#6nilarpafrlnswd
I l',-.|* @ *1".*l* |TS.llH,rq@..r5@

d ot bd|m tF d Wdft Fft4 FdEd dil b derdnd. Th. ASlcfrtsI l;;; | .1,:-"C,,.o.*.,,-,*.1"1:-::1,,.," | ""."* l"* "",1 * | ff"'TJ#5,3*#'iffi1,*rffi#"f::Sfil',1#"J#""i'ffi
I 

op6onlrohr'l8l 
l* | roo.eml"'-*"'""*"1 ro-m | '-"' | ""'"* 1"" " r I ,*mpdngra*.rudedric*mmpftngraressr.noror@ddre

I lu I B.m.rBq I I | | | lbiMdh€dtuemil

I oooon,,.*.o, lF l'Tffi:ilf,.."- *-l'x.;l *.",i,",,*1..'"..,,.1 ,. 
I 
o,*h'|ffie*r**buiswrybp.dsthFoPEado'|*e

I t; | ,*,,$d | | | | | t$.ffiLg,tr;g,U5flttr"*%*H,1Jpifi1*F$H"ffiT:i*

DEVELOPMENT TABULATIONS

PARKING RATES

TABULATION NOTES LAND USE MIX AND FAR

@
llrlriTobtllrl
loForrttt I i I

l -orl.. I dl,N l t5x | 250121

f -kd.ntd | 4d | .t I

l-hdlr$.mi *l
l-nd.{llro5l
lrd^! I wrui lM I t.17

tt Ilorrtoril.l | |

| -drb I rnm i r'x I u7
| -M.nnd i Lstd g I

l-xr"rl!6@i 6l
l-kdlrol sl
lrorr | ,st-' lffi | r.05

I I -_t,,._ -
hllh bdo@d TrM F@ td. dmm !.d'Mnu SA
Thm6!nMff&rwliMnften

l2l8dd.l.d..x d&.419F

l3l oFo I bd@ M @ 6- d Ufr E .n. lMd6
frd.d |Gd& tu r'|& |d.dd ffi Fdtr Ffa
drb w66i.rbM h w{E-tuddnE

Ill onid 2 Td @A 6b3 M ft M dh dq rc#tir. mQl
m{ r.Eil S&, 6 hF F MsV r tu m! d G6. Hfficr Td
@a-2.@tm{Sffil

WORK FORCE HOUSING NOTE:
2OZ O[ IHI TOTAL OF AIL IH€ DWELTINC UNITS SHNT BE WRK FORCE

OWiLUNG UNIIS, SET PROfFERS.

L1T"*Hf$ffiTi&H,laffffi Efl f :"',fr f *if Hffi 5LY,
h6 @h I '&ibry GFtr Tdaa. In #on. GFA tu otu 6es h6 bn $l at h.
|Hi|lm2S Fffi Mfrd (631.0m SR *h b 16franlb sm ol ho ofr6

tr!$l*'#;if.i;*it,i[t"3gT"hq::*',*'*J'#li;#E"J#"'
nudB ..pd fq oprim I In &e 6&lbn re{.d rhe Buik$q E ofidcrail oplion.
dtudehllofrn.

ffi:ffiT#ffiffffi"fr:l;HTi-',"tffiii.1%"$H!$ii: 
I1,,'"'.' 'll

tllT* l

| "\t -- "'i&fJ \ II giF l(mrs'up) i I

II r!J**_, $ || { il! ,. I| \: - "l---t' I| \- - lE l-'-see SHEET c-4 FoR tHE AREA To I

| \ lF i 
BE REM.IED FR.M sE 2008-MD-0r6 

|Iri\l
| , -L-'-"1 ., . qc- 

|r . {@q\POB I

| ;.,...,
I ...r,.,-... ffiM 

Itl
| ,qnoPrE_tq,Er, I

I pwmnrcsr)_ 
|

l__--_r___-__-____--l
METRO PURCHASE EXHIBIT

:.;
i,.
l, :'

:i'iri;

.t ':. :
i :'i:

d[€

J
fr.*
z'a-
uJ 6;(J u!
oE8

= ="{6EZ
F

o9z.^<=
aa
F:lc)mzS

...,.i;n;1"\
i:xd- 'i':\ \rr '.r ir ii
,\)"' j

""..avl'3 ''r"'

VIXA REVSIONS

f!&!!-s! L!, ?Er

ElJr^losr 2r. _20r2
Iqq.!g,.?!rq. .-
4l8q!_!9.-ioj.a ...-

4t I otr.

c-3





/

{.

y<..

l'
SEE SHEET C-6, C-6A. AND C-12 FOR THE
LIMITED ACCESS LINE WTH BREAKS AND SHIFTS

a
CRAPHIC SCAIT"Ffjj!i-=j
,Li5'"

S
v

;i.i:, :

ii r.1.
ir i " it:

i i t,a i.;-
i ii:1,:
; :.: ::.i '"...
: I;,;i'
:ti
i.,
i t:.
I
!

J

fr.rEF APzi3trl6tOu!
(n 

^A3

6EE(n Er
F

=xU
tn
tt)U

[!

=

.'1 
'rs(.|f 

",'.;- \ \r ",'-1 : i
|\.\,r:
1-. >lrfll?,i

VIKA REMSIONS

Ev e@ari!. xrl
E!3r_!S?oll .

4!!{ll_2 rl_.,-. _

-roi3L__
rtL

Pisct/FE N0.

g.EI ilO



vrNpdn lwc tvlurvl
lStulslo 3JNlor\oud

tvutNf9 sNos r
NVld rNStldo't3^lo

tvrudlcNoS

I'

..'.

."?: z
6t

li
3:

Iail

Itri

i&l i;giii;:liF a

dB
qF

5 ?

*Vfii

\ ';

\
\

;iiEi*t*iEe':'E{

rrEsE*H
EH,HHEEEEH'fl

<<E#{-

6lzl
tul

fll s-

alr .
aoouo$.-.

afd^n-
" Jil. tl

"tdQ-" *rioi r l
l| lIl

iE!
Pi6

iln
;Hs

\
I

/
l

J

E

E

5rt
F:^.
3iE
:IE illlll

|| l|ll
l tltl
llYllllil tlil#ii lillth lll'r\'lll
o lll

' ft:-r: i::i,. ih

: -Yc!!. i+r'r1\ ri

I tsHtc- l, [,,ffi

E-

s5f

T

;5t
E:iE:'6-iE8

!s

=rc!

\
EE
!a

rE E:
!F lc

a7
EaH

ii=

--#
,#ii\

EgE
5rP
IEE
!qE

;/.

EEgE$

/.

|l_t
Het
d5fi
fiEEI :lP

'"fb,'#va'

o

E
o
z

o

!rr
Ee:
6!i

irt

r-'.r I
Jl
>l

Im' .'\\l

J' lr--
i'fsr

,, $ff$ i
'fdp'-g t



,,8il
I

e

t

f,

?gH
IE
I llu H

E E3 !

igEEHEfi,[gn

8ar r
aoo&o,:,.,.

awi"*,,
oo6wo | |

"q Nluk:r:l

!

I

3

-d^'
4.'f**i\

a \

i'j.r i. E-

ii'i g:?

I

.?gt

;E:
iEE

::E

;t3

il-.ffi1"t(

le

!5
frt

t{

t
r

,

-Sv

.{.. Egi

".r"$*:E

#-K-
/

li "v'|.,.1',
'l;,',rlrr

';r.,,:!

t
g

at
t!,

Ise
;EB
!s;
EEE
g?6

R-

Era
EEA

!ei
EgE
grE

I
I

\'
N\

3t
gE
53

EI

ll

E
trt
ff
lll

/

I

ul
-Jl

=l6l .
__-.\r

\';
\
\

%

T-"ffi

I
I
l'

z

q
o

=
t

9]h"' \*-

r' ?'r<& \
I il

.'' i F" g i
/ ,'f,!d

./ d-t t
' eo6







LOCAL STREET
ULTIMATE SECTION

TYSONS CENTRAL STREET
(mrv tr sED

.\ SECI1ON E /?\
v-

LOCAL STREET
ULTIMATE SECTION

VIALE CENTRALE
FvEs@/\ sEcTloN G /:\re

COLLECTOR
LOCAL STREET

ULTTMATE SECTION
VIALE CENTMLE

(mrt3@
/:\ SECTION H /::\

ULTIMATE SECTION STATION PLACE
(@sED

/:\ SECTION B /:\
v sE scn'f *f, c-r rd am *h.

SECTION NOTES:

1, RIGHTOF-WAY MAY BE MINIMUM 18'FROM FACE OF CURB SEE PROFFERS

2. tAP . LANDSCAPE AMENITY PANEL INCLUDING 2 FOOT REFUGE IN STREET PARKING AREAS.

3. SEE SHEET C.9 FOR INTERIM SECTIONS C. D & J.

4. SEE SHEET C-12 FOR LIMITED ACCESS LIMITS.

BOULEVARD
ULTIMATE SECTION LEESBURG PIKE-ROUTE 7

(MSEq
SECTION I

v-v

ffi+---*+ililr*-rr{r--.i
'dikL y Ld|*

'l-------------;FG ix6oEI IHffiC
COLLECTOR

ULTIMATE SECTION CENTER SAEET
|@5Ml

v qsffi'emi'*rcrtdaffisb v

SII!
L.I.Eld:.
rlt

-t.. 
i t

l! ::,
li' rr;,
t3 i :; ;:
l': :J r; ;;

li l:r, . '

l* ;l l:
li :3:illi i "

ti;;
l!

Eo;
z6-
Lrl 6:ou!
art8

=81dFE
F

*2YO(LE
tg
t,ra
Fu

iutrtrj6

r';i'iiiiii,"'.

i$;1,
i: 

.. "l''1': _ 
..

MKA REMSIONS

!qv_{q4{Pts!l10r.1 -El{t{lq !q? -

ES. I Dm,

SEI {O
c-8



:'

60r& fu t-[ i tM
f turSulf |mM

ffiutl@. ..
:3rml@r\

INTERIM SECTION STATION PTACE
(wsl@
SECTION J

- 

\:-/ s gcu 8. ffi c-l 16 4tu^E mb \:,/

/,, *P

"'' 
"it'l;' "'

i

..',:*:;

.:;:j,.:

"];:

LEC€ND
EMMNCE

( TYE

ll
trffArcE

tryl
t-

-l

ml

lil

F5|ESlnEelE LOF mC.
s gGT c{ Fon tfi fl r lla.uluB ,.lo
ar|c8

rbprB rFtE orD€ rc{m, lot t{ct$il;
fEII}gE.8E SCET C-I FON IBHT
ilarrfiia $D nrlcCE

l6rE ltD E oft clE Prnon 6E Adt

.-,td
Itt\t,

(sc !!)
cRAPt{lc scAIJ

LOADilC EMnAIrcE

PAE(}KT ENIMI{CE

IEE FIG}

.A
A

{es*
\ qilc A0 PffiilY ff

\."fm@dfidM
74 d !run acAM

-,/l 
cdsMmr@t

F,i1,,ili -*,1,:. )

za
,JO

4."8,n
?_2=7
UF P6
69=Ao9E

t.t -6=



vrNl9lh alNrcc xvlllvj
lJrulsto 3CN30h08d

]VUINSC SNOSI1

SNOIIdO NOII33SU31NI
t-3rurs urrNrc /

lcv-rd Norlvls cNV
)tv 

^3cts 
nlullNl

6,
5

5

i

il:i;.;iiidsl;ld;
ii
a
3

e!
gS

E

I

w

t5

#{
iE,s
ESle
lE;g

@,,,8:il

.il
E

F

FU4

UE
z-
v{i

6U

=
U
Fz

t

z^
:E
?,
8E

atE
E=:,
EIEi
rI si
aH:-
EHE
=eE

ESsa

?6
26

a

di

=rE'
E:c

I

T

:

H!

,
f



vtNt0t6 '!ilrc3 xvlaNl
lCrulsto 33N30!\OUd'lvutNlS sNos -t

sNo[fln3]vc oNV
dvn No[v1]o3^

EN[SIX3

,.i", ,, l
i:
l,; B-;I
';,t..!-t ;

z

5

5
i1

,iii-i

Ii ii:iq itffi

',i: li

iiiiii:,,

$;

. 
""-\.**sl

Ot'f 
I'r' 

.1i-" ,' ,
:^.,:,'. . r1.i ""

:';>,:'., '
,:l

r i\ \-l
''I .. - 

'.;'llJ'-:i
g_iJ*.'.

FtD(4{

':i'b

4*i: il:ii .Il !:. Il: iii si
Ii ,:!li llI i::ii. [t

r !i.:rt: a!t:; ,
I' r.i:lii lt!i! I

I: ;;ii+:,"'"- i

it.;.:.,ii

qii,;lii,q;
9;;,;i:lifl;
>'!_ l.4 X
da, -: i..-l d

Fl:ri:lrr'fri *
;.,11=i;;:3"';{: fl

'1

.; , :8:4
ct :;.;r- grii
Hri,!1, d:t:d:ir:i;9;':v,i.:ii;:. d.'':
S,rllii giii
q:ir; :q.ii
! : i-' 1".' g.t l"'

il

h
*-'.\,
,'t

a

lr
i:i

iitttI

:1i

'ii

itiiliiiii

iiiiiiiiiiiii*'i

:ili:itiilii

iiiii*ii:i::i
i;iti:i:! iii:i

i::iii: i; il;i

!ii;i; iliii

ii!iii::ii:
;::i; i iiiii
liiji: !ii;i

:i:iii;i:ii
;;ii!:i iiii:!i:li;j ;i:ii
iii:;iiiii;;
:;iEiii Jiii:
;ilii:i ;!i:i

:

9

E:q

i::
r*F:
ts"hi

ftEE

'l
i:q

iEF
iEs
ll=

tEF
ltl
i5dit9

iEi

7
E

G

I

z

:; :P

E}

x9

H}

iP

t!
{F

iE

tr!
f, a 8

h6

Fi
Je

ic
ig il

da

e

z

P

iE

9E ee

E:

o-qti
E!

rP-
:?:
idE

tt
=Trt
-ge

IEqz

"il.' 
, 

,

e,e'fl,,

s
I
_El

EA*
E" 99

:o :?ri EB!pE EiR.
!s EE!
t6 1Ed
>?^ iur

Jd3
d5s

.l ,l r, I| ,1;,';{ ll 1'''i\ ii 
" 

',

"fi;l r

.ifi r"1 . ''\; t, li l,li...,,1;l f l. Ii o lr,:.ri,l G i1,

I,1,1 t1"
ilriur;,' xii
, ,(rOr

. ,';:64
,ri W,

zo

z

g

:

:

ai
1l
;l

E:EI

Ei
i--9!

rl.tt
Bi I

3t I-t-
't"l
!Fr5:!-t!E

i: i:
!s€il
: .E:i

i ;Eii

s ;'l"l

E
E

: lf
3l: " l."t'

tili!:t!
i3i;
ii i
igl;

iiE
lrlitt

I

a
a i

I

; !lE
t gt!

EgIE
! ll!E t!I i;- I.
t l-r

I i;
-j

i ig ti
E;:t F

iiiiE

i!ii
t.

1i
' -:i

;' r: lfii ,,.
; ,,1 '. 

,1, ,!;1 .l '

't'r.t/ ' I t...'.li

t\

Jr



lllll 1s: 
f'

srsB,ic;i

*l
!-E

a?
s6

H;

E.
tJ.

I

au

E!;
:HE

I
t

E:
:d

E

Eg

E€

E

;ffi





Ty3ona Corne. Comprohenslve Plan Stomwater Contormanca Spreadshe6t- Bota VoBion 4-1E-2012
.b.!.-.

o.sro
P6l0avabp|Mt Lad covd

tol/tudFSN.-
(,M,@dtu(sF

FdrrPo|.dhSF-
|fr||d8*rdh.tdF

Fd!'h..dFse.
h.lN,@EbrdoF

FN.rrPdd oF^ s*..
@!dFcdhdF

F{T/P|tdhSF-
r.|ld@h.td@

florr*ar no,on.o.ro.
w cov.r rF . -*r-Ti," s;"-sr

tGilFffif *..fta-: ry3d o@ o@ o.u o.o!

l@Id 0r5 0! 0A 0,25

tutu 0S 0.G 095 OS

.S-ftffia1tu. drtu dsdM.Mtw

APPLICATION OIERALL SWI{ COMPUTATIONS - ADDITIONAL RETENTION (OFT-SITE AND LARGER STORMS)

b6d Cov.rSut|Wry
Fdrb.dossF.16)
w.{M Rvt&r)

kqdtdt&d)

hrucM(xE)

0.@
0.@

0.6

0.25

57a
0$
ffi

rod 9I. h. (.d.) ie
SlrRv og

Rllntr[, RunoflS0ddrry
T4d Rsot b Rsr oilb (ffi.t
t$Rsld\brm@dt.l.ld
W.MMbRM(d
ind RuorVCuD lo..n{[ .b ldl

LO

n,0g

t'&a

Runol, Rdducdon Sumilry
T.oa Rud Rdtu \fu l4 lq&o
RdRtuh\6|Jm&ffi{4 19.7t
IdRd\MRed(4 2l.ml
Td@dsbc€rdda.ap(Eu) 5n

ConMnc.ah Cmon||.ilr.Hdtul

rodsbhrcdmdbyrErPft|| l@ |

s&ruMr[g,Gu@|ru
ut&dmFmoffi Lou

o*tmlllmal6rcMmdfttffirel

-------6n
---_-- oo

t@ffiF lq€r

F I r orl ost 5&t sazt rrl

0r

0.@

udd&pft R.bhd ot& tm1 l-i-lnrx ofF-slIE cREDlTs

T
a

t

5t

i

J
S*=
tL 9z^
z6;
9! 6t
"83a&8
65raEv
F

F

,(hO
16e
5{8
Eea

o
z.

VXA REMS|ONS

B{tl! Ll4rJ
ra! 4f!r 15. 2df
BEY4SiJ-_?pll -.,.iqv_loEEc8 r!,_:9-r2

$EET NO



'?9o

g$

3"i

t5
!i
b:
tJ
6q
*3do

;i
ai

EE:
EIE
gEE

i53
H.r

el
E6IE
gE
i:

qa

9H

E

6
e

gH

E'!
<:

aE

z7
z6:?!l
ri
t9
36

.-1
;E

t;'
EE

aE

{u
IE
Eqie
69
53
Hg

8{
fii
aa
az
x{
Ee

FT

..:

Er;EEtcro 669iE

EF:E H

iEfiEs !

EEi5ii
EEgHi E,

iigitEi

!EiiEl$

r"6
;;H

EEFi;i
;E.:95

;:t
EHi
9Ed
{rE

isE
ii!
IFi
B3l*ss
EEF

1:i
{ 

nPE
s=gE

irE
igE-

iEEle

iEEiE
:PiFE
E;E!3
3EF!E
!Pits
EEE53

EiiSi

Egi!E

Eifi5E

!s!!titl

ililiiii

g
I

!r
EF
qi
It
r5
5E

Ei!

ili
3;!
ei;

Eifr
!E:
IF'

:;E
iE5
rE3

;t
5g

!ilIx
i;
*E

la
E-E
!F

9t

Ei
i!fl{8 d
EH iI

i! g

!E Hsa g

EEfl9rq
IiH g

sll'
5t



Pond E.llrrtd sbrs. bbll.d R.pt WC DElEXTlox

&u!_!ql&E_aJ.0Mcr-EsIlEffi @ sf-trEcsr Bc t6 E rn N m 5m5 6d@
ra0rEsilGN@sffiMs@uBrr@rd
m&6 d lE moff l oT[ srM ru[ 6 {rs6, s &u@
lfrM2ns@mu6gscmtE
lil 3@ !,S 6 - {l$ 6 - lJJ6<EcE EE
2nffi 046-..1s6- trod <dCd @

EXSTING CSIDINONS

.ubrxrr' ourre $r^LlJ

lxrol, cut!{ 163.. . 9c
r:r. of :o6inttiiLL., 0.LC ar!r.
i.lna:ll rF

qbhb.lh.tu@
l.r.ori.v avrrt | 1 ! I Lc I

i ,,-., ..,,,",, ,-, | 2., i r., ,., i erotE-rBll|Cl&sne-o![IE!6.
l.-,".-.. 1.,",:".." "^.1 rrrsw,orrrcrrn(r)xFidr.lss"trdd
i'-'-"' l**l"'l'^i znsworerzririrF/axdse-tr66
| 4
I ruorr (itrl lr r.r! r r.r7 lr.{r I| ._ | LEDltg.@rgrlfilAn8.-EA-5!|-E!96.

r: r7' il iar r.5rr 
' rildtMww$tr6EMG^g@6k

I t.frl.!'!/r:r I effi |nffi rua lir E Er:

lhi!iionqrntdl I rnsrm {moxEt-Wc| 2ng&e6otrsr{*c

l-1tl'.':1T1. l'::i'-"'".-..1.'.",.":-.""..5..'.

Pn@osm coNotTloNs

l?: _

*,'.:;]il;-""'*i'- :'i-;..iT':
Pdqrcnc! ly'!r I I ., r r0 |

' 
l.tl 3.rr 5.?r

1./F r.ri, I t,16 I i.u5 r 0.01 ,

hr, i,.,,i,.,. 1".,, lruwmwrpnmlm
iu,.ri til Ir r,y I r.i, rlr.DInsm*ottrlrt{fl}rrfl/|ar.w9-so

- 

lmsrc!: o,?er1.5(i)rrfliilr.w9-c&o
r.arlr.../l.r | |

PoiC !d 5.,r! aJcioil r,!0 | l.0d I r.uo i
0.0i hidr uld | |

l----t-----rr'iro!!.nJrq,!(:{1lr ,l tr tl

hib{r

PFM IOYR DEIEN]ION COMPLIANCI

?ond E tlm.td Aac.!. D.tdl.d Repod NVC DEBIION

rrniu-.((rortq..Jr'.dl

Tyaona corna. Comp.shonrlva Plan Stom@tgr confomance spreadahaoi-Bab voclon +18-2012

&dnr$&.rAbt&vdopmnlkdcd.r_ Bcadr. ffilsh&c!1.&oHr reri
Fo.r/Pot*hs'effi

0@osad {-|.$.'{(0.{"bmd

udmG nu $ RAE
PER LEEo Cf,EDTT 6.t - FS 9E ffi^6 nlN W UmS@S 4 DE Elsnrc (mnfr
frT I SD 2 ER, 24 HM S'd! POST-OEEL@O trLtE ME W M N€
lrsnilG silomr ruAE RAE 8Y 25U

$Srre m0'l6s 2 W ntrAS RAtr .1.?7 CFS

75tf mmruEUE- 127X75:- 2sEm MffiUE.t6rmalmlffimE

tdr oz
ror mr-r n. r-,rao+@] RqmrR.d@th Wtm &hl.v.d rq hlq. h. A(.s t.U, f-i6l

Appt RondR.drclbtr Petr.i lXTrl tuP&

Vh dO eFrry: _t_ S '.drcd'M.@d.

DRAINAGE AREA 
.A'

i :i
{ ,,!.:ii:

1a

i

J
#rirE9z6e
ld 5touE
aQ3
6Ef
Ln d*3

F

ffi12

EgE

VIKA REVSIONS

Rf.Lli8q! !r-29!J,
R.y,to.E_44_r9. 29t2

E. I oR-&t&

$Er io
c-1 6



d wrcl utrr0E[ sn E6 us
' ldred*Nlrilmwu

sGUBb
I SEtrilMMME

rotatdu@fimtdluMl
NO-OSl

EXTSI|NC C0N0m0NS

&n.t : rirPiD i:.r.:

: l.m kr.,

d rd avdip r,$ : Sw

r ,.-[r u,Dtrl. lli) , I.t | ].I ' t.2 |

n 0.9r I r.:1 d r,!l Ir |#
r.rr ri,5rr i ,5r3 I

r lc(!/.crclli,

I la d1 srfp rt:!J:r r.0l I r.o 1.00 l
r 0,0i h.5 !r.r

'*:"1'.-1"i3s.1':'-*":.".::.*.:l-.-'-:.1

PROPOSED CONDIIIOIIS

EuL.Uf,Uru.0f&Il8.lr5ta EDMt-d@ar w( ad N trr m rn 5is6 w@
acft$5Bc@MftM 6* SdilE Ir@lU
tmrs q 9E 9ffi l rcru slw Mf ll9 d. ga @
ffirnm2nswEGqsEs
In SM 4S6- lG96 - llaat<EGA{s
i-'*: "" I-:]y1::11' ::: * euE-vll|rG-alsllE-a0lBs

rn 5r& 24 [ x os or) r n^! r qs t - rtr[ d
ft 3m: 2e rc x u7(r) r fl/rd r.I{t. Ur, 6

tlEr_Etql@tilr_6AlBlrf,_il6.|@gll'tilM.lsffilMc@8WqldrumMf E
sn![|#nu66F:
1frSW:l3l!dId-t5aO
2nS& rl2tOtTA-lgc

!.c!r. : nE Fscrilr.

slttitl.: Nlis e ,r,

r l.3r r.c.
rurol: lrq lorle: : 93

;;;-,;;.-*"-:;"';';"';';-=;",
li:.g..ry rrrt I r, 2 I l0 |

I 2{-i. il:i1,r

I r./P rr.:o

r urcd ! i.r1 r i.ld | 0.:0 |
| ,I
I brtrl llir l: r,1? 2.1i rlr.Jt I
. ii.-

I r.cr PDnc' lid

r hrr orrdfgc t.r.) I lr I r0 |

BUOE-Uf,|ILl80eqSED-lllAlx!6
lf ffi I *r r.r7 (r) r flIil r {s9 - @ d
m $&: 2&& t 2.r5 (4 r Fld I aW t - Slt C

5 d ;!
i;i

$ 6!.;
.j C- i i|: i.:,i. a, tiii ?i
! 3:. :

P r .:i i:ila, r?r
t, 1r:::
i r! l:iri

. ?t

Pold !{ln.a.d li.r.!. Dd.nd l.pd rvc DEExlloi

-2nffixHn{fftm-lilc

&{L€r6rrdtd
rd r46t ci Fd Fj G-) c") t*-, @, Fs.) oc)

rlqr, rE., tu) rd (idt 1o') dd @r (b6i 0s

Pond E.rlm.td S.ong. !.t lld Rlpd tYC mtfflol

PFM 1OYR DE'IENTION COMPUANCT

?otrd Et{m.td ltorrg. o.t ltd R.pod f,vc DEEif,ox

3 r.m
3

/-rn@5e
Rw( mdro . 5.916 d /
{ff@ --itr'r a&- rlit4..

6UOUEI-@&S[3[I
Pm [80 cREotr 6.r - FOR grE Cffilm fre S [FffiS ! N t{Slrc mne,
frE 1 N0 2 taAR. ?a AeR STmt P6t-mwrm nw M6 sr w E
fl6mc eNono{ trg$ RAt 8Y 251 Ffr gEs 6s ru s mws re | N 2

wM, 2. toun srffiM P6-EreE0 ruE RAE rug rcl 86ts M flsM
00no{s.

HS DRATNS AREA S CqmSS S 5 StrS. m G Sr@ H^[ mDr FnGS
q6NNG ON SE. ftE 1E ilPTPVOJS CO6 FS BE SES ID EEiM 6 MR ru
si Hffi[F ut E{sNC o€trNror a@n$ rK w Pffi v[c A HrrowruY
{AMAL CdOnN. Fd ftrs trlW A 5l RmB tr & RW 116 6 NY
ftu€D 10 ftE UNE INEo re^S 6 HS U&& &A
wsilG wtw 2n RtrA$ RAE U{[ruffi0 mt6

I.S lC I 0.65 x 
'6 

NAR - iSfS X E = 1.79 gS
IXETXC MOWS ?N REIEAS RAE DETAE MA

1.50 rC X 0.10 X nis N/)n . 2.a5

2 tr MffRm$RAIE.72a6
t0 EM Mrff RU g i^t . ltD qS

f*
z6=
trJ 6t
v H=
aal
==ivYea;7

fr12Lr.rv

*;F>;(J=t<:
tr<=cr,>5

Tysons Corner CompJohonslvo Plan Stormwatar Contormanco Spraadahegt- Beb VeElon 4-18-2012 &. r.n.: NVC -COP

,Oavalomrl bd Cdar fftGA d. ffSG a 3dr.S C Sdl. HSG Dgb Ydl.
rmrrio*msoxr RvGdod T-----ldrbsild.i{hbM

hs Id o@ 0o om 0q oil tu@@6t o,$
ll's.@

D rd(ml ZU Rdtut'tu1d.fil4.lo

Apply Rhofr Rdudbn Paclcca

F.r.'.D !|mF'. C...
6do3!dr.-rl@ 2.S iffirGdF#.|q4d 2,&t z@

D..ors6SM|sPh{ ETI.dThFil
dbErMlhAtudr

|ffiro&dBgrhsd. 3,9 tr&

tdl hraa. M. rd.ra€d* R$otrR.d4btrvdum &hl.v.d ror DdhT. &.r A{cuuc rrcrt: @}

DRAINAGE AREA 
.B'

elr(lla

UK^ REVSIONS

r€v 
^Pftr 

16.2ort_
!qv-J$-!l, ?9rt -
€v !98S9.!_r9. 29t?

c-17



vtNEth !Nno3 xvr$v!
J.Cr8tSro 3CN3Ch08d

tvutNSc sNos^l

sNoil_vlndnoc
INSt{l0vNVr'{
U]IViilNUOIS A

6
5

5

il
l|'si

t,l:
ii:li

l-iFl l,
lilglEr
l'lcif I

l!lglili t

E

I

dE

ts
S

r

w,

lrJ

LrJ(,
z

o

bb
*F
!9

se
a?

SF

33
sq

t?

ii
!E

" l-:'_' ::
I : l."i- 1e e s F s i:i

! t- ^;; J i j i i

:-"=E l'i^::_fliL: : i:i
;: ; j i :::lrli c i^i
ii : l-;__-----{a---:-i-i;iir{ i i i-i!i,i;i;l.igi'isi;iii

cF:;; ilir ! ; : i: iiilii iiiii! ii:i:iii

til
':l
;. I

:!f

",6

:i x

;l9i !

_;63. q
.:qE : !!i 3 l.r,
!1 P ::;!i - -::
;i ;::
i i &s.;

E

I
F

bb 6

13 ;;; g!

s5 E:

iiE!:ai
i; HE: rl
;; H;i iigs qsi gH

rE qi8 Ex

::;q 1';-;t-f:-----
iot_t:_';-:l;f:--;
1:t':t5 :

i : I s:i

il'3 = - ;l tli

:ic ? : ! :- t€l

9:

:-3ti i

:i .3' !

E r.

E;*!E

!iiEirl
:Ei!:ii

siilEEll

=* 
Fl

ZE:F l:E
H viiU :f:

ul
OIz<l
Jcl
>lol
3a
9H
alu
GI
9
u
5

t!- a
;E 99!
,itr

L
E

:

It
E

{o

a:

g9

88

5!

g!
:t

t
'
I
q

1888

]E
!:
ad

:i
e
i

a
eI
T

!

a

E

I

:

2

*

I

5

!

aJ

o

g

o

oo

5

c

g

o

o

Itl
t!
lr

LI

lt

It
ir
t!
t"tn
ililttlt=t!Irts

)6
ta
tt

IE

l:
l{tl
t?tgJ9t;It
tt
t;
I

I

I

I

I

Il
I

I

ItnIil: I

l"l"lIY
ld 3
tl
til
te:
IFr

il a

il !
il -
il

I

I

I

I

I

I

I

I

I

I

Il

I

I

;i,

2o
a
F
o
o
2
t
L
I

!

g

rfl

-l
I
td

;l
tg

,l
I

i1
il

!
II

i
I
I
I

a

e

3

iEiEEEiE

iilgglaElgIgIgg

a
9
Fa
F
I
c
o
z
fl-:;i':

!;
.j

riri
I

!
T

ueqtz
ft9

r;d
:-Eueq:d
:l-=uiu

Eli
, il lu li iq iF l
,l!l, .\; i

gij

{itc{E

z

t
F
o
o
2

l!
a:

i!

a:

r
E

f

I Firi no\
rEEli !r 19
t lE,
i EE li

i16 l

EE

tii jretB
3 4 q r E 4 t i E i q i 8.tat:



vtNplh [Nm xvlltvj
rctusto 3cN3choud'lvutNfc sNos^l-

s1v1f0 dt{8
cNV ltnv^ nu\ s

3ltl
Pl
$l
'l

I 16

r elPlel

ll:l rl:
' EtEi9

,r_

3

t t
a

di
gi
E

YI

I

I

_l
-l
I
al
dl

=lbl

:l 
=sr;g

;l E:E:E
Et;c3:
'-l geEE

J tEEi
El eFEi
=l 

=-*-

si:s
!:|l
EdIr

!'I
II
gd

t

i

il'i
-\r ,,,. -l

4

I

I

;llHi tF;

5

I

!

t!
!i
rl
:e

r!
g:E
gE 6

?$5 F

eIE E

3:E g

iE!E*

SEEiE

I
Ee
;eg
eSl

Eii;tb
3iE
EEE
FH*

Eig
r5;

rl

gE

t_

H

I
el
il!t

,z

Ftir

lll
i8E

iil;
'i lHtrF

.'1ii:E
a)
: J---r

fr.ieit
h,)l
i i-rr | +;i;ii lEl

i::i! fi;
Flri! !!;

,Ni
i:€t e'-*t*

w
E7-
V
ll

;:
iEa

!;e







oY

I

I

doR
r. ruEdvftso6EsmNffid&U6rr
@EIOMMIW.
2 16A dE fiS ft s@ArC *Y
r EYA& 5daffiUmFiwAft S {U AE mmD At D.
a pAuS mt 

^mil 
E N sGl rc

GRAPHIC SCALE llfrrJ



flMIffiffiffiim'm



H,r--il MIffiffiffiffiffiiffiffilE:::r lI



EM
l0 Ers ilG Nl

t.^,.1lli;*t H{s- 
|| trtr**dlb I

I y.rrFno 
I

| ''M.rD I| ,Doun I

tF-]
lDfr|"& |l*.* |
I v6K- dvMffin^M I

I

lEl4tu |t*'*'l

tltltltltl

tE 116------------1l-l,l-l!l-l
| | or a1dr3 |

:lo 0rn0r3 I
! I oP 6ny!! |
i I o------------E;tit I
llu @ril1i Iilru I
'Iff @r, I
llm w!2 Iil* ------@tr 

Ittd wlt I
.l of r1ry$ |

l-

'I 
MMfu I

:l rYsoNS I

ll ceHrnar 
I!ttil_lrl PNE N. smm I

!'J
l|-----lnt NrIN tnu I

!l"E-* "**l!lennrrnc I

il 
PLAN 

I:ll
:loPTroNl&2 I

al cl w,ilrD tf I
ll-AE------- riEE5'it Ill-e-;7------;l
il crEM N I

I _4!!s!--------------_.l MT|EMX I:t-lil A-153 |

il-ffi---- @ I



7r.

E.&Ttt \ 
- 

'rrrrl'l \-;#**\',w"#'**u' 
l"\ '\

# f /*"\
\ \ -------Ff- '4

.r METRO / PEDESTRIAN ACCESS PLAN - OPTION 1 & 2 \--l I :. -tioBtcRApHtCSCALErr---.-

ftr:+l\
-'l =?- i -=*-".-' . ---l-- t 

-+-

=\@-="W
-t-=+:l.^ --I-

l.r.l

aataal

EEH
lD Ers ||6 Nl

tl
| o.vrt I

lli!fil ffi |
| triF-h I

I x*q's 
I

I tnorm I
| _*es 

I

r-*.---.--.1tffi I

I
| ftr4G I
tffil
ta'{r.el
lr*r..**, I
trsr..+rd*k It--*'ttl

ttttttll
I wn-frEro$-ll-l
l-ll-l

I lo 0rdr3 |
!|ru |
!|c' d'vE I

ilru |
! | cu @1vr3 |
ttd !il1$2 |rlff------------ .el
ll@ !s!2 |
af cD 1@r2 |
!f cr nalt I
r 

I ot norio I

l*-,;;*------a
I rysoNs I

I 
cENTRAL 

Itlt_l
I Pad p. stn.d 

I

f'-,,*-;;;-----
lMErRo/ |

IPEDESTRIAN I

lAccEss PLAN 
Itltl

IOPTTONl&2 |ffil
l-ffi|n ^ |
I c@Bpgf N I

i***l-l
I A-1534 I
|-1ffi-----'-|



ls*i'*il MIffiffiffiiffiffilo:-::: l[

I

zl
ol
trl(Ll
ol
)l
ol
trl
ol
uJl
aL
utlJ
Fl.'
s2l3

gglliEErriIFgT



I
I
ri
ir
iN

It

+fftu-

2

auttdNc

SITE SECTION - OPTION 2

A

7

@/7t
t. sFE sEctbs mEsEffiDd TBrs sHqre
ruUMN8Y. M rePMO TO AIO N THE
WBSTMNG OFrcC|INSreTffiSre
NO TE REUT&SP q WtrNS AO 6E3.
AuONGEs& M FNAMIre AE SlffiT TO
CruE WIH ErcNRrcNOACHGM
DEStS.

2, FqffPffireLffiffiRM@reN,
SEE EFERIc EWATIdS SES
!.sEEDE@MTNFGN€OFruNG
reIGFS. HEIOHEsl{Mffi F@ UUSMM
MWSNY, &tNEtWSilOrqTEO I
srcWNWTB. SEEdvtRWG.
., SE I.SRES OMrc F6 TSGN 4P|Ju
EEN $AGSNPR RAS.



lEl,thtl [-t-ltlfffiTffi{qq'r tr -Er ra_--lrilnm
I Er :* | d##J L---r r*r | | | | r,rJ,r,r,r,Ll,l,l,l,l HLi L$'--Iib[HduL]J

I

I

I

Irt
zl
trl
(LI

el
zl
ol
trl
ol
Llll
CDI,

urli
Fl.,
,l-s

" ,,2
;E""HE3

rggiaEFrfiilFar



Elclsl
lD Els tlc Nl
tlt.^,,,t
I ciil;. E;:r- |I sr*l
I trtrd I
I rr.rm II ..+l
|ffi----]
tffi I

I
lcHllk. I

I
l|-*a&k I
tl$b@^trllr.h It**l
tltltltl

l-ffiffi----]t-l,l-l!l-l
lld Md6 |

1l@--------------o l
!l.r ff30 |
i la------------6arl
:lo Mni I
ilffi |
'ld ffir I
lld tr2 I
.Iil 1M2 |

iltr-------------- n|
rld i1@r0 |

l-
,l NErtu |il rYsoNs I

ll CENTRAL 
Irl I!tl

il|
il_l
tl NM N. sre@ |

I r---------------
n I DtuJrN nt I

llsnE€EcrfcN' Iill!tl:t I

:loPTroN 2 |

al qwtfrtoil 
|

!l-M-------sEE5u I
ll Mrtt R. r I.l cwtrf u I

l_ ruM_
.l NrN 

'mal 
Ill-l

!l n-tssn I

il s l

------f

U|{@STMOF@MES^ T9E
N IHE GUllffitr trE@ilGM|E.
&srre4s&ilo Fru MrsG wd to
CrcWIHffiEruNDffirlm
ES@.

2. FG SMPMNC ffiS qIflG reATFT,
SE EXBId &EVATPN SHqS

3. SEOffLeMEM rcS Fq rc S AUAffi
HEIqIS, HEIGfrs SlmME F6 IUUSRTre
rureES NY, aUIDNO retoffi9 NOST@ N.sHM. N rVEtOPMilt rS9. S€E Wtr OMWB.
a. $EL€$ES OMWrcS Fd OESTON OF ru4rc
GN SPrcES AE PMK MEAA.

NOIE: EFER rc l' sEtS ffi
,f srusreFsdraa

S)

#4)W,

a SITE SECTION - OPTION 2
ltt=iE-



Hrlilftui] l-r-l|l| lfrl 1;n=H'ri-nrl 
tl l[-__lft]drtm

rE::: rdtdli'-l L---l lul lllll,l,l,l,l,l l,l,l ll,l h--]il fuihLHd'EEIJ
t\aV)'

tl
talto I

lbzl
t3$tl
I Obl

IPbI
t ;31
t aal
I Ykl

E;;is
H3E; H1:fi6

EEFpHT

EFgEHE

HE;EH6
f;$Eb da
.S?P +6

I

I

I

I

zl
ol
trl
(Ll
ol
rl

zl
ol
trI
ol
utl
@1.

u.rli
Fl.'
c/)l3

r

Ep

Ei$!EE

EEEicE

dl
d
El^
6!a

el?
+

" ,*|
;I""HE;



Etct=l
lD Els rlc Nl
tlt.^,,.t
| liit;l E!,ff 

I
I d*hl
tb-l
I 

hi*'- 
|

t.neil
I rBon I

|;;--------------l
tru.4{El
l"*o*, I
tffill-*'-l
lhrotu: I

t**'l

tltltl
a srrE sECroN - oProNl_lePf2sl\41!aB_)
| 17v:i:r-

\ElJl|N

\--l**_,
i----

-/-__!__ t----
** 

".^r^ 
("^"0 |

.r SITE SECTION - OPTION 2
e iv-t:r- rcE: EERTOI'$ElS ffi

x.8qE SreEr SCTTOg

r. srEscrRsPffisEusilTrosEg&
PREWWI NO reP&DTOM N Iffi
WffiI^NGOFOW CrcSA6N THE Sft
NffE ruI&SHIP tr BUI@NGSM |Js,
8ffi ESGN NO FtU Grurre re $U6 rO
CNS WtrA EreNERING NMCSIEqlru
GSS.

2. M&PRtreff$qIERqn$rem,
$EffiR*EwA'ffiSETS

3. SffiNSFmWGSgu[qre
EffiS. EGM6 StlrM & FM LIUSIMYM
|@4Y. AufqreE6mtrctqlo N
vN ril ffitiBs. sEE cM! &wtres.

a. s!.sEsmwrcFoiErqoFPGLtc
M$trSNPRM.



EICFI
lD Ets ||G Nl
tlt.^.,,1
I .^.1f, Er€r 

I
th-l
I a-*r,. I
I rn'er I
I rDardtr |

EF----------l
tffi I

Ildr* |
tffil

I
Jl#^e I
lrsl&e It---l
tltllltltl
l-MiF;ffi-]
l-ll-lrl-l!l-l

llo Msrs I
il@---- omt 

I
!l@ trcr3 |
il;----E;m I
!|ru |
ilo ,sgf 

I
'l@ @!, I

fl@ wt2|
tto 1812 |il 6------------;tii I
. I or rrryro I

t-tl NM ,nB I

il TYSoNS I

ll CENTRAL 
I.l INt I

.l Iil_l

.JMm sn@ 
|

l,-,,*;;*----1
lsrrE sEcroN Itllltl
loprron z I

ffi
l-tn-------ffi54n It-ffii';-;;;l
lcEmd Nl

r;#F----rl-lI A-158 I|.rF------'-l

I

!
l
t
I

tq

ei
iN

MNg NY, UfOM EIGH'S NDIST€O A9
WNMffWTB.SMRWN

a. 9E t-s€g BWG Fd ESB @ ruLE
GN9 TSNPK^ffi.

NOE: reER IO l'SEE rcR
,f rusresscnda

s)

4 SITE SECTION - OPTION 2| 1M:i=A--

1. Sm *ClWnESfrEOqTHESHETT
P|lruNY.N P@@TO AO N TE
wmTNoNc otrccwcaa6Ew
NTETTId$POF UPITSNOWi
zutDrNG SAtd Am FNA @&trc ME SWrct tO
CBNGWITH ENOINERNCNOfEFET
rsto.
2. FqWPffiINGLEVEN ENERI*RA]HI,
SE qTERM EEVANdS SHEETS

INGE OFgUIIONO
FG IUUS'RAIG



i

!

ra

il{r
![
l(

-+siF-ssr-

,I SITE SECTION - OPTION 1
IW

ilOE:remtof qgsU
trrusreEt$clr6s

I. SIESEqW NBENEDd THF sET&
reLilMY, SrcreDTOAD X TE
UNB$NNGOFGW CN6reIESIE
ND TE REUT&SHF G Sre AO USS.
BUILONG DEgdNFM @ilG NE S|*CTIO
CrcWIH EreNENGNO rcHTEro
DSIGN.

2. FdMWPNKTffLSWERMIEIW.
SEE ENER$ E8AT6S Sffi

!. sEoffrffMNFArcSNOnG
HEIGHTi HEEHESIffiAEF6ISTMIE
PWrcSSONLY. BUIOre HEGBTS Pd@ N
3ffi NfftOre[TS. SE CTWmWMS.

4. SEE ISESMWS FM GSIq G P@E
OPEN gAGSNO P&AS,



T
I

---J

--l
I

L-

F-------- r

a SITE SECTION - OPTION 1 & 2l-

#il
I. WSECI|NRE|{@dTH6ffi&
MEWW,NO ru&D IOAD N re
UrcEroINre S M MCSre M SIE
M THE reUTINHF tr 8ruNSN SA.
rutrN TSGNM FW @N& $EEq TO
CrcWTHSI|ERIreNrcHrclm
GSH.

2. F6^ffPfrilGffiffERI$rmr T.
sE EXE|Sag^tbN SH6S

A *EffiL@WrcSF@WEOF&|tr
EreHIS, AEIqTSS|@NME F6 UUSBTE
ruMEgruY. BUI@NGEEISNOSTE N.SHM'IN ffWW TSS. SEE M Brc.
a. sE !.sRGs Rwres F4 ESrq tr ru&E
@$rcESNPR^ffi,

NOE: EFm TO r ffirs ffi
)f rugreflsdNs

rc)

t=======:
n----I LDE(em)
IME
I



E:r=illil [E;_l T ill I ll=lr r- F rrlTnEl F fl F----l rHr lEl

r E :: r diil Lr r* | | l I r,r,r,r,r,lJ,l,l,l,l,l [!u--El M_-3ib[h-]'ELIJ

_t
zl
FI
aLl
ol
'lzl

ol
Ft
OI
utlal
uli
Fl.'
@li

?z
av

E:
g1

:3!

filgriEFggiiFg;



rl,t
;q

IT

:r

ESn[ itlanAcJffU ilWG€

4 SITE SECTION. OPTION 2t-

1, SE 9ECTEN NESNEOd il6 ffE &
MELUINY,NrereTOAP IN ffi
ul@TNOtreOF |M m4S AqO$ m StE
AND THE REUNNHF S EUUNG N USES.
sforre rsreNN F& GM re s|&ct TO
C}NE WITH ffiIERrcNO&HI@@
ES@.

2, Fq EOW PMNG ff6 ffiRI6 tElBT.
SE EMI6 ELryATN SHEE6

3. SE GW@WNT NS FOR WE @ Aulqre
HgqTS. HEIGHIS SHM& FG UUSRM
ruRPGES SLT UONC EIGtrS INOtrAIO N
'$MN trlmTlss. sE cvf, mwt|6
a. SEL.SRESRWS F6oEstqSru4E
@N SPrcE3 N PMXM*

6ru
NoIE:ffilOUffiM
,frusrerEms



F"*"i'=l Mnffiffiffiim,ml:trl:::r ll





EI*| MTffiffiffiffiffilo:-::i l[
FI

zl
ol
FI
o-l
ol
'lzl

FI<l>l
uJlJI
luJl
uJlol
sl
dl
zl
ol,
Fi<t,
bl!
r

qsFE;

EIErai

iiE;[H

'Eeiiig



l@IEl.aqftmN.@AT|N. uumre.uENq &|.m ffis. Fc& c@&  
ftwrTowgqwHFNmffi|u
NOruSIEN|alqrN
Z FGMSOFSTGESNru@rcEffiS
a@N6. SE mfff tSN m Brc.

@N

rcEG8TOTffiF6
,f ruslEs6rN

K\

1 STATION PLACE ELEVATION - OPTION 2
I

Elclsl
lD Ets ilcNl
tt
| .^r,. I
l:!:i;r ffi- |
| 'n*h I

I rarFn. 
I

| ,Ehd Il*l
lF*-]

ItcMrffi, Itmt

tra|&4'ffi |

tt

tltltltltl
l-DiJ-E-]l-ll-lil_l

llo sdr! |
!l@--------------E l
il@- Ml
i|o-------------- itI
llo dra. I

3l o tt1$, I
'f d wr2 |
Etd wr2 |

af o @\2 |

ilru |.ld 
"er I

l-
,l Nn rEu Iil-rYsoNs I
II CENTML Iit I!tlil_l
! | Prutr M. !6.tlo It-
I r---------------Bt DrrrtE tnu I

!lexrenron I

!ler-everroru |!l I!tl
ilor'o, , I

al ct wtilb il |
ll-tE-@-r I

ll MTxrt R. fr |rt 6mil ^., Isffi
.l MnE NNt I:l-lil A-163A I.t_-l
ltsffidl



ffiMIffiffiffiiffiffi



tr1*-rMIffiffiffiffiffiiffiffi
l:trl:::r lI



@N

NOE GE IO IT SEETS FM
lf seE sreET sEcrdS

!9E:r.8qrcllru|W,waIN. ttrcBrog,
Uru. S|.N EMS. EIC & CNEPIUAN
& grctTo @swH ru raffNT tu{
aoFwsre|uMlqnN
2. Fd WM G STdES N AUIDINC HEIoHTS OF
auoNcs. s @ffNT Tm N cvf, oRAwrNGs.

,r wsoN CENTRAL ST. ELEVATTON - OpTtON I

Etclsl
lD Ers ilc Nl
tlt,^,,,t
| :ill:l f"jr I
| f,n*h I

I kr*'i 
I

I rierm Il*l
r*-]tffi |

Il(Ha{k Itmlt-*'-l
lHrkMki I

lu.u.ai Itl

lltltltl
l-wJJi--]t-ll-lil_l:t_l

f lo 01sr I
llrul
ilrul
; lo-------------EnEii I
:ls w'rrr I
ilru |'l @ ed', IIlo rur2 I
af 0r 1N12 |
7l@--- M I
.td 11@10 |
la
l-
,l MEw I

:l rYSoNs I

ll CENTRAL 
Iitlit_l

.l Pwfr fr. $t.m I

I r-------------rnt DwtE ftu |

llEXrE-,oR I

!I ELEVAIoN 
Iil|:tl

ilor'o* ,' I

7l cl atnrD tf I
! I 

'/fa 
JUEZqAI2 |

tl-frrNrr nm I.l cEEBoDf rr IiE. I MJ'E NNR I:l-lil A-165 |

2L-!!E______s______

ra

ii
ll
ta



E r|ri,iirl

E::ii



Elili-fl fpl,l i-l tl il ffftffifff1g [-Fl Fr rFEl tm
tE:::i l,ui tri fl{i ll lgt llt,t,t,t,t,t,Ll,l,l,l,ltdtr--]!] ffiJiffi--l,E]j]d

-lzl
ol
trl(Ll
ol
zl
ol
FI'<l
>l
5l
luJl
FI
utl
<t
UJI
ull
<l
u.l
FIzl
lrJ I

ol.
ull:
dli
>13

EggiE

iEEfHH

'EEHEi3

fl f.-\ --fi \n\r=-'.-]
<(&],i F._[ %is



F,,i.j,tu$l M[ffiffiffiffiffiiffiffilEl ::r lI

w'ftt5 |

:lfHl
E I:H I

IFH I

tgl l

IH8 I

E:I

I

I

I

ol
zl
ol
FI(Ll
ol
,l

zl
ol
F-l<l>l
u1l

rul
r-l
@l<l
url
uJl
JI
<Itl
FIzl
1rll
ol.
rulS

dl:
>13

^z
"?l63:
3EE
gfis
4.; E

tzl
BeE

=92iva
!28
E<;
E 6r,
E"iE
F3C

tr9S6
!t:iE

9Z

EA

i;
EI

sf
3f
gH

a2



gl,,r,-j,';l6nffi 
ffi ffi ffi ffi iffi ffilE:::r lI



I
!
J

:l
;a
€t
!t
la

@!g:
1. &Hmclm N. EA TtdS. UUSmtpNS,
BIE@S, 4fqre E6[S. EIC ff CdCEfrU4 N
re s@&T to @tsrd wrH Frw EE@M$ PW
NOTSIENMqIIN
2, FMW S STMESN EWNG E$TS tr
UDT5,EMffMTANMRrc.

XOE: rem TO !'$EETS FOR

N'sruSrIw*CTrd8

4 VIALE CENTMLE WEST ELEVATION. OPTION 2
t

EIclsl
lD Ers ilG Nl
tlt.^",.1
l:iltitffilI s,r* |
lI&Etrl
I r|!n4r It""'*-l
rffi-----------l
I si-c.dr I

I
tg4g€- |

ts|&^*fu |t-'*'l
tltltltltl
l-iE ffi--------------lt-l,l-l!l-l

ll.D M6tr! |
llrul
:lor Mri3 |:t-l
:ld Mrtr3 |
lld Mr,1! |
ilF------ fim Ir lA------------ffirl
Ild ffi? |
!f (r 1N2 |

ilru |
.lo ri@l
d4
l-
ll M8 tltu I

il rYSoNs I

ll cerurner 
IilIit_t

tl Mfr m. ett.@ I

lr_-_-..-.-----.1
nI NJIE IEU I

IlExrERroR I

!l elevnroru 
Itt I!t I

:lor'o* , I

ll cr E|DED I I
I | -iitt--------nG@-A 

I

ll-ililri "* |

i#------"-ra-I I M'IE NNT Ill_-lll A-1674 |
il s l



!qlg:
I. MCHEM N, AryAluS. IIGRTN.uEwg, ilure EtMs. m&cNEruaN
ME WECTIOWS$W Fru lreffiUNOFIWSIEU^ffi

KEY PLANre
.r1 wAW

fu=? \ r11
r*r .b---->1 \ \t\ \

,--==$,Lg1i Yi) /z

a nB$MssdffinEGmcffia
MROFrcWOffi.

mffiTEtNWtmWG,

I iOlE: reE TO U reTS FOR

x.s(resr]@$qtN

I ILLUSTRATIVE VIEW - OPTION 1
l-

,l ILLUSTRATIVE VIEWALTERNATE - OPTION 2
I

e ILLUSTMTIVE VIEW ALTERNATE - OPTION 2
aft-

.r ILLUSTMTIVE VIEW - - OPTION 1

EEId
lD Ers ilcNl
tlt.^,,.1
| :iil:l *is!- 

|
| trrrl!.d.r I

I |*ryn, 
I

I r'urrtr |
t4-l

tF-----------'l
tffi |

I
I cilbq I
tffiFr@u I

I
l|jbr|r*lk, Ilffi* |tl
ttIIttIItl
Twilmluwjj--]l--l,l-l!l-l

I I rDf ares Illrul
!lE--- ffi |

:ld mv€ |
tlo---- @l
'ld @!2 |
llo w2 |
.l or le, 

I

,l@| Mf 
I

lld ridro I

l-
,l Nn ttru I

il rysoNs I

ll oENTRAL 
Irl Ift Iit_l

!l Prume. s.mo I

Ir--..------------
NI Dil'IEffu I

ilrLLrrsrRArvE IllvrEw Irl IBl I!l I

,!loprror.rraz I

al ct wtiltD tf I
ll-iiF------frffiitl
Il ,err& m n Jtl cwEDDf ru IE;Eiffi-
a I MttE NnM I:t-lil A-168 |
ilw I

I

It:t{
ii
NI



I

T'
t;
ei
IIIt

Elclsl
l0 

Ers ilcNl
t.^",,t
l:iilil E:.f 

I

lr-Ftul
I 'EtD II*l
|G----------.1

I
tHE* |lw*l
l.-4* |l-l
lltltl
tffi-----------]t-ll-ll-lt-lIt_l:t_lrld urlr I

:lot dn&r I
!l;--=frtr I
il;;---j-rI
llcs Mr!. I
il;------- ru |'loP @u I
ll@ w'2 |
rl(p du 

I
tf o tutr I

:ld tr@ro 
J

t-
,I NMru I

il rysoNs I

ll"'"'*'lil_l!l roFe ozrm 
I

2G;;;;-------1
llrLLrrsrRArvE Iilvew Iitl;l Iill;ffi;
ll-dm' nm I

'I 
CEEEDil 

^" I

E -3-"0j:!99-t I DM''ft NToIA I:l-ltl A-169 |.t-l
I L--!4r!------lz--J

nl ILLUSTMTIVE VIEW- OPTION 1vr@ no ILLUSTMTIVE VIEW - OPTION 1 & 2
9L

ne ILLUSTMTIVE VIEW - OPTION 1 & 2 n; ILLUSTMTIVE VIEW - OPTION 1 & 2
vl

,t'$[€sreflsffi

!s!E:
L RffiEcr|ruPls.ry U3.rL6mI|s.
MBN, BUErc EGM. ETC& C@rw M
&E SUreTTOEE6WTHMrEffiPW
NFM$EU^roTffi

2, FGMSS$dSNOalJ||ffffiStr
amnG. $E ffiTE tilw!mwilG.

a s6silsrqs&sreGRffiERt
(unquE@|ffi.



Idlclsl
lD Ers rrGNl

l.^,,,1
1ct;;;r Eff* 

|I igs*'* |
I 

g.*wEI
| .run I| ::*:e_ 

I

|;------------l
tffi |

I
I srhk IlvFfrc|lm I

l!d.-d*ft |
lEe-ffi |t--*'l

tltttt
I drsroE Il-lI-lt-l
l6-------------E l
lrul
I cDr @r!13 |

I o qx&r3 |

I o oarilr3 |

lrultor wr2 |
t.F wr2 |

l@ @l
| (D ma11 |

loffil

G*-
l-mSdNS-l
I CENTRAL 

Itltlt_l
lPrure srrm 

I

l*;*--
lrLLrJSrRArvE I

lvrEw IIItl

#a;;rl-mn-t----;-i.l
lcrmtr----*;l
tffi;-tt-lI n-tzo I
ls l

!p!E:i-ftBEcrr&N.EEAre. uGRtN.
UERS.Ulffffi.EC&@{O
&S&EOTORfusdMH MMT'u
NnwsmMmuTms

2. FOR MER@SlffESN&tlrc E6nS tr
rulrc, sEMmTrs N cMLRWTS.
3. lHSgu$t$tdffiTE(iERMERt
Q^WOFIHE|M@N!()mT.

rcTE:ffilOtrWTSFd
,a'rusll€sTms

n.r ILLUSTMTIVE VIEW- OPTION 1 & 2 no ILLUSTMTIVE VIEW - OPTION 1 & 2

6,a ILLUSTMTIVE VIEW - OPTION 2 (OPTION 1 SIM)v.t ;E--na ILLUSTMTIVE VIEW - OPTION 1 & 2



ElcFl
lo 

els rle Hl

lo-,.1
I c^'lt. Eig:.- |
| 6-*hl

I g.*'i 
I

Irbddlt**l
t*----------1
tNlffi |t*ltcd* |
tffil
|il+.fu|l|&A*k I

t-*'l

tltltl

G;;-------1
I rYsoNs I

I 
CENTRAL 

Itlt_l
lruEp. sru.m 

I

l* -----a
lrLLUsrRArvE IlvrEw Itltl
#ffifi=---
lm---Llwl
ll
lmr --;-l

iffi;---
I A-1?1 |l=ffi----;'.__l

no ILLUSTMTIVE VIEW - OPTION 2vz.@

na ILLUSTMTIVE VIEW - OPTION 1 & 2 nr ILLUSTMTIVE VIEW - OPTION 1 & 2

NOE: FEFN IO !. WEE F6
}f SESTEETSffi

KEY PLAN

!ptE:
1. &6Em|u3. BAAT0S. llGBlN.
MIqM. B|ffi EEFA. f,C re@PlwN

2. MN@EST(reNBUn.mreIqTSS
MEG,EMffi IPNOVIBfrrcg,

r n6s@3ssHmffiff@cl&ftRt
WGruMEOM@HI.

t:
li

![
id



;g91ilj 
--1 F,_l T ffil llfff n1llq{El 

r-til tr E---_l trFrn l-nl

I rr : ::i I dtdli-l L--l lsl I I I I l,l,l,l,l,l,l,l,l,l,l,l M-jl ffi--li[t[]:fu]



Elclsl
lo els rler'rl
tlt"..,.1
l:iit;rffilI c,r* |
I ..etul

l;;,-l
tffi I

I
I snhuc I
lffil

I
lr'eMdfu: I
twrl&*&.eh It---'l
tltttttt
l-ffiffi-------------ll:l
t-l
lo Mdlr I

trut
I cd 6J1! |

lrul
Itr @xrt Ilrul
fd w12|
l@ wr2 |
tcw 162 |
f cF Mt I

lrul
l** I
l-r/S6N5- I

I CENTRAL 
Itlttt_l

I P@Fe. @tm 
I

l-*-----. I
|r"4oow IlsruDY Itltl
loPTroN 1 |

ffi+---r
lrclt-nfrF;'------;l
l-Mu------;'l
ffi*---rl-lI A-174 |

|-W-----.'-|

SUMMER SOLSTICE - 9:00 AM SUMMER SOLSTICE - 12:00 PM SUMMER SOLSnCE - 3:00 PM

WNTER SOLSTICE - 9:OO AM WINTER SOLSTICE - 12:00 PM WINTER SOLSTICE - 3:00 PM

SPRING SOLSTICE - 3:00 PMSPRING SOLSTICE - 12:00 PMSPRING SOLSTICE - 9:00 AM



WINTER SoLSTICE - 9:00 AM WINTER SOLSTICE - 12:00 PM WNTER SoLSTICE - 3;0O PM

SUMMER SOI,STICE - 9:00 AM SUMMER SOLSTICE - 12:OO PM SUMMER SOLSTICE - 3:0O PM

SPRING SOLSTICE - 9:00 AM SPRING SOLSTICE - 12:00 PM SPRING SOLSTICE - 3;00 PM!l



Y

PHASE A
l. hmlrh.inirE n.utuc on sitp wthin pha6€ .r€.. Aqaced .ites with erlrdnt rltiil

will.ildn in ienie
2. Co6tru6 6dldl4 A, Mh bdd 86d€ parlin& at grade cull, above trrdc parlin8.nd

o{licc
3. Suib rdall bac north b rhe eee of fubre Plbsa B

L CoBtrudtkSlypail. wlh.cc6sfrfr the M.troPtaE -dCed.atpt.rr..5. Upgreda Mdro Plaa to th€ Imfrs o{ 66trudloo for fttruE Ph.* g 6 rhom .bd..
5. CoEtructst.timPlae
7. CoGtNd SE p€deubn path on the Fopdv to 6ndd to p.d6ff.n peth from Cent{

Str€t to Solrtions D dve, to be @nnrBted by oth€6.
& CofitM \fiale Chbale frm Rt t to Clnd Piaz., gddi.t *proEt f.m VDOT for Rt 7

@nEdon. Until ecl| tlme ihat acc65 ir tr.nE4 Swic. R@d wti rffiin otsn to Sbtlon
Pbce

9. Con5trud pemamnt odldon of SflEe bd suth ol Attdtq A fom VtCe Cedrale to
Statlh Pbce dth clolu. ot wliculeronndin.tSbtim Pb6..l r|tid b iEm f I
aboE

10. Wid.n Route 7 wlth n€w lourth tdd hna .long thc lronrag. of th. ProFrty ho6 Roft
123of-..mpbSatbnnace. StdDcthc Ewioudl.mtoc$.kt.t6sufrtlkt@
ioed conndbn irre@ved.

l1.sedce Roadlast ol VLleCedrel€ wfl rem.in een uditPhasF i5.onDlete.
12. Conitruct Central Plaua In .n Interlm condttlon b the bor&. ol rdl*ot ftrture ph6rl
13. AreaidlEctly mnh of Brildlrg Awlll be.Egraded aid ha[ InErh 66,r6h as pop-up

rctall parkln! md/orotsnrFc!. til..lm u$rto b. d&r.nlEd.i FW.

I

)

a.

LEGEND

I EXSINGsTDEVTTALK

f HY'l'"JIi3'ir"'*r
I INITIALPEDESTRIANCONNECNON

r FOURTHLANE.RoUTET

INTERIM CONDITIONS

I itrsY;ilLxiHt'#'is"oo

FINAL CONDITIONS

m PRoPosEDTMPRovEMENTS

PHASE B
1. Ocmlsh r{nkE lrutur6 on dt. wlthln PhBe area. Aqa@d iits uith shtin8 rebll

wlll remaln ln sarrle
2. Co6rruct BrlldlnS 8, wlth b€|il B,adc F kirE, at gr.de dal, aboc g.ade prtiq, hobl

an(Yorr€iidantal 6s
3. Upgrada Mdro Plab to thc Imft r of @Btrudid to.finua Phae B ra rhom abd.
4, Costtudst.donplaa.
5. Co6trud th! pad$rlanFthonthe Fopedyto (drect top.destrid FthiromCcnts

Sts€et to Soldlms Dtuq to be con*rdcd W olher.
5. co$ttud c.nhr Stset from Statlon Aa@ to viab Ceml€
7. CoBtruct Viile C$hale frm Rt 7 to Ceils St.eet. pmdnS eFrml lrom VDOI for Rt 7

(onmdion. Untilflch tl@ that ec6s i5 gBnte4 swiae R6d wll r€min oFn tosbtion
Pl.c€. Street will be fhished with inwim fini5he5 io dlil tq fui[a adi-ent con{rudion.
Fhal fldiher to be Insalhdwfth fdur Dh.es.

8. Malnbin crdsting Swle R6d tor iite.cc€s, with cbrue of vehladar adn$ion.t
Sbtlon Plae.

9. Wlden RdE 7 along the trontatc of fie FoDfrty fiom fio|'r 121 ofl.ramp to statio na@.
Sbipe lhe ns fo dh lane to 6trJd ac@$ st, ge.ilce ndd (onedid l j ,c|w!d.

10. Serdc€ noad e.s of Vbl€ Ceft.ale Sll Maln es ufttl Ph.s f ta c6ddc.
11.68rrud Crd6l Pi.ae ln af, htsim codidon to the bordlrol adJ.cmr fulc ph66
12. Arra5diEcdy to the euth of Eulding B wlll b! rct|ad.d.nd lEve inErlm uet tEh as

popup Gbll, partlng and/or open !pa(e. Interlm uF b ba d€temhed at Fp.
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PHASE C
!. O€mtr5h existlB Srociur6 on dt€ wlhln Pbre d.a. Aqicc( it6 drh.rbti4 reil

will rsah ln iedcc
2. Cffitruct Edldllu C. wlth b€low g6de p..lh& at $ad€ r&il, ab4 g6de F.kt.g.nd

rsldentialu*5
3. Upgrade M€tro Plaa to the bo.ds of futue Ph.e A lnd B

{. tutMtsUton Pl.cc
5. C6tmthe pederrlan p.th on the Prepetyto @nred to pedestrlan path trm &nts

Stsel lo Sobdor Drfue, coftnrucrd by otheri.
A CGtd C.nH Sret from St.tion pt.(e to Vtata ceilhle
7. htffi Url. crtrtale fr6 fft 7to &fts grd, podnS spprml froh VDOT to. Rt 7

6Ecdd. t ndl such ilma that acss il 8.ante4 Saoiae R@d wil rematn open to Statlon
Plac.. St.et sth oa C.d6l Piaaa wll be htdlm b alld for lutuc pha* (A or Fl
@irudlo ot hbw 8.ade Frthg .rd fiDl5h6opa.

8. Meinteln dltdnt Seole bd tor sie .6es, wih cbiuc of vehtdld oneth at
SbtIO PbCC.

9. Widen Rdtc 7 abnS the fronbge of the pop.rtv rron fide 123 ott-.am b Stafl o fl *..
Srbe th. n€w fohh lane to restslc ac.e$ ntll Sawl@ io.d mndtm tt rw.d.

10. Sdce Road.ri of Vble Cedrale will rwin Sm unfl thaF F isro@lde
I L Cffitod Ccntral g.ur in an hterim @ndltlon lo Se border of .dieffit fmrc pl€r6.
12. AreasdlEctly to thesothandsestof BulldingCwlllb. regaded ild have lntedmu*t

d.l pp@ rebil. p.rking and/or Oen Sace. Interlm us ro be deEmiredat fF.

LEGEND

I ExrsrrNcsroEvvALr

r :HP.T,:#:31,'*""
I INITIALPEDESTRIANCONNECTION

f FoURTH|ANE-RourET

INTERIM CONDITIONS

I fg,'J3Hilfii,if#'+t*%

FINAL CONDITIONS

ffi pRoposEDrMpRovEMENTs

PHASE D
! hmlrheinlBrrutur*on {tewhhhPh6srBr€. Adaced rlt6wtrhex3tq rdl

willrmalnln3de
Z Cstrud tdldlrt D, wlth balow g.rde pelirE, and.eCdlnti.l u*i
3. Co6trudCeng Sretatno.th !dg. otriE forfuUreaomectloE to Statbn Placernd

Phnad. DIF durh! futurc Ph.s6.
4. Rcbuild [dslintTFot Clnr.l Stet to neq lowu eldrtionr for@nndiilsto fture

dE!6. mid.in enriq Senice R€d tor Ct. rerr, Sth qkting €hicular conn€cdon to
Rolb ? the lvld.o St.Uon

5. prcvld. p.de.td.n .ffidion to ed$ht rld*.lt elon! S.ryte R6d lor condbn to
ilero Stedon

5. Conrtocttha pedsrianpathon th.ftopdyb @ncd toprd6trianpathfrom htq
Sfet lo Solutlma odve, to b€ constrded bV orhc6.

7. Povld?lntcrl$ inFovEmEnt5 toMelro fl..auntl futureph36 ECac€wthFrmneft
Mero Pl.zrdeliF.

& Araa b lha idrh to br reSraded a.d hav€ inteaim parl / open $aae usr
9. An Interim tu.mrcud lorvehicubr accelr will be inialled. Thir will.emain in u$ urll

ft4ura phas coGtruct Cents Streat connedlon to Sbtioh Placa, Matc Ccotola and
lyst C6ral Sret Oftc thB rrect g.id Ir init.lled. v€hlculd ift6i wttt be r.dk€d€d
to th.r Juc6, and tlE ht6h urnaoondwillb€ rytacld whh Oydds Pa*.
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PHASE E
l, &mdrh axltrlng nrudu.eson dt. Shln Pbs. area. A4ad *6 wlth.xhdnS.6tt

willremain ln*dce
2. Costrud I dldi.E t, wlt'| bdd grade partl|i, 4 tredc rd.a, and olice or ra{dotbl o.

3. Rebulld dlsthg lyro6 Cmr.l 9.cd b cw, bw.r .ld.tlonr lo. cmndtmi to fiiurc
ph.,e5, Maiil.in eri*irB gruice no.d lo. il€ e6t with diting whicul.rconndjon to
Roft Tthe MdroStadon.

4, PrNida pld.stdan .omdion to eri*hg lid€mll along Servke R€d for connRbn to
M.tro stadon

5. Co6trud th. p€dgrien path on thc ftopeiy F @nEd to p€dgflan Fth rrom Cster
stael to sobtldr Drivq to bc conlctd by oh6.

6. P@lde lnterim inFovwnts lo Metro nar, untl fub.e ph66 rcdae with p.@ned
Metro flazad6lF.

7. Aie. lo th€ nodh dll & rc8r.ded and he Inreh Frl / es tp@ us6
8. An interim tu.wound for vehicubr rcss Sll be h*aled. ThB will remrio ln ure mttl

fubre phas6 ffihd kils Slret cm6ld to Sbtbn Pla.q Mah Cmtdte and
Tysn! Cenral SFet Once frL lrd lrid ir id.lbd, vehidlr aEsr will b€ redird€d
to tks stee6, end the hterim &rnarcuod will b. roled wtrh Ovddi PtrL

9. So. ProtLr lor conneilon ol Crnld Steat .nd PiMo Dtu

LEGEND

I ExrsrNGstoEltALK

I EP'1,'.JXi3i,'-."
I TNTTTALPEOESTRTANCONNECION.

I FouRTHLANE.RourET

INTERIM CONDITIONS

I ffiSTJil"ifffi!%T#,'"

FINAL CONDITIONS

ffi PRoPosEDTMPRovEMENTS

PHASE F
1. &molshe$$iig iructuraton dtewithln Phasc a.ca. Adlecad lltsdthsbdng r&ll

Sllremaln ln rede
2. Co6trud guildi|lg F. ffih below g6de pa,ljng, d grade re611, aid oflicc o. r6lddld 6.r
3. R€bulld ilbtln8 TFos central Stfad to ils bwar alw.tiont for condlmr b ftl!.a

ph*€5. Mrlftslnerlnlry Seni.!no.dtor itcacc6q with€rhtngEhiolarconsdd O
Rout. 7 the Metro Sl.tlod

d. CoBtruct Vlal€ Cenhle lrm Rt 7 to Ty$n, Cstral Stca, plidiry rpp@al lrcm VDOT
fd Rt 7 mrecdon. undl sch dmethat aaae$ 13 granEd Sdie no.d will Main oFn to
Sbtld Phc!.

5. Co6trudTysosCedralStredfmmVbleCefrrale to S€dle noad.
6. PdrdepcdGtdan comstiontoexl$ht sidNalt.lonsSdcRed forconndh to

Meft Stedo.
7. CoNtrud Sc pcdestian path on thc &opeilV to conmd to pdBtbn FS flm Cbts

SrettoSohrtima Ddve. coniruct€d bv oths.
8. pmide iddim inFov€m€*s to Meuo Pl.z. urtil tuture ph6s nd@ dh pqmarcd

Mefr Plaza d6ign.
9. Widen Roft 7 wilh rew fouath Eavel lane f.om Ro& 123 oft-ramo to Vbla Cetuale, lhe

lene wlll be stffd.d with a tutur! phase that hcluded the coctoctim ol Station Pl.c€.
10. Sdce Rdd ea* d Vl.le entrale b be cdwfted to ffre l.n. .cGr inb86ted ffih

p€dstrian plaE and F.l.
ll.A.63nonhorgulldingF willbe reg..dedand h.veinwlmpa.kandoprn $aae. Designto

bedebrmiedat fDP,
12. Conrtild Fwvehiculsr entanc. to€xinhg Clyd." Resburrnt b (ffictrons,

regraded s€rvhe R@d. Co6truri pedestdan cmnedlon trom Cltde'i R€5bu,ant b Ty9o6
cetEl sket.
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OUTFALL DESCRIPTIONS
frIs WATRSHED U P INCLUOSS frE MP $E AffiA, M @P SE ME . ND CdN
SUBSHEDS A5 SBOS S fiIS PIAN. DE ME@ACY 6 @IFAL fG UIS FP IS 8
UPON THE PREMISE ftAT IAE THE E{SNIC OFALL SI! E€ PRffiIONUY R&EO
eAcH coNnrEulNc su8-aREA wGlN lTs w ER$o BUs. Drs @FAtL 6s@i
ANALYZEs IH' CAP OTY OF frE EXISINC @EALI, NO frEN O€EAMNES fiAI PRO

s THrs cAPAqn ls 'usEo' aY ftE PFeosto cPlFF NELCMNT ffi^. T$5
PERCENIACE tS B€N WIS]EO AGAINSI frE P€FCEilIACI d SE TOII CilNt&IN
DRAIIIAGE AREA MICH THE gIE fEA REPRESNIS AI EACH OEN roNI F ru E8
S IHE OEAALI ORAINACE AREA fiIq B€ SIE ffiMESNTS IS EQI rc OR L€SS
FERCENIACE OF fiE @TAU CAPACItr IHAT IBE 9E IS UgNC AI EAff PqilI. H
SUEJECI gTE WLT 8E USING M MME NN IT5 P6NON 6 ro 9E ATIL CPA
UTH THE PREUISE 

^BOW 
EEING IH€ B^9S FG HS ANA6S. SO Sfi U ON€R

AREAS IN TBIS WAERSED EEING tsELO IO BE SdE SIANOSD. BE &TU Sru
ADEruATI FM frE DRANAOE f€A.

I rs R€coGNrzEo n^r rBts mTHmGY rs A rolNMY uEqm d s^lnNc
OTF^[ IM BI9 PR@O$O OEWL@MENI IT 6 FNBEF Wffi8SI@ ffAI 

^I 
+

FNAL COShWNON rcCUMEilE FM B€ PF*OSO EWIEI€NT. BE OF^[ SI
fURTHCN AN^L?ZEO, MB A MEATES ESEE d OETAL. TO E{!AE N M@AE O

BMP NARRATIVE
ATfrOq |ffi UU 8E WAIER UAUTY
BEEFIE RECSNI:EO N NE U$ S IHE
STffiMUAIER PRACTIGS REF€C€NCED [I frIS
@, NO h-StE BvP Cdnds ARE
RE@NO rc !€Et PFM RIUREMil'S. TK
$B€Ct SrE FUS CilPtE[tY Wnil ffE
oEgd 

^R€A 
f RTOSA tAClUfr 0-100

(BT ffiINOTil ESI^ES PND). AS sufr,
iB€ glP RENR€uENT5 FoR frIS PR@EFN
ARE fET N B6 EXSNG REOS& FACILIIY

AUING
\50
UPQ BY

PfiNO

CENIAd
fr& frE
{BE
fry.
MANA€
)aE

ItsE
EfuEtr
raE &rr^, 10 YEAR PEAK FLO',{ ALLOWE0 FROM SIIE (10-YR) - 27.62

SITE AREA - 252,291 SF

J
Js.^F2

FE{8gH

0EFN!0 tN SECIil 6_OrcJ 6 ffE prM ffE NALES piOV@ q BE FF tS thENE!
TO AE AI A ffiEAER IEWT S OTTATI THAN THAI PRW UlH BE CF. zuI NOT

coMplErE To qE [Wr OF ffE rilAt CdSTRUCTIS mmNrs. Hs fOP GEL NALWS
IS INIIND€O 

'O 
ruRS€F DTEIOP frE EWL OF @FAI dALY9S Md NE OP ND

PROMOE A GREATEi OEM€E f GRTAN'Y iEGARON6 fiE {EQACY G IE QFIL

AOffiEF, UNOERSIANDINC BAT TAE FNAL trTAILEO @fAT! NAES U[ ilOI 8E
CWPLEEO U(IT THE 

'INAT 
CONSNWNN DMUM$IS ARI PRPAC€o. rcD C[ @ ANO

frE fOP PR@OsE POT€ilTt& UNOERGRAND DTEtrNO V^UT[5. frERE SE $WRA
POTENTAL USSS Fffi ffE$ vAUrrS, d€ f WH|S IS 10 PROVm SolIqAL NBn@
WUME Ffi NE $MCI PRfAfr N 1A€ EEN] UAI fN[ CdSEUCNq @UU€N$
OEESMINE ANY PffiNS f fr€ s@€CT AFAU IS INAffiOAE Arc PRMTIfrA
IMPROfMEilE TO N' ETALL ARE IECESWY - TO AE ROWO il ffE SUA€CI
PREERTY FM B€ PRMM OEEPUENT.

nE @rALL rs A c!os0 soutr No FLo6 wn-wf (roNr 'A Io MT B). 
^I 

nE
NIE f 9E ruA HS PtrNON q BE fuF{L W E N&YED UIUArc frE TO-Ef
STORM EENI IHE WFAU SNS Wq ANOBS flTU q M NMfr SOE 6 I€SRG
PIK€ _ ROUTE 7 (PONT '8') ND IS Bil MCED ljffi ROE 7 ND ltmg A EISNNC

s#PrNc CENIR P|KE 7 PUA (PdE B rO 'C' rO b'). ffE ODUIr ffS S65 ffi
co$Ell ROAO (nr. 939) - AT HE rrE 6 StE PLN, U f ftES GNo CilOUT
PORNSS S frE @TFAL! MIHIil TH' ETBT 6 ffiNEW (^S MN@ ELO{) fr[ E
ANALTO UTTUZINC nE |O-EAR SBS E6T. nE Or^[ fril o^ruSs d sg ffisT
SIOT OF G6EU ROAO (PqNI 'E'). frE @F^U DEN ENERS N E€N qANA (ru
c@Rra@sE gRrNc BRANCH) AND lS CNWfO TO fr€ WsT UER &US tOL RO$ (FT.

267). ffIS NAruRAL CHANtrEL NEED NOT BE NIYZED OURNC M gE PW AAES AS II
IS A€YNF ff€ EXENT f REUEW DESREED ABW€. BE qNl HAS ru EsT^BU$ED
AM ANO BNKS BAsED fr FIED Gs€RVANSS frE SruDY A€A IOCAEO O UIS $E€T
lS APPROXTMAELY 654 aC. - GR€Am nN A WNE UU (640 

^c) 
SICH ls REUGD FG

THE OUIfALL OESCRIPTION I! 
^N 

€NNIilENT PTN. ffiCAUS ffE trA ffWG re $TU
S6'EM AI P@T,8. EXffiOS gOU OT DE CIE &TAS AEA. SE EXENI tr N&EIS
R€OUTREO Ar SrE PL N MAY AE UMEo l0 r50'Dmsmd f PNT'a - ffi|ff FA[s lN

TOTAL AREA AT'A = 530,166 SF
slIE AREA PERCENT OF lol^L = 764 (25?.291 / JJ0166)
PERCENTAGE OF SYSTEM CAPACITY USEo BY SITE AREA = 64%\27.42 /
43.21)

ADoITIONAL SjTE AREA AT'B'= 679,E50 SF
ToTAL AREA AT B = 1.010.016
SIIE AREA PERCENT OF IOTAL = 25z. (252,291 / 1.010.016)
PERCENIACE OF SYSTEM CAPACITY USEo BY SIIE AREA = 217. (27.a2/131.25)

AoDITIONAL SITE AREA AT'C' = 232.950 SF
TOTAL AREA AT'C = 1.242.966
StlE AREA PERCENT OF TOTAL - 20% (252.291 / 1.242,966)
PERCEN]ACE OF SYSTEM CAPACITY USEO BY SITE AREA = IAz (27,A2T/196.12)

AoDITIONAL SITE AREA AT'D'= 683.755 SF

TOTAL AREA AT'D' = 1.926.721
S|TE AREA PERCENT oF ToTAL = t3% (2s2,291 / 1.926,721)
PERCENTAGE OT SYSTEM CAPACITY U5EO 8Y SITE AREA = 3Z (27.82/A65.27)

AD0ITIONAL SIIE AREA AT'E' = 2,E61,190 SF
TOTAL AREA AT'E' = 4.787.911
SllE AREA PERCENT OF TOTAL = 5Z (252,291 / 4,'187.911)
PERCENTAGE 0F SYSTEM CAPACITY USED BY SIIE AREA = 3,Z
(2i-82/86s.27)'

ASTFEAM ASSUMEO TO MEET OR EXCEED PIPE CAPACITY

DISTANCE FROM
TO'C' EXCEEDS 150'
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A GLOSSARY OF TERMS FREQUENTLY 
USED IN STAFF REPORTS WILL BE 

FOUND AT THE BACK OF THIS REPORT 
 

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

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

 
A companion zoning ordinance amendment established a new zoning district for Fairfax 
County, the Planned Tysons Corner Urban (PTC) District.  This new district encourages 
intense levels of development around the Tysons Metro stations.  The PTC District 
requirements are closely tied to the Comprehensive Plan to ensure that new 
developments capitalize on the opportunities presented by the four new Metrorail 
stations and implement the new vision for Tysons.   
 
 
DESCRIPTION OF THE APPLICATIONS 
 
Overview of RZ 2011-PR-005  
 
The subject 5.79 acre site is rather steep site, with the highest topography along the 
northern property line at a height of 499 feet and the lowest point adjacent to the new 
Metro station at 465 feet.  Currently, the site is developed with one- and two-story retail 
establishments (include establishments such as a Clyde’s restaurant, a Virginia ABC 
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store, video store and mattress store), which are accessed via a service drive from 
Leesburg Pike.  RZ 2011-PR-005, known as Tysons Central, proposes to replace this 
development in its entirety and redevelop the site into a mixed-use, transit-oriented 
development located adjacent to the Greensboro Metrorail station.  
 
 
 

 
The applicant proposes six new buildings on the 5.79 acre site, with two options.  
Although there is some flexibility in heights, gross floor area and floor area ratio (FAR) 
in either option, Option 1 is considered the maximum office option while Option 2 is the 
maximum residential option.  Under the options, this application would range between 
1,807,000 and 2,029,000 square feet (SF) of development.  Under Option 1, the 
applicant proposes a maximum of 631,000 square feet (SF) of office, 848,000 SF of 
residential, 155,000 SF of hotel, and 173,000 SF retail.  This square footage translates 
into 2.5 FAR office, with an overall FAR of 7.17.  Under Option 2, the applicant 
proposes 320,000 SF of office, 1,441,000 SF of residential, 155,000 SF hotel, and 
173,000 SF of retail.  The overall maximum square footage is proposed at 2,029,000 SF 
with a maximum FAR of 8.05. 
 

Figure 1 Existing Conditions 
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Figure 2 Proposed Conditions 

 
The project presents a grid of streets which would serve the development and the 
surrounding area and will eventually connect throughout the subdistrict, as well as a 
network of parks and plaza spaces.  The site would be bounded by Center Street, 
Station Place and Tysons Central Street.  A new private street, Viale Centrale, would 
bisect the site and connect Center Street to Leesburg Pike. The range of uses and 
intensities as proposed is summarized in the following chart. 
 

Gross Floor Area in Square Feet 
Maximums as tabulated in CDP/FDP 

Case Office Retail/Service Hotel Residential 
Maximum 

GFA 
(FAR) 

RZ 2011-PR-005 320,000-
631,000 173,000 155,000 848,000-

1,441,000 

1,807,000-
2,029,000 
(7.17-8.05) 

FDP 2011-PR-005 0 17,000 0 394,000 411,000 
(9.74) 

 
The submitted Conceptual Development Plan (CDP) identifies the uses for each 
building (office, residential or hotel).  Each building allows for “retail and service” as 
additional uses to be generally located on the ground floors.  In addition, the site 
includes park and plaza areas both internal and along the periphery of the site.   
 
A reduced copy of the proposed CDP is included in the front of this report.  The 
applicant’s draft proffers for this application are included as Appendix 1.  The applicant’s 
affidavit is including in Appendix 4 and the applicant’s statements regarding this 
application are included in Appendix 5.   
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Overview of FDP 2011-PR-005 
 

The first FDP submitted for this application depicts a new residential building (Building F) 
with between 375 and 414 dwelling units.  The building site is on the eastern corner of 
the site, near the Old Chain Bridge Road and Leesburg Pike interchange.  The site is 
currently developed with a low intensity retail building and surface parking lot which 
would be razed if the residential building were approved and constructed.   The applicant 
also proposes an interim park space connecting the FDP site to the north in the general 
area that would be the future Viale Centrale.   
 

 
Figure 3 Proposed FDP Layout 

 
A reduced copy of the proposed FDP for FDP 2011-PR-005 is included in the front of 
this report.  Staff’s draft conditions for this FDP are included as Appendix 2.  The 
affidavit for this application is contained in Appendix 4 and the applicant’s statements 
regarding this application are included in Appendix 5. 

 
Overview of SEA 2008-MD-036 
 
SEA 2008-MD-036 seeks to remove 1,881 SF of land from the existing special exception 
for the Greensboro Metro Station.  The applicant, who is the contract purchaser for this 
excess land, seeks to remove the land from the original SE and include it within the 
rezoning application.  In addition, the area of the original SE needs to be amended to 
include 1,212 SF of land around the escalator landing to the SE area.   
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Figure 4 SEA Plat 

 
 
LOCATION AND CHARACTER 
 

 

The property is located in the northwest quadrant of Leesburg Pike (Route 7) and Chain 
Bridge Road (Route 123).  It is currently occupied by one- and two-story retail 
establishments, such as a Clyde’s restaurant, a Virginia ABC store, video store and 
mattress store.  Access to the site is provided from an existing service drive which 
parallels the off-ramp from southbound Chain Bridge Road to westbound Leesburg 
Pike. 
 

SURROUNDING AREA DESCRIPTION 

Direction Use Zoning Plan Map 

North  
Office (Beacon Properties) 

US Army Telecommunications 
Tower 

C-4, RI Transit Station Mixed Use 

East  
Right of way (Old Chain Bridge 

Road/Leesburg Pike Interchange) ROW Right of Way 

South 
 (across Leesburg 

Pike) 

Retail (Pike 7 Plaza Shopping 
Center) C-7 Transit Station Mixed Use  

West  Office (SAIC) 
(PTC application pending) C-4 Transit Station Mixed Use 

 
 

Area to be 
removed 

Area to be added 
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BACKGROUND 
 
The retail on this site was built by-right and, for the most part, is unencumbered by 
proffers or conditions.  The applicant seeks to add land to this rezoning application that 
is currently contained in SE 2008-MD-036, the Special Exception for the Greensboro 
Metro Station which was approved on February 23, 2009.  The applicant has therefore, 
as discussed above, filed an amendment to that SE to amend that land area. 
  
The records for the above are on file with the Department of Planning and Zoning 
(DPZ).   

 
 
COMPREHENSIVE PLAN PROVISIONS (Appendix 6) 
 
Plan Area:  Area II 
 
Planning District:  Tysons Corner Urban Center 
 
Tysons Corner Urban Center District: Tysons Central 7 District (North Sub-districts) 
 

 
Figure 4 Land Use Map 

 
The land use concept for the Tysons West District and reflected in the Comprehensive 
Plan is depicted above.  The Comprehensive Plan recommends the application 
properties to be planned for Transit Station Mixed Use.   
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On pages 134-136 of the Tysons Corner Urban Center of the 2011 edition of the 
Area II Plan, under the heading, “North Subdistrict,” the Plan states:   

 

 

NORTH TYSONS CENTRAL 7 SUBDISTRICT 
 
The North Subdistrict is comprised of about 102 acres, and is generally 
bounded by Leesburg Pike on the west, International Drive on the north 
and east, and Route 123 on the south.  This area contains the highest 
natural elevation in the County, which make its skyline visible from great 
distances.  Office use is the predominant land use in the subdistrict.  Two 
hotels are situated at opposite ends of the area, one on the east side and 
one on the west.  In addition, a small number of freestanding retail uses 
are concentrated in the area adjacent to the Leesburg Pike/Route 123 
interchange, which is also the location of a water tower and a U.S. Army 
Communications Tower.  Since the tower has a strategic location near the 
highest point in Fairfax County, the communications tower function is 
expected to remain, although it is desirable that the tower itself be 
removed and its functions incorporated onto the top of a new building or 
buildings.” 
 
Base Plan 
 
This area is planned for office with support retail and service uses at 
intensities up to 1.65 FAR. The exception is the area adjacent to the 
Leesburg Pike/Route 123 interchange, which is planned for and 
developed with retail uses and two existing public facilities (a 
communication tower and water tower).  
 

Redevelopment Option 
 
The area will continue to have one of the highest concentrations of office 
space in Tysons, which has made this cluster of business activity a 
desired address for businesses seeking signature headquarters buildings.  
However, the subdistrict is envisioned to become a vibrant 24-hour mixed 
use area with an increased intensity and diversity of land use including 
more office and hotel use and the addition of residential and retail uses.   

 
A Common Green type urban park of at least one acre in size should be 
provided in the area between Leesburg Pike and Greensboro Drive as 
generally shown on the Land Use Concept Map.  It should be large 
enough for open-air activities.  Public art and water features are 
encouraged to make the space appealing and attractive.    The Land Use 
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Concept Map also shows that other open space amenities should be 
provided throughout the area. 

 
To achieve this vision, development proposals should address the 
Areawide Recommendations and provide for the following. 

 
The vision for this subdistrict is to remain one of Tysons’ greatest 
concentrations of office space, with the provision of more office buildings 
with highest intensities near the Metro station.  However, to become a 
vibrant 24-hour area, the area’s diversity of land use including hotel, 
residential and retail uses should be provided at intensities and land use 
mixes consistent with the Areawide Land Use Recommendations.   
 
Logical and substantial parcel consolidation should be provided that 
results in well-designed projects that function efficiently on their own, 
include a grid of streets and public open space system, and integrate with 
and facilitate the redevelopment of other parcels in conformance with the 
Plan.  In most cases, consolidation should be sufficient in size to permit 
redevelopment in several phases that are linked to the provision of public 
facilities and infrastructure and demonstrate attainment of critical Plan 
objectives such as TDM mode splits, green buildings, and 
affordable/workforce housing.  If consolidation cannot be achieved, as an 
alternative, coordinated proffered development plans may be provided as 
indicated in the Areawide Land Use Recommendations. 
 
For the area developed with freestanding retail uses that is east of the 
station (adjacent to the Leesburg Pike/Route 123 interchange) and west of 
the existing water tower, full consolidation should be provided in order to 
address circulation and access needs associated with a significant 
increase in intensity for this area.  If full consolidation cannot be achieved, 
coordinated proffered development plans encompassing most of this area 
may be an appropriate alternative if critical vehicular circulation 
improvements which connect Pinnacle Drive to both Solutions Drive and 
Leesburg Pike can be provided and if it can be demonstrated that any 
unconsolidated property can be developed in accordance with the Plan.   
Under both circumstances, this area will also need to coordinate access 
and circulation with the abutting portion of this subdistrict. 
 
For the area fronting Leesburg Pike abutting the station to the west and 
north, the goal for assembling parcels for consolidation or coordinated 
proffered development plans  is at least 20 acres and should include 
adequately phased circulation and access improvements, as well as 
providing the area’s envisioned mix of uses.  In addition, this area will 
need to provide a Common Green type urban park of about one acre in 
size to provide active and passive recreation and leisure opportunities for 
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residents and workers as shown on the land use concept map. A 
consolidation of less than 20 acres should be considered if the 
performance objectives for consolidation in the Land Use section of the 
Areawide Recommendations are met. 
 
For the area north of Greensboro Drive, consolidation should include two 
or three properties as needed to provide open space and street grid 
improvements as shown on the land use concept map. 
 
For the area north and west of Westpark Drive, consolidation should occur 
with property in the abutting Tysons West District. 
 
Redevelopment should occur in a manner that fosters vehicular and 
pedestrian access and circulation.  Development proposals should show 
how the proposed development will be integrated within the subdistrict as 
well as the abutting districts through the provision of the grid of streets.   
 
The major circulation improvement for this subdistrict is a new street 
connecting Westpark Drive to Pinnacle Drive and potentially extending to 
International Drive, where the new street would align with Tysons 
Boulevard.  Redevelopment along the planned new street alignment 
should provide the right-of-way and construct the street, in phases if 
necessary. In addition, other streets (creating urban blocks) as well as 
other pedestrian and bike circulation improvements should be provided to 
improve connectivity.  The ability to realize planned intensities will depend 
on the degree to which access and circulation improvements are 
implemented consistent with the Areawide Urban Design and 
Transportation Recommendations.  
 
Publicly accessible open space and urban design amenities should be 
provided consistent with the Areawide Urban Design Recommendations 
and the urban park and open space standards in the Environmental 
Stewardship recommendations.   
 
When redevelopment includes a residential component, it should include 
recreational facilities and other amenities for the residents, as well as 
affordable/workforce housing as indicated under the Land Use guidelines. 
 
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 
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improvements and mitigation measures identified in the Areawide 
Recommendations. 
 
This subdistrict contains the highest natural elevation in the County, and 
its skyline is visible from great distances.  This subdistrict has some of the 
tallest buildings in Tysons, and new buildings are expected to contribute to 
its distinctive skyline.  Maximum building heights range from 175 feet to 
400 feet, depending upon location, as conceptually shown on the building 
height map and discussed in the Areawide Urban Design 
Recommendations.  The tallest buildings should be closest to the Metro 
station with a maximum height of 400 feet. 
 
A potential circulator alignment extends across this subdistrict, as 
described in the Areawide Transportation Recommendations.  In addition 
to the above guidance for this area, redevelopment proposals along the 
circulator route should provide right-of-way or otherwise accommodate the 
circulator and should make appropriate contributions toward its 
construction cost.  See the discussion of Intensity in the Areawide Land 
Use Recommendations.  
 

 
 

DESCRIPTION OF THE DEVELOPMENT PLANS 
 

 
RZ 2011-PR-005  
 
Conceptual Development Plan (Reduction at front of staff report) 
 

Title: Tysons Central 
Prepared By: VIKA, Inc. and VIKA Virginia LLC; Davis, Carter, 

Scott Ltd.; LSG Landscape Architecture.  

Original and Revision Dates: February 22, 2011 revised through August 15, 
2013 

 
Overview 
 
The CDP is divided into three sections: Civil (C/S) Sheets (22 sheets); Architectural (A) 
Sheets (39 sheets); and Landscape (L) Sheets (25 sheets).  There are also several 
supplemental sheets (S) at the end of the CDP that provide context and supplemental 
information which is not proffered in this rezoning.   
 
The Civil Sheets include the notes and tabulations, the existing conditions and 
vegetation plans, density credit and conveyances, exhibit for Metro purchase, 
stormwater management plans, limited access line exhibit, functional drawing and utility 
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plan, street layouts and sections (for interim and ultimate conditions including Center 
Street and Viale Centrale), and building/site layouts (with alternatives for Buildings E 
and F). The Architectural Sheets include ground floor, roof, and underground parking 
plans, sections through the proposed buildings, elevations of the proposed buildings, 
rendered views, phasing diagrams, shadow and building massing studies and 
illustrative views of the development.  The Landscape Sheets include the overall 
landscape plans, streetscape sections and illustrations, park plans and illustrations, 
planting details, and bicycle circulation and pedestrian hierarchy plans.   
 
Proposed Road Network and Overall Access  

 
The application proposes new public and private streets.  Private streets include Viale 
Centrale and the onsite portions of Tysons Central Street.  Public streets include Station 
Place and Center Street.  Center Street will likely not be accepted into the public street 
system by the Virginia Department of Transportation (VDOT) until the ultimate 
alignment can be constructed. 
 
Station Place is proposed ultimately as a three lane north/south collector connecting the 
proposed Center Street to existing Leesburg Pike.  Center Street is proposed as an 
east-west collector, running parallel to Leesburg Pike and connecting Pinnacle Drive to 
points west (including Westpark Drive).   
 
Viale Centrale is proposed as a local street connecting Center Street and Leesburg 
Pike.  The CDP depicts this proposed connection to Leesburg Pike but it also notes that 
such connection would require a break in the Limited Access Line.  The request for the 
limited access break has been filed with the Virginia Department of Transportation 
(VDOT), but not approved at this time.  For that reason, the applicant also shows an 
alternative if the break were not to be approved. Under this alternative, Building A would 
no longer have loading and parking entrances along Leesburg Pike; instead, such 
features would be focused on Viale Centrale.  The Leesburg Pike frontage would 
consist of some retail and an enhanced park area.  Tysons Central Street is proposed 
as a slip ramp from International Drive, which will ultimately connect to Viale Centrale.   
 
The graphic below shows the overall ultimate street network in this area and how the 
grid connects to the west towards Westpark Drive.    
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Figure 5 Adjacent street grid connections 

 
Because this particular applicant controls only a portion of the area where Center Street 
is proposed to be constructed, the design of the road is dependent upon the 
cooperation of the adjacent property owners to provide easements and/or land.  
Specifically, the ultimate alignment of Center Street as depicted above can only be 
constructed with the dedication of land from the surrounding property owners, one of 
which is not currently proposing to redevelop.  As such, this ultimate alignment is 
unfeasible at this time. The applicant has instead proposed two interim alignments for 
Center Street as shown below.   
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Option 1 
 
Option 1, depicted on the left, aligns 
Center Street to the south of its ultimate 
alignment, but achieves a fairly free flow 
of traffic.  This alignment can only be 
implemented with right-of-way or 
easements from the adjacent landowner 
to the north. 
 
  

 

Option 2 

Option 2, depicted on the right, aligns 
Center Street along the property boundary 
of the NVCommercial property and is more 
southerly than either Option 1 or the 
ultimate alignment.  The intersection 
features a sharp right turn to access Center 
Street as it goes west and would be 
controlled by traffic signals.  Staff notes that 
the Center Street alignment may require 
some limited easements from the abutting 
property owner to the north as well in 
specific locations along the roadway. 

 
Tysons Central Street and Viale Centrale are proposed as private streets where they 
cross the subject site as these streets are located above the proposed underground 
parking structure that will encompass the entire site.   
 
Center Street, Station Place and parts of Tysons Central Street are proposed to be 
public streets and incorporated into the grid of public streets. 

 

Figure 6 Option 1 of Center Street  

 

Figure 7 Option 2 for Center Street alignment  
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Buildings 

 

 
Figure 8 Building Massing 

 
As noted, six new buildings are proposed, as shown in the preceding graphics and 
described further in the chart below.  These graphics show Option 1 (on the left) and 
Option 2 (on the right).  The maximum proposed Floor Area Ratio (FAR) for the site 
would be 8.05 under Option 1. 
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Building Tabulations  

 
Office 

GFA range 
(SF) 

Retail / 
Service 
range  

GFA (SF) 

Hotel  
GFA (SF) Residential 

GFA (SF) 

Number of  
Multi-family 

Units/Rooms 

Building Height 
Range (feet)** 

Building A  
(Options 1 & 

2) 

200,00-
320,000 

40,000-
62,000 

0 
0 0 210-300 

Building B 
(Options 1 & 

2) 
0 20,000-

33,000 

0 100,000-
170,000 100-175 250-330 

Building C 
(Options 1 & 

2) 
0 3,000-8,000 

0 230,000-
335,000 250-350 290-380 

Building D 
(Options 1 & 

2) 
0 0-20,000 

0 245,000-
343,000 260-360 190-290 

Building E       
Option 1 

Office 
190,000-
212,000 

10,000-
33,000 

0 0 0 125-195 

Option 1 
Hotel 0 10,000-

33,000 
96,000-
192,000 0 150-300 75-160 

Option 2 0 10,000-
33,000 

0 165,000-
195,000 170-210 140-210 

Building F       

Option 1 140,000-
240,000 

10,000-
17,000 

0 0 0 185-265 

Option 2 0 10,000-
17,000 

0 300,000-
398,000 262-414 300-400 

Total  
(Option 1) 

530,000-
631,000* 

83,000-
173,000 

96,000-
192,000 

575,000-
848,000 510-885 -- 

Total 
 (Option 2) 

200,000-
320,000 

83,000-
173,000 

0 1,040,000-
1,441,000 1,042-1,509 -- 

*631,000 SF represents 2.5 FAR 
**Height could be higher with penthouse if penthouse is not exclusively mechanical equipment or 
   contains occupiable space or otherwise does not meet ZO standards 

 
The parking structures include both above- and below-grade parking, which will be 
partially integrated into the building façade.  The applicant does not provide a garage 
treatment palette with the CDP, although the proffers commit to show final architectural 
treatment for the above-grade parking at the time of Final Development Plan (FDP) 
review.  The FDP submitted provides materials for Building F.  Illustrations of the 
possible treatment and a section of the parking structure are provided in Figure 11 
below. 
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Figure 9 Garage treatments 

    
 
The proffers also commit that the FDPs submitted for the architecture of these buildings 
will be in substantial conformance with the character with the elevations, illustrations, 
materials and heights contained within the CDP.  The buildings (including final 
architecture, heights and uses) will be further refined during the FDP process. Building 
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B includes a possible 140 by 100 foot video screen which would be reviewed further at 
FDP. 
 
Phasing 

 
The applicant intends to develop this project in response to market demand and 
therefore has not committed to any particular order for the development of the buildings.  
To address the timing of needed infrastructure, Sheets A-176 through A-178 of the CDP 
include phasing exhibits which demonstrate how each building could be developed if the 
surrounding properties have not yet redeveloped (ie, what improvements are needed to 
serve that building).  The applicant proposes six phases which correspond to the six 
buildings proposed with this development.  The draft proffers further detail which road 
and park and public facilities will be provided with each building. 
 
Existing Building and Uses and Interim Uses 

 
The draft proffers allow existing uses within existing buildings to be continued until those 
buildings are demolished (even if the existing uses would not be allowed by-right in the 
PTC District).  However, the existing uses appear to be permitted in the PTC Zoning 
District.  The proffers also allow the establishment of new uses within a building, 
provided that: such new uses are uses allowed in the PTC District; no substantive 
changes are made to the building; and the use restrictions included in the Zoning 
Ordinance are met.   
 
Streetscapes 
 
While final streetscape design will be provided with FDPs, the CDP does provide for 
typical streetscape sections in keeping with the Comprehensive Plan recommendations.  
The applicant requests modification to the streetscape standards in the following 
locations: (The applicant has included a sheet in their CDP graphically depicting the 
requested waivers). 
 

1. Onstreet parking on southern side of Tysons Central Street adjacent to Building F 
2.  Onstreet parking on Center Street 
3. Onstreet parking on Station Place 
4. Building zone along Leesburg Pike frontage 

 
Parks and Open Space  
 
The CDP shows six new parks or plazas that are either completely at grade, or at grade 
on one side.  The parks include a Metro Plaza at the new station landing, a corner park 
along Leesburg Pike, a central piazza along Viale Centrale, a skypark between 
Buildings A and B, Clyde’s Park between Buildings D and E and a pocket park near 
Building D.  All of the residential buildings have additional private open spaces provided 
on the tops of the residential towers.  Depending on the alignment of Center Street and 
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athletic field contribution, the applicant proposes to provide approximately 2.6 or 2.94 
acres of publicly accessible park space with this application 

 
 

FDP 2011-PR-005 Final Development Plan (Reduction at front of staff report) 
 

Title: Tysons Central Building F 
Prepared By: VIKA, Inc.; Davis, Carter and Scott Ltd.; and, LSG 

Landscape Architecture. 
Original and Revision Dates: January 4, 2013 as revised through August 15, 

2013 
 
Overview 
 
The FDP is divided into three sections: Civil (C) Sheets (24 sheets), Architectural (A) 
Sheets (12 sheets) and Landscape (L) Sheets (12 sheets).  The Civil Sheets include the 
notes and tabulations, the existing conditions and vegetation plans, context exhibits, 
stormwater management plans, street layouts and sections.  The Architectural Sheets 
address the new Building F and include ground floor, roof, phasing plans, underground 
parking sections, sections through the building, elevations of the building, illustrative 
views of the building and shadow studies.  The Landscape Sheets include landscape 
plans for the FDP area, tree canopy calculations, typical tree and rain garden details, 
pedestrian circulation plans and street furniture and material images.  The landscape 
sheets also show the interim Metro plaza plans (hardscape, landscaping and pop-up 
retail) and an interim park area which occupies the space for the ultimate Viale 
Centrale.  
 
Overall, the FDP depicts the first new building on the site.  Building F, a residential high 
rise, is proposed at a height of 400 feet with amenity space on the roof of the podium 
and at the top of the tower.  The podium height is proposed at 95 feet and is 
architecturally integrated through the use of translucent materials, opaque glass and 
aluminum frames, into the building façade.  Even so, eight of the above-grade parking 
levels will be visible.  
 
Access to the site includes two alternatives. The first option, which is preferred by the 
applicant, occurs if the limited access break is approved.  It will provide a direct 
connection from Viale Centrale to Leesburg Pike, as well as the Tysons Central Street 
connection to the north.  If the limited access break is not approved, the FDP shows that 
the primary point of access to the subject site will be via Tysons Central Street which 
connects to International Drive to the north. The FDP also includes an interim section 
(two drive lanes and one lane of onstreet parking) for Viale Centrale and an interim 
Tysons Central Street (two drive lanes and one lane of onstreet parking).  
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The FDP also shows streetscapes along the frontages which meet the Tysons Corner 
Urban Street Standards except as discussed above.  
 
Streetscapes & Landscaping 

 
The floor plans depict the main residential lobby entrance for Building F along Viale 
Centrale, with residential and retail uses on the first floor levels along Tysons Central 
Street, Leesburg Pike and Viale Centrale.   The FDP depicts streetscapes on Viale 
Centrale and the service drive consistent with the recommendations of the Tysons Plan.  
However, as noted above, the applicant has requested a waiver of the onstreet parking 
along the south side of Tysons Central and of the building zone along Leesburg Pike.   

 
Building Design & Uses  

 
This building is proposed as a residential tower with retail on the first floors (due to 
grade, retail is proposed for the P1 and 1st floor levels).  The applicant proposes a 
maximum of 394,000 SF of residential use (or 414 units) with a maximum of 17,000 SF 
of retail uses.   
 
The parking for this building is proposed to be both underground and above-ground.  
The above-ground parking will be integrated into the tower.  The elevations show four 
levels of underground parking with six levels of above-grade parking shown above the 
retail levels. The proffers indicate that for the first six levels of above-grade parking, 
application of architectural screening materials would be used such as metal framing 
systems with inserted panels of wire mesh, metal, glass or other materials, and precast 
concrete or masonry spandrels designed to minimize views into the garage spaces from 
street level.   Any additional levels of above-grade parking (greater than the first six 
levels) would be integrated into the architecture of the tower above. 
 
Phasing 

 
The applicant proposes to build the residential building subject to market conditions and 
proposes to build the streets and park along Leesburg Pike with Building F.  In addition, 
the applicant proposes to construct a temporary park after the construction of Building F 
is complete.  This park is shown to be located in the general area of the future Viale 
Centrale.  In addition, the applicant shows interim improvements around the Metro 
station including landscaping, hardscape and interim retail (to be housed in shipping 
containers) around the station.  These improvements would be installed within 12 
months of the land conveying to the applicant. 
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SEA 2008-MD-036 SEA Plat (Reduction at front of staff report) 

 
Title: Tysons Central 7 Station  
Prepared By: VIKA, Virginia LLC 
Original and Revision Dates: May 13, 2013 as revised through August 19, 2013 

 
The applicant has revised the approved SE Plat, dated August 5, 2008, to amend the 
land area.  The SEA Plat shows 1,881 SF to be removed from the SE (to be 
incorporated into the overall rezoning CDP).  In addition, during construction of the 
station, the rail project needed to add 1,212 SF to accommodate the escalator landing.  
This area is shown on the SEA Plat to be added. 
 
 
ANALYSIS 
 
This section of the report draws on: the site specific recommendations pertaining to this 
site in the Tysons West District of the Tysons Corner Urban Center, which is excerpted 
above; the Land Use, Transportation, Environmental Stewardship, Public Facilities and 
Urban Design sections of the Areawide Recommendations of the Tysons Corner Urban 
Center text in the Comprehensive Plan; and staff analysis as reflected in the agency 
memos found in the appendices of this report.  Because the Tysons Corner Urban 
Center Comprehensive Plan text covers those issues and recommendations that are 
contained in the Residential Development Criteria and the Transit-Oriented 
Development Guidelines, this staff report will not separately address the Residential 
Development Criteria and the Transit Oriented Development Guidelines to avoid 
redundancy.   
 
Land Use 
 
The subject applications are generally designated as Transit Station Mixed Use on the 
Comprehensive Plan’s Conceptual Land Use Map.  The Plan defines this land use 
category as follows:  
 

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

 
The subject application proposes two options for the land use mix on site: 
 
Option One 
 

Land Use Gross Floor 
Area  
(square footage) 

Percentage 
of  
Land Use 

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

Office1 631,000 35% 2.50 
Residential 848,000 47% 3.36 
Hotel 155,000 9% .61 
Retail 173,000 9% .69 
Totals 2 1,807,000 100% 7.17 

 
Option Two 
 

Land Use Gross Floor 
Area  
(square footage) 

Percentage 
of  
Land Use 

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

Office 320,000 16% 1.27 
Residential 1,441,000 69% 5.71 
Hotel 155,000 8% .61 
Retail 173,000 8% .69 
Totals 3 2,029,000 100% 8.05 
 

1  Two alternative uses (office/retail and hotel/retail) for Building E are proposed 
for Option One; the office/retail use is calculated in the chart. Office use on site is 
capped at 2.5 FAR, which is equivalent to 631,000 square feet for the site.  
2  The public facility use is not separated in the calculations; a portion of the retail 
GFA in Building C will be allocated for the use.  
3 The different uses do not intentionally add up to the proposed maximum GFA 
on site. 

 

 
The proposed land use mixes are based on the maximum build out scenarios of the two 
options, as shown on the CDP. Both options include more residential use than office 
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use.  Office development is particularly low for Option Two at 16%, which is below the 
Transit Station Mixed Use (TSMU) category’s recommended percentage of 65% for 
office uses. However, the TSMU guidance recommends an overall percentage of 65% 
for office uses within the whole TSMU area, which covers approximately 38 acres north 
and south of Leesburg Pike surrounding this station.  This 38 acre area is predominantly 
developed with existing office uses. Therefore, when reviewing the application within the 
entire TSMU area in the vicinity, the overall mix of existing and proposed uses will be 
62% office, 24% residential, 9% hotel and 5% retail, which is compatible with the Plan’s 
guidance. As the surrounding properties redevelop, the overall land use mix will likely 
shift, and other proposed rezoning applications will be weighed against the context of 
the broader area.      
 
 

 
 
The applicant also proposes a mix of the options as another redevelopment scenario, 
but only if the proffered maximum square footages are not exceeded. If the total gross 
floor area for the different uses proposed under Option Two were added up, the total 
would exceed the maximum square footage of 2,029,000 SF.  However, the purpose of 
Option Two is to permit flexibility with the different uses.  There would be a cap on office 
use at 631,000 square feet.  Though overall land use ranges are not proposed, each 
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building is proposed with a minimum and maximum range of gross square footage and 
number of dwelling units, which ensures a mix of uses and heights for the completed 
development.    
 
A grocery store up to 27,000 square feet in area is proposed as part of the retail uses 
on site. The Comprehensive Plan notes that non-office uses that generate similar or 
fewer peak period trips than hotels, such as housing and neighborhood-serving retail, 
may be approved through a rezoning without a special exception application in areas 
within 1/4 mile of the Metro station. A grocery store is considered a neighborhood-
service retail use, and the grocery store for the site is proposed to be located on the 
ground floor of Building A, which is adjacent to the Metro station. For that reason, no 
special exception is required. However, the size, general location and type of retail 
uses, including the grocery store, will be reviewed and approved on future FDPs for 
each building. 
 
The land use proposed for the subject applications is in general conformance with the 
Comprehensive Plan. 
 
Existing Buildings and Services 
 
Because many properties in Tysons are developed with existing businesses and leases, 
it is expected that the existing uses will remain, and perhaps even turn over, until such 
time as the full redevelopment of the site is realized.  This site, for instance, expects to 
retain approximately 82,403 SF of retail and its associated surface parking until such 
time as redevelopment occurs.  To ensure the continuing viability of the property until 
full redevelopment, staff has worked with the applicant to craft proffers which will allow 
the existing uses in the existing buildings to remain in operation.  The proffers also allow 
new uses to occupy space in existing buildings provided that only minor additions (as 
approved by the Zoning Administrator) are made to the existing buildings or sites and 
that the new uses are permitted in the PTC District.  These proffers are consistent with 
the provisions of Par. 8 of Sect. 6-505 of the Zoning Ordinance, which contains the use 
limitations for the PTC District.   
 
The applicant has indicated that existing surface parking lots may be converted to 
commercial off street parking without an FDP so long as an operational analysis is 
approved on the points of access to the lots.  In addition, the applicant has proffered to 
supplement the parking lot with additional landscaping although it will likely not meet the 
PFM requirements for interior and peripheral parking lot landscaping.  The applicant has 
proffered to provide a landscape plan to DPZ for review and approval for any 
conversion of existing surface parking to commercial offstreet parking so that the 
landscaping can be supplemented. 
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Intensity 
 
In Transit Oriented Development (TOD) Districts, the Comprehensive Plan links 
intensity to a property’s distance from a Metro station.  For sites within 1/4 mile of a 
station, the Plan does not specify a maximum floor area ratio (FAR) (Pages 23-24, 26-
27).  Instead, it states: 
 

The highest intensities in Tysons should be built in areas closest to the 
Metro station entrance.  Intensities should decrease as the walking 
distance from the stations increases.  This reflects evidence from other 
urban areas that transit ridership is correlated with walking distance to rail 
stations.  Following this pattern, the intensity of redevelopment projects 
within 1/4 mile of the Metro stations should be determined through the 
rezoning process; in other words, no individual site within these areas 
should be subject to a maximum FAR.  

 
A majority of the subject property is located within 1/8 mile of the Greensboro Metro 
station and is not subject to a maximum intensity. A small amount of the application site, 
approximately 10,660 square feet is located outside the 1/8 mile radius. 
 
The Comprehensive Plan recommends that floor area associated with public facilities 
not be included when calculating the intensity for applications in Tysons (Page 24). The 
current public facility proposal (space for a public or community use) associated with the 
subject application will be located on a maximum of two floors in Building C. The floor 
area for this public facility, with a maximum of approximately 14,500 square feet in 
Building C, is currently calculated towards the intensity. Removing the public facility 
square footage from the site total will have a nominal impact on the overall FAR. 
However, staff recommends that the applicant remove the public facility square footage 
from the overall GFA and FAR calculations to satisfy the Comprehensive Plan 
recommendation.  
 
The intensity proposed for the subject applications is in general conformance with the 
Comprehensive Plan. 
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Initial Development Level (IDL) 
 
The Comprehensive Plan sets an IDL for office uses in Tysons and recommends that a 
Tysons-wide summary of existing and approved development be provided with all 
rezoning applications in Tysons (Pages 24-26).   
 
The following table summarizes the built and approved (both CDP and FDP actions) 
office floor area in Tysons and the office space proposed with the subject application. 
 

Category CDP/GDP 
Office GFA 
(sq. ft.) 

FDP/GDP 
Office 
GFA (sq. 
ft.) 

Existing Development1 26,789,000 26,789,000 
Approved, Unbuilt 
Development 2 

14,393,601 5,892,717 

RZ 2011-PR-005 3 631,000 0 
Total Office GFA 42,064,601 32,681,771 
 

1 Report to Board of Supervisors on Tysons Corner, 
October 2012 
2 Includes applications approved prior to creation of PTC 
district and approved PTC applications, including RZ 2011-
HM-032, pending BOS approval at publication time 
3 Office uses currently do not exist on site   

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

 
An important element of the Comprehensive Plan for Tysons is the guidance on phasing 
development to transportation improvements and public facilities (Pages 29-31).  
Regarding transportation, the Plan states the following: 
 

Individual rezoning cases in Tysons should only be approved if the development 
is being phased to one of the following transportation funding mechanisms: 
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 A Tysons-wide CDA or a similar mechanism that provides the private sector’s 

share of the Tysons-wide transportation improvements needed by 2030; 
 A smaller CDA or a similar mechanism that provides a significant component 

of the private sector’s share of the Tysons-wide improvements needed by 
2030; or 

 Other binding commitments to phase development to the funding or 
construction of one or more of the Tysons-wide improvements needed by 
2030. 

 
The Plan also recognizes the critical role that the Tysons Transportation Fund plays in 
funding transportation improvements and the need to increase the contribution rate as 
part of a comprehensive funding strategy (Page 71): 
 

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

 
On January 8, 2013, the BOS created a Tysons Transportation Service District, 
established the Tysons-wide and Tysons Grid of Streets transportation funds, and 
adopted guidelines for administering the two new funds. 
 
The proffers (specifically Proffers 34 and 35) provide commitments that address the 
Comprehensive Plan recommendations for phasing development to transportation 
improvements by making contributions to the transportation funds as set forth in the 
adopted BOS guidelines. These commitments are in conformance with the 
Comprehensive Plan, subject to Fairfax County Department of Transportation’s review 
of the proposed improvements to be credited against the monetary contributions.   
 
Affordable and Workforce Housing 
 
The applicant is proposing to meet the Comprehensive Plan guidance for the provision 
of affordable and workforce housing (Pages 33-35) by proffering to adhere to the Board 
of Supervisors’ Tysons Corner Urban Center Workforce Dwelling Unit Administrative 
Policy Guidelines dated June 22, 2010.  These guidelines may be accessed at: 
 
http://www.fairfaxcounty.gov/dpz/tysonscorner/tysons_wdu_policy_guidelines_final_sign
ed.pdf 

http://www.fairfaxcounty.gov/dpz/tysonscorner/tysons_wdu_policy_guidelines_final_signed.pdf
http://www.fairfaxcounty.gov/dpz/tysonscorner/tysons_wdu_policy_guidelines_final_signed.pdf
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The applicant is committing to provide 20% affordable and workforce dwelling units 
(WDUs) within the generating building (Proffer 50). The applicant also requests the 
option of consolidating the WDUs into one or more buildings, which would increase the 
amount beyond 20% in some buildings.   
 
The Plan also recommends that applicants contribute $3.00 (or $0.25 annually) per non-
residential square foot toward affordable housing opportunities in Tysons (Page 35): 
 

Non-residential development throughout Tysons should contribute a 
minimum of $3.00 per nonresidential square foot (adjusted annually based 
on the Consumer Price Index) or at least 25 cents per nonresidential 
square foot over a period of time to be determined at the time of rezoning 
to a housing trust fund that will be used to create affordable and workforce 
housing opportunities in Tysons.  Such developments may provide an 
equivalent contribution of land or affordable units in lieu of a cash 
contribution.  Non-residential contributions could also be used to fund 
affordable housing opportunities in Tysons through a partnership.  If non-
residential floor area is achieved through a bonus for providing affordable 
and workforce dwelling units, the bonus floor area should not be included 
when calculating the contribution amount.  Ground level retail located in 
office, hotel, and residential buildings should also not be included when 
calculating the contribution amount. 
 
The provision of workforce housing should be viewed as a collective 
responsibility that will directly benefit employers in Tysons.  New office, 
retail, and hotel developments will benefit from having a range of 
affordable housing opportunities within a short commuting distance of the 
jobs in Tysons. 

 
The applicant is proffering two options for non-residential contributions toward 
affordable housing in Tysons (Proffer 51).  The first option is contribute one-time 
contribution of $3.00 per hotel or office square footage. The second option is to 
contribute $0.25 per new office or hotel square foot annually for 16 years. The applicant 
proposes to exclude ground level commercial retail/services and public uses from these 
contributions, which conforms to the Comprehensive Plan recommendation.   
 
Staff finds these commitments in conformance with the recommendations relating to 
affordable housing in the Comprehensive Plan. 
 

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

 
For the area developed with freestanding retail uses that is east of the 
station (adjacent to the Leesburg Pike/Chain Bridge Road interchange) 
and west of the existing water tower, full consolidation should be provided 
in order to address circulation and access needs associated with a 
significant increase in intensity for this area. If full consolidation cannot be 
achieved, coordinated proffered development plans encompassing most 
of this area may be an appropriate alternative if critical vehicular 
circulation improvements which connect Pinnacle Drive to both Solutions 
Drive and Route 7 can be provided and if it can be demonstrated that any 
unconsolidated property can be developed in accordance with the Plan. 
Under both circumstances, this area will also need to coordinate access 
and circulation with the abutting portion of this subdistrict. 

 
The subject application meets the consolidation goal in the Plan’s District 
Recommendations with the full consolidation of the parcels containing those 
freestanding retail uses located east of the Greensboro Metro Station and west of the 
existing water tower.  
 
The Comprehensive Plan also sets five specific objectives for consolidations (Page 36): 
 

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

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

 Conceptual engineering of streets that demonstrate connectivity to 
surrounding areas and satisfy the guidance in the Transportation section 
should be completed.  Such engineering should be done in coordination 
with land owners in the surrounding area, and the proposed street 
alignments should be included in an official map, as described in the 
Transportation section. 
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 If an official map has already been adopted for the area, the development 
proposal should be in conformance with the street alignments in the map. 
 

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

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

 Conformance with the guidance in the Urban Design section and any 
urban design guidelines for the district or subdistrict; and 
 

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

 
Under the CDP, the grid of streets has several alternatives.  For Viale Centrale and 
Leesburg Pike, the applicant includes two street grid options. (see CDP Sheets C-6A 
and C-6B).  The first option, which is preferred by staff and the applicant, shows a direct 
connection from Viale Centrale onto Leesburg Pike.  However, this option requires 
VDOT to approve a limited access break.  VDOT’s review of this request is ongoing.  
For that reason, the application shows a second option which does not have a direct 
connection between Viale Centrale and Leesburg Pike. 
 
The other section of the grid which includes alternative layouts is Center Street—both 
its ultimate configuration and the interim configuration as it approaches Station Place.  
The ultimate configuration of Center Street will require redevelopment of a property to 
the north as this configuration is shown through existing parking structures.  Therefore, 
the applicant shows two possible interim alignments.  One option shows an interim 
configuration of Center Street, which is contingent on future easements from adjacent 
property owners to the north. The other configuration keeps the roadway on the 
applicant’s property.  Fairfax County Department of Transportation (FCDOT) staff will 
provide further review of the street grid proposals for overall functionality and feasibility.  
A discussion of the overall functionality and feasibility of the grid is provided later in this 
report. 
 
The subject application meets the second objective by providing public parks and 
private amenities on-site as well as a monetary contribution towards developing athletic 
fields off-site. The quality of these parks and other park-related Plan objectives is further 
discussed in this report. 
 
The subject application meets the third objective by providing up to 14,500 square feet 
of space on-site to a public or community use for 50 years and without rent. This 
proposal is analyzed further in the Public Facilities section of this report. 
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The subject application meets the fourth objective by generally conforming to the Plan’s 
urban design guidance, as described in the Urban Design section of this report. 
 
Staff recommended that the applicant provide a potential building massing exhibit for 
the adjacent site(s) to the north to help demonstrate that the subject application would 
not preclude the future redevelopment of this property. The CDP includes a massing 
model of existing development on the adjacent site in an illustrative view (see Sheet A-
168).  While it does not depict development potential, the area is extensively developed 
today and generally, the illustration, as well as the proposed CDP, does not show a 
conflict with future development of the adjacent property.    
 
Given the foregoing, staff believes that the subject application is in conformance with 
the Comprehensive Plan guidance for consolidation and coordinated development and 
that a waiver of the minimum district size of 10 acres, as required by the Zoning 
Ordinance, be approved for the 5.79 acre application.  
 
Interim Conditions 
 
The Plan contemplates that the actual redevelopment of zoning approvals in Tysons will 
occur over time in reaction to market conditions.  Because the multiple parcels included 
in any particular zoning case might have different uses, tenants or lease arrangements, 
it is likely that even within a single zoning case, not all buildings will be built at the same 
time.  While these situations are expected, they do create a challenge for site design.   
 
The entire development here is proposed to be built on a conjoined parking structure, 
some levels of which will be above grade.  As such, completion of only one of the 
buildings may leave an entrance, a parking garage, or an upper level park amenity 
incomplete or exposed until the second building is finished.  In addition to building 
design, the vehicular and pedestrian networks, which are shown as a complete unit in 
the CDP, may be only partially completed with a particular phase, leaving missing links 
until build-out.  To address these concerns, the applicant has proffered that, with FDP 
approval, all interim design conditions will be acknowledged and addressed.  Staff 
agrees that the appropriate time to identify and address these interim conditions is with 
the FDP, at which time the applicant will be better able to determine the exact 
conditions that need to be addressed and to accommodate changes in the area which 
might occur between today, when the CDP is approved, and the later date when a FDP 
approval is sought.  In addition to the building design features for interim phases (such 
as screening for a temporarily open garage), the FDPs will also include a demonstration 
of how pedestrian access will be provided in a safe, convenient and pleasant manner to 
the Metro station and surrounding facilities during the interim phase.  Staff has also 
suggested that the FDPs also explore options to provide any possible interim green or 
park space. 
 



RZ/FDP 2011-PR-005 and SEA 2008-MD-036 Page 31 
 
 

 

 

 
Figure 10 Interim Metro Plaza 

 
For instance, with the current FDP, the applicant is also proposing an interim plaza with 
pop-up retail and landscaping at the Metro station landing.  The proffers indicate that, 
the applicant will install interim improvements, including the extension of paving 
installed by the Metropolitan Washington Airports Authority (MWAA), benches, bike 
racks and landscaping that could include “pop-up” retail in temporary buildings like 
containers or food trucks.  These improvements would be provided within 12 months of 
the applicant’s receipt of the title for the property and permissions from the owner of the 
remainder of Tax Map 29-3 ((1)) 71A to provide the improvements. 
 
On the whole, the FDP addresses the interim conditions by providing contextual plans 
showing the new building, Building F, as it would fit into the remaining current 
conditions.  The FDP depicts that the entire building will be built on top of an 
underground parking structure, which would extend to the edge of the FDP area, 
including under the streets proposed within that area.  Viale Centrale will be constructed 
in its ultimate road configuration and Tysons Central Street will be constructed in its 
interim condition. The FDP also shows an interim park in the general area of the future 
extension to Viale Centrale and interim pedestrian connections linking Building F to 
Metro and to the development north of the subject site. 
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Public Facilities (Comprehensive Plan Recommendations) 
 
The Comprehensive Plan’s strategy for implementing public facilities to serve Tysons is 
to focus on dedications of land or building space with the initial rezoning applications in 
a district (Page 91). 

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

 
The Plan does not specify a particular use for a recommended public facility in the North 
Tysons Central 7 Subdistrict of the Tysons West District. 
 
In order to address the public facility objective, the applicant has proffered to provide 
approximately 5,400 SF of ground floor space and, if requested, an additional 9,100 SF 
on the second floor in Building C for up to 50 years (Proffer 56). The applicant currently 
proposes to provide the space with no rent to a public/community use. The ground floor 
space will be designed and permitted by the applicant at no cost.  In addition, the 
operating costs, exclusive of real estate taxes, will be waived for the first 10 years with 
costs applied afterwards for the 5,400 SF ground floor space. Six parking spaces at 
market rates will also be provided for the use. The 9,100 SF second floor space will be 
provided as a shell space with construction to be completed by the future user of the 
space.   Operating costs and real estate taxes will be applied to this second floor space.  
 
The public facility commitment is in general conformance with the Comprehensive Plan.       
 
Street Grid and Design 
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The Comprehensive Plan provides recommendations for a conceptual street grid and 
for street cross-sections for various street types for all rezoning applications.  The 
subject application provides a grid of streets including the three new streets of Center 
Street, Viale Centrale and Station Place.  The street segments provided with this 
application create important sector links for the grid of streets in the western and central 
parts of Tysons Corner as these street sections will connect the properties north of 
Leesburg Pike to one another and provide two new north-south connections from this 
sector to Leesburg Pike.  Specifically, Center Street provides an east-west connection 
for the North Subdistrict of the Tysons Central 7 District, while Viale Centrale and 
Station Place create new north-south connections to Leesburg Pike. The subject 
applications propose to construct the on-site portion of this grid.  However, the 
challenge with this application has been the coordination needed between adjacent 
property owners (including the United States of America), as well as the necessity for 
offsite improvements to complete these grid streets. 
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Center Street 
 

In the Comprehensive Plan, Center Street is shown as a collector connecting Galleria 
Drive to Tyco Road.  As illustrated on the conceptual grid map, this street will cut 
through several sectors of Tysons Corner parallel to Leesburg Pike and Greensboro 
Drive.  As such, all the rezoning applications north of Leesburg Pike have been asked to 
provide their part of this transportation link.  Referred to variously as Park Avenue and 
Broad Street by other nearby applicants, achieving connectivity through provision of this 
new grid street has been heavily negotiated with all the proposed developments. 
 
In the area of this rezoning, Center Street is shown on the grid of streets to curve from 
its alignment parallel to Leesburg Pike to the northeast to cross International Drive.  But 
the ultimate alignment of this curvature for Center Street is expected to impact parking 
structures, located to the north and offsite from the subject site.   These particular 
properties are not currently seeking to redevelop. During the negotiation for this interim 
alignment for Center Street, the applicant presented two options. Option 1, a modified 
“T” intersection, would remain exclusively on the subject site, while Option 2, a “T” 
intersection, alignment would require easements from the adjacent property to the north 
[Tax Map Parcel 29-3 ((15)) 0003C] to allow a more optimal interim connection of 
Center Street to the new Station Place.   
 
Option 2 creates a “T” intersection at Station Place and Center Street which provides 
greater connectivity and greater through movement of traffic (traffic signals could likely 
be avoided on some of the intersection approaches).  Unfortunately, the applicant and 
their northern neighbors have not been able to come to an agreement regarding these 
easements.  Staff points out that this street will not be constructed until Buildings A, B or 
C are constructed and notes the applicant has proffered to revisit the negotiations for 
the easements during future review for those FDPs. 
 
On the opposite end of Center Street, the applicant proposes to connect Center Street 
to Pinnacle Drive.  In order to do so, the roadway must be built on land owned by the 
United States of America. Tax Map 29-3 ((1)) 69 is currently used by the Army for a 
telecommunications tower.  Fairfax County and the United States Army have negotiated 
for conveyance of a permanent road easement to achieve this connection.  Conveyance 
of this easement should occur in relatively short order.  The applicant has agreed to 
construct this road segment with Buildings D or E.  Due to topography and the desire to 
maintain the existing use, a Clyde’s restaurant, until redevelopment, the street 
connection will not be made prior to the issuance of the first Residential Use Permit 
(RUP) or Non-RUP for Buildings D or E.   
 
Viale Centrale 

 
Viale Centrale is a new street which would connect Center Street to Leesburg Pike.  
This street provides a useful north-south link, but its proximity to the interchange of 
Leesburg Pike with Chain Bridge Road means that it is governed by a limited access 
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line.  Therefore, ultimately any break in the limited access line would require approval 
from the Commonwealth Transportation Board (CTB).  The applicant has submitted the 
request for a limited access break to VDOT and that request is not expected to be acted 
on by the time this rezoning case goes to public hearing before the BOS.  Nevertheless, 
VDOT’s Northern Virginia District Office and County staff does generally view the break 
favorably in terms of the operation of traffic and connectivity for the development. 
 
Since neither staff nor the applicant can be assured that this break will be approved, the 
applicant has shown a design of how the project could be implemented without the 
break.  Under this alternative layout, access to the site is shown from Center Street and 
Tysons Central Street, with Viale Centrale ending prior to connecting to Leesburg Pike.  
While the design is not ideal, it would allow the traffic to function on the site.  
 
In addition, the proffers note that if a limited access break is not approved with the 
rezoning, the total overall development would be limited to 1,300,000 SF until Center 
Street is constructed to Pinnacle Drive.   
   
Station Place 
 
The final new street proposed with this application is Station Place which connects 
Center Street to Leesburg Pike.  The applicant and the adjacent property owner (who is 
the applicant for RZ 2010-PR-022) have negotiated an alignment of Station Place in its 
ultimate three lane configuration once a surface parking lot on the SAIC property is 
reconfigured.  Until that time, the applicant will construct an interim configuration that 
accommodates at least two travel lanes. 
  
As is discussed above, each road segment proposed here is key to overall district 
connectivity but is not completely under the control of the applicant.  However, staff 
believes that the applicant has made significant contributions to furthering the grid of 
streets and has sufficiently planned for contingencies if a segment cannot be obtained.   
 
While overall, the streets have been designed to comply with the Transportation Design 
Standards for Tysons Corner Urban Center, as adopted by the County and VDOT, the 
applicant has asked for certain waivers to the streetscape and on-street parking in 
certain areas. Staff supports each of these waivers and has provided recommendations 
on each of those modifications and waivers under separate cover.    
 
The proposed street grid for the overall project is in general conformance with the 
guidance in the Comprehensive Plan. 
 
Pedestrian and Bicycle Facilities 
 
The Comprehensive Plan envisions a robust non-motorized transportation network for 
Tysons Corner.  The applications accommodate the pedestrian primarily in the 
streetscape network, which will be further discussed below.   
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The streets proposed in this application are either collector or local streets.  Center 
Street and Station Place are collector streets and accommodate on-road bike lanes in 
their ultimate configuration.  Tysons Central Street and Viale Centrale are local roads 
and, in this particular location, are expected to accommodate bike traffic without the 
need for separate lanes because of these roads’ lower speeds.  The proffers further 
commit to provide for resident and visitor bike parking at the time of FDP approval.  
Finally, the FDPs include bike parking for occupants within the parking structures as 
well as exterior bike parking for visitors.  Any further refinements to these locations will 
be provided at the time of site plan review.   
 
As in every new neighborhood proposed in Tysons Corner, pedestrian connectivity to 
the Metro station is extensively reviewed to make sure that Metro riders have a safe and 
attractive route to the station.  In this case, when the Metro opens, it is expected that 
most riders will approach the station from the north.  Unfortunately, there is no 
pedestrian connection at this time to the north, which would affect employees within 
those existing office buildings to the north and west of the Greensboro Metro Station.  
To address this issue, the applicant depicts a pedestrian route along Station Place and 
Center Street and commits in the proffers to work with the adjacent property owners to 
have a pedestrian path constructed within six months of the approval of this rezoning.  
The abutting property owners have indicated a willingness to provide easements and 
funds toward construction of this path.   
 
Staff believes these commitments meet the Comprehensive Plan recommendations for 
the provision of pedestrian and bicycle facilities.   
 
Transportation Demand Management (TDM) 
 
In discussing the needed transportation improvements in Tysons Corner, the 
Comprehensive Plan begins with transit.  The Plan focuses not only on the new 
Metrorail line, but also on bus and circulator service, accommodation of bike users and 
the creation of safe and attractive pedestrian linkages.  In order to encourage use of all 
the transportation modes, the Plan recommends the implementation of TDM programs 
Tysons-wide.  Specifically, the Plan defines TDM as “a variety of strategies aimed at 
reducing the demand on the transportation system, particularly to reducing single 
occupant vehicles during peak periods, and expanding the choices available to 
residents, employees, shoppers and visitors.”  The Plan notes that TDM is critical to its 
implementation and that “traffic needs to be minimized to decrease congestion within 
Tysons, to create livable and walkable spaces, and to minimize the effects of traffic on 
neighboring communities.” 
 
The applicant has agreed to a TDM approach, which is consistent with that approved in 
other recent PTC rezonings, and is proffering the following commitments: 
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 To meet the Plan goals during all phases of development of the site in 
conformance with a new approach to TDM.  The specific vehicle reduction 
goals are as follows: 

 

Development Levels 
Percentage Vehicle 

Trip Reduction 

Up to 65 million SF of GFA 30% 
65 million SF of GFA 35% 
84 million SF of GFA 40% 
90 million SF of GFA 43% 
96 million SF of GFA 45% 
105 million SF of GFA 48% 
113 million SF of GFA 50% 

 
  

 To monitor its TDM program with annual traffic counts and surveys every 
three years.  This commitment is a significant improvement from monitoring 
programs in the past.  Annual traffic counts will enable the county to review 
transportation in Tysons on an areawide basis and identify future concerns or 
areas for improvement. 
 

 A detailed implementation plan for the TDM program that will also provide the 
flexibility to modify the program to address changes necessary during the life 
of the project. 

 

The applicants in Tysons Corner have also recognized the value in creating a 
Transportation Management Association (TMA) to coordinate the efforts to reduce 
vehicle trips throughout Tysons Corner by promoting multi-modal transportation for 
landowners in Tysons Corner and have agreed to fully fund the association within 10 
years of this approval.  
 
Parking 
 
Rather than parking minimums, the PTC district regulations establish parking 
maximums as an effective TDM tool for transit-oriented developments (TODs).  These 
maximums are seen as a critical component of an effective TDM program as a lack of 
readily available parking has a bearing on mode choice.  The amount of parking 
provided with the proposed development will conform to the parking provisions of PTC 
district. Additionally, the applicant has committed to exclude reserved parking spaces 
from residential unit sales/leases (“unbundle” the parking and the unit).  This 
“unbundling” will allow available parking spaces to be used more efficiently, and will 
create an incentive for residents to reduce car ownership.   
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Streetscape Design 
 
The Urban Design section of the Comprehensive Plan provides detailed guidance on 
streetscapes within Tysons.  The Plan defines three streetscape zones: the landscape 
amenity panel, the sidewalk, and the building zone.  These zones are shown in the 
following illustration.  Each zone serves a distinct purpose and has varying dimensions 
based on the adjacent street type and land use.   
 

 
Figure 11 Streetscapes 

 
Staff recommends that the sidewalk be included within the public right-of-way to 
promote unification of the public transportation network.   The applicant has proffered 
that the public right-of-way be extended to the sidewalk and landscape amenity panel 
and would dedicate the appropriate land area accordingly.   
 
All of the proposed streetscapes meet the dimensional standards set forth in the Plan 
and the Tysons Urban Design Guidelines (TUDG) with the following exceptions which 
were discussed previously and will be addressed under separate cover: 

 
1. Onstreet parking on southern side of Tysons Central Street adjacent to Building F; 
2. Onstreet parking on Center Street; 
3. Onstreet parking on Station Place; and 
4. Building zone along Leesburg Pike frontage. 
 

In addition to the dimensions and conceptual design of the streetscape areas, the 
applicant has proffered to provide a streetscape furnishings and materials plan with 
each FDP.  These details have been provided with the current FDP for Building F and 
are generally acceptable.    
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In the context of the overall goals of the Comprehensive Plan, the streetscape designs 
proposed in the subject applications are in general conformance with the Plan.  
 
Building and Site Design 
 
The Comprehensive Plan and TUDG guidance for building and site design includes 
elements such as: build-to lines; bulk and massing; and step-backs.  The subject 
application generally adheres to these design recommendations.  The proposed 
buildings have been sited along build-to lines to create a consistent street wall.  The 
applicant proposes a pedestrian hierarchy to define those areas of the development 
where pedestrian activity will be focused.  Primary pedestrian zones are where the 
highest level of pedestrian activity is expected to occur.  As such, those areas should be 
designed to accommodate more pedestrians and provide for more engaging 
experiences at the street level (cafes, storefronts, etc.).  The proffers commit to 
appropriate design articulation and fenestration commitments for each zone within the 
hierarchy.   
 

 
 
 
 
There is significant topographic change on this property, which has an impact on the 
pedestrian use of the site.  As a pedestrian exits the station at 465 feet, she will need to 
access the rest of the site either by use of the stairs along Station Place to Center 
Street or the elevator/stairs inside Building A.  Since the entire development will be built 
on top of underground parking, there is also an additional pedestrian pathway to each 
building through the parking garage.  Using the parking garage, a pedestrian could 
access any elevator on the site to get to the towers above. While this route would be 
helpful during inclement weather or as a way to avoid the topography, staff notes that 

Figure 12 Underground pedestrian paths 
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the garage route is just one alternative and both the applicant and staff have focused on 
making the outdoor path pleasant and safe. 
 
Building A 
 
As shown on the plans and described further in the proffers, Building A is situated at the 
corner of the new Metro plaza and Leesburg Pike.  At a prominent location, staff and the 
applicant have extensively reviewed and refined the design to assure proper street 
activation. 
 
The applicant shows 27,000 SF of the retail on the ground floor of Building A, which 
could be a grocery store.  Such a use has design implications in that grocery stores 
require significant loading, which, in turn, could impact the streetscape and overall 
design of the project.  The loading issue was exacerbated by the topography of the site 
and the fact that the parking structure extends under the entire building site.  These two 
factors meant that loading could only be accommodated along Leesburg Pike, a 
boulevard in the Tysons Corner Plan. In previous iterations of the proposed 
development plan, the frontage along Leesburg Pike had a 64-foot wide loading area 
with five loading bays.  With that much width and loading activity, staff felt that the 
impacts would be significant. Not only would the design be less than aesthetically 
pleasing, but the mere volume and size of trucks would create a busy and inhospitable 
environment for most pedestrians within several hundred feet of the Metro station 
landing. 
 
The applicant has addressed this concern with a combination of redesign, operational 
limits and commitments to pedestrian amenities.  Specifically, the applicant reduced the 
loading dock width to 36 feet by arranging the interior of the dock as efficiently as 
possible.  In addition, the applicant has proffered to use a dockmaster to oversee the 
management of the loading dock, to minimize conflicts between trucks and pedestrians, 
to schedule deliveries to avoid peak pedestrian hours and to ensure that the loading 
dock doors remain closed when not in use.  Finally, the applicant has incorporated 
hardscape design and uses so that the area provides an active and safe pedestrian 
environment; this design includes physical barriers (bollards) to separate the pedestrian 
and loading areas, two pedestrian paths across the space, and paving delineations to 
help demarcate the pedestrian from vehicular space. The applicant has proffered to 
further refine the design and details of this area with the FDP submission for Building A. 
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Figure 13 Internal and External Loading Dock Treatment 

   
Building F 
 
The FDP for Building F includes significantly more detailed plans, showing (illustrative) 
interior layouts of ground floor, parking and roof levels as well as detailed drawings of 
the building exterior (all four sides) including building materials.  In addition, the Building 
F features a fully integrated, seamless parking structure design, in which the building 
tower and base are indistinguishable from one another.   
 
Staff finds generally that the site design is in conformance with the recommended 
standards for Tysons Corner.  However, as noted, further refinements will be expected 
at FDP.  
 



RZ/FDP 2011-PR-005 and SEA 2008-MD-036 Page 42 
 
 

 

 

Building Height 
 

 

Figure 14 Building Height Map from Comprehensive Plan 

 

The subject property is within the Tier One area, which permits a height range of 225 to 
400 feet. The following table compares the maximum heights recommended in the 
Conceptual Building Heights Map to that proposed range of heights for each building.  
 

Building Proposed Use 

Comprehensive 
Plan Maximum 
Building Height 

Range 

Proposed 
Building 

Height Range 

Building A Office/Retail Tier 1: 225' - 400' 210' - 300' 
Building B Hotel/Residential/Retail Tier 1: 225' - 400' 250' - 330' 
Building C Residential/Retail Tier 1: 225' - 400' 290' - 380' 
Building D Residential/Retail Tier 1: 225' - 400' 190' - 290' 
Building E (Option 1 - 
Office) Office/Retail Tier 1: 225' - 400' 125' - 195' 
Building E (Option 1 - 
Hotel) Hotel/Retail Tier 1: 225' - 400' 75' - 160' 
Building E (Option 2) Residential/Retail Tier 1: 225' - 400' 140' - 210' 
Building F (Option 1) Office/Retail Tier 1: 225' - 400' 185' - 265' 
Building F (Option 2) Residential/Retail Tier 1: 225' - 400' 300' - 400' 

 
In addition to the height guidance in the Areawide Recommendations, the District 
Recommendations for the subject property address building height (Page 136): 
 



RZ/FDP 2011-PR-005 and SEA 2008-MD-036 Page 43 
 
 

 

 

This subdistrict contains the highest natural elevation in the County, and 
its skyline is visible from great distances. This subdistrict has some of the 
tallest buildings in Tysons, and new buildings are expected to contribute to 
its distinctive skyline. Maximum building heights range from 175 feet to 
400 feet, depending upon location, as conceptually shown on the building 
height map and discussed in the Areawide Urban Design 
Recommendations. The tallest buildings should be closest to the Metro 
station with a maximum height of 400 feet.  

 
Overall, the proposed mix of heights for the development will result in a varied skyline 
near the Greensboro Metro station, and the applicant proposes to commit to the 
minimum and maximum buildings heights in the Development Tabulations (Proffer 14). 
The proposed minimum and maximum building heights are within a suitable range to 
retain a mix of heights as development progresses. The buildings closest to the Metro 
station (Buildings A and B) are proposed at maximum heights between 300 to 330 feet, 
but the tallest proposed building, Building F, is located closer to the Route 7/Chain 
Bridge Road interchange. Building C, the second tallest building proposed on the site, is 
located in the interior of the site at the intersection of Center Street and Viale Centrale. 
However, the close proximity and visibility of Buildings C and F to the Metro station still 
promote a distinctive skyline as recommended.   
 
The building heights proposed in the subject application are in general conformance 
with the Comprehensive Plan. 
 
Tree Canopy and Plantings 
 
The Comprehensive Plan recommends increased tree planting in Tysons, and 
recognizes that much of this new planting will be accomplished through the provision of 
street trees. While the application meets the tree preservation targets, because the 
Public Facilities Manual (PFM) does not allow off-site trees (such as streetscape trees 
on public streets) or trees in easements on-site to count towards the tree canopy 
requirements, a PFM modification of the 10-year tree canopy requirements has been 
requested for this application.  The application generally provides the majority of trees 
as street trees, with additional trees provided in above-grade terraces and parks.  The 
applicant has demonstrated that the Plan’s recommended 10% tree coverage goal for a 
redevelopment would be achieved in these applications, so long as the street trees (in 
the public rights-of-way) are counted toward the canopy.  Staff believes a modification in 
favor of that shown on the CDPs is appropriate because of the commitment to provide 
uncompacted soil volumes, and to maintain, irrigate, and replace trees damaged by 
utility repair.   
 
The applicant has provided a utility plan showing the proposed landscaping with 
conceptual utility layouts and sight distance lines.  The applicant has committed to avoid 
conflicts between landscaping and utilities to the greatest extent possible and to work 
with the County to remain in substantial conformance with the planting scheme shown 
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on the plan.  Should a conflict prove uavoidable, the applicant has proffered to work with 
UFMD prior to deletion of any tree shown on the plan. 
 
To ensure that the tree coverage goals proposed in the current applications will be met, 
the applicant has proffered that with each FDP:  (1) to update the tree canopy 
calculations to reflect any changes in site or building design; (2) to submit a labeled 
utility plan overlaid on the planting plan; and (3) to submit a drawing that demonstrates 
that the locations of all proposed trees are viable considering vehicular sight line 
distance requirements.  With these commitments, staff believes that the application 
satisfies the Plan’s tree coverage goals. 
 
Water Quality 
 
The applicant has pursued a variety of measures to address stormwater management in 
a manner which seeks to satisfy both the requirements of the Public Facilities Manual 
(PFM) and the Comprehensive Plan’s water quality goals for the Tysons Corner Urban 
Center.  These measures may include, but are not limited to: retention of runoff from the 
proposed development; low impact development (LID) measures in the form of porous 
pavement and green roof areas; street tree planting areas designed as filter boxes; and 
detention (through the use of underground stormwater vaults where runoff may be 
released gradually to protect stream channels that receive the runoff).  
 
Under the CDP and proffers, the applicant has committed to retain/reuse the first inch of 
rainfall to the extent practicable.  The applicant has also shown a possible scenario as 
to how that goal could be attained.  At the time of each FDP, the applicant will refine the 
work done at CDP and will include a specific goal of rainfall to be retained.  The 
applicant will then meet this goal at site plan although alternative measures may be still 
be used to achieve this goal (for example, a bio-retention tree pit may be enlarged to 
compensate for a smaller green roof).  Staff believes that this approach will allow for 
continued refinement of the stormwater management commitment while removing the 
subjective measurement of a goal from the site plan process. 
 
The CDP indicates that the first inch of runoff can be retained for this development by 
capturing 94% of the rainfall volume onsite and supplementing that with offsite retention.  
The application does not include computations to demonstrate that the development will 
be compliant with the minimum water quality control requirements specified in the 
current Public Facilities Manual (PFM). Although the Comprehensive Plan goals, in 
most situations, are more extensive than current minimum requirements, the 
development must also meet the applicable water quality control requirements in effect 
at the time of site plan approval.  Staff therefore reminds the applicant that compliance 
must be demonstrated with the applicable requirements in effect at the time of site plan 
and, if design changes become necessary, these changes must be in substantial 
conformance with proffered elements of the CDP/FDP (and if not, an amendment to the 
rezoning or FDP may be required).  It would be beneficial to the applicant to have 
resolved these issues during the rezoning application. 
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While overall staff finds that the applicant has met the goals of the Comprehensive Plan, 
staff continues to remind the applicant that regulatory requirements (i.e. PFM, state 
code) remain in effect and will be required during site plan review for approval.   
 
“Green” Buildings 
 
The Comprehensive Plan recommends that zoning proposals for residential 
development in the Tysons Corner Urban Center area provide green building 
commitments sufficient to attain, at a minimum, the United States Green Building 
Council’s (USGBC) Leadership in Energy and Environmental Design (LEED) 
certification or its equivalent.  The applicant has committed to pursue at least LEED 
certification for residential buildings and to pursue at least LEED Silver certification for 
non-residential buildings.  The applicant has provided a set of green building 
commitments which are largely in conformance with Plan guidance for compliance with 
these standards.   
 
Energy/Resource Conservation   
 
The Comprehensive Plan anticipates that zoning applications in Tysons Corner will 
include commitments to design elements and practices which will reduce the use of 
energy and water resources.  The proposed proffers for this application include the 
following commitments:   
 

 To construct each parking garage with at least one electric vehicle recharging 
station that will serve at least two parking spaces and the infrastructure (such as 
conduit) to facilitate additional future stations;  

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

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

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

 
Therefore, staff finds that the recommendations related to energy conservation have 
been met with this application. 
 
Noise Impacts 
 
In order to minimize exposure to unhealthy noise impacts, the Policy Plan of the 
Comprehensive Plan recommends that noise levels be mitigated to 65 dBA for outdoor 
activity areas, 50 dBA for office environments, and 45 dBA for residences, schools, 
theaters, hotels, and other noise sensitive uses.   
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The applicant has submitted a revised noise study which assessed the impacts of noise 
on the site.  The applicant has agreed to mitigate noise impacts in residential and office 
uses, and has added a proffer to mitigate noise at the at grade park area along 
Leesburg Pike at Building F.  The proffer would be strengthened with the addition of 
hotel uses as noise sensitive uses and mitigation offered for above grade outdoor 
recreational areas.  
 
Urban Parkland Needs 
 

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

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

 
Applying the urban parkland standard cited in the Comprehensive Plan to the proposed 
development and assuming an average household size of 1.75 and one employee per 
300 square feet of commercial uses, there is a need for 2.60 to 4.10 acres of urban 
parkland onsite (Option 1 and 2, respectively).  Depending on the future alignment of 
Center Street and athletic field monetary contribution, the Development Plan shows 2.6 
or 2.94 acres of space identified as “public urban park”.  Therefore, the actual amount of 
new, usable public urban park space being provided is approximately one acre less 
than the need generated depending on the pursued development option.  
 
While Plan guidance provides a benchmark on park quantity, quality is also important.  
The applicant proposes six distinct onsite public parks.  The Metro plaza park is 
approximately 0.73 acres (which is will likely increase in the future given the ultimate 
alignment of Center Street to a more northerly alignment).  The skypark, directly 
adjacent but up two levels is approximately 0.26 acres.  A 0.10 acre Central Piazza is 
proposed within a drop off near the intersection of Tysons Central Street and Viale 
Centrale. Two spaces are proposed around Buildings D and E—a 0.05 acre pocket park 
at the rear of Building D and a 0.42 acre park, referred to as Clyde’s Park, between 
those two buildings.  Finally, the applicant proposes a 0.31 acre corner park.  
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Staff believes that the quality and character of the spaces is sufficient to offset the 
deficiency.  The applicant has diligently worked within the constraints of this small and 
topographically challenging site to create a network of park facilities.  The applicant has 
responded to the challenge by creating publicly accessible park space in every block 
and by using at-grade and elevated park areas to provide out park uses.  The applicant 
has also proposed using parts of those portions of right of way for Leesburg Pike, which 
are no longer needed, to accommodate a continuation of the Metro plaza and a passive 
green area.  The applicant has also committed to activate the Metro plaza with retail 
uses.   
  
Overall, while the application does not meet the amount of publicly-accessible urban 
park space recommended in the Comprehensive Plan for Option 2, it is staff’s opinion 
that an adequate assortment of publicly-accessible recreational facilities is being 
provided under both development options.  However, staff encourages the applicant to 
continue to explore opportunities to improve or enhance the proposed park spaces by 
improved design or programming of the space. 
 

 
Figure 15 Park Spaces 

 
Athletic Field Needs 
 
In addition to the need for new urban parks, the Comprehensive Plan also recognizes 
the need for a variety of small and large recreational facilities in Tysons Corner to meet 
the need of new residents, workers, and visitors.  In the Tysons Corner Urban Center 
Areawide Recommendations, Environmental Stewardship Chapter, Parks and 
Recreation Section, the Plan states the following: 
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…recreational facility service level standards in the Park and Recreation 
element of the Countywide Policy Plan should be applied to new 
development in Tysons, with adjustments made for urban demographics 
and use patterns.  Using 2050 development projections, anticipated urban 
field use patterns, optimal athletic field design (lights and synthetic turf) 
and longer scheduling periods, the adjusted need for athletic fields to 
serve Tysons is a total of 20 fields... In general, the need for an athletic 
field is generated by the development of approximately 4.5 million square 
feet of mixed use development in Tysons. 
 

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

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

 
Based on Comprehensive Plan guidance for provision of one full-service athletic field 
per 4.5 million square feet of new GFA, the proposed development of 1,807,000 to 
2,029,000 new square feet of GFA generates a need for 0.40 to 0.46 portion of an 
athletic field (Option 1 and 2, respectively).   
 
Due to the topographical constraints of the site, it is extremely difficult to provide an 
athletic facility, or portion thereof, on-site.  Therefore, in order to satisfy the athletic field 
need, the applicant has proffered to provide $2.38 per square foot of new gross floor 
area in lieu of actual field construction, which is equivalent to the land and facility value 
provided by other approved rezoning applications.  In addition, the applicant has 
proffered an option to provide early payment by December 31, 2015, on one or more of 
the proposed six buildings to receive an early payment discount.   
 
Staff finds that the contribution commitment satisfies the need to provide an athletic 
facility as described in the Comprehensive Plan.   
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Other Recreational Facility Needs 
 
Beyond athletic fields, in the Tysons Corner Urban Center Areawide Recommendations, 
Public Facilities Chapter, Parks Section, the Plan states the following: 
 

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

 
The applicant is providing an adequate assortment of publicly-accessible recreational 
facilities onsite.  The plan shows two recreational sport court facilities with flexible use in 
the proposed skypark, and a playground, dog park, and five exercise fitness stations in 
the proposed Clyde’s Park.   
 
Fairfax County Public Schools 
 
The proposed development would be served by the Westbriar Elementary, Kilmer 
Middle and Marshall High Schools.  Kilmer Middle and Marshall High Schools are 
projected to be over capacity in 2017.  The total range of the number of students 
generated by the application is projected to be as follows:  
 

 Total 
Option 1 

Total 
Option 2 

Elementary 25-40 55-91 
Middle 8-13 18-29 
High 14-22 30-49 
Total 47-75 103-169 

 
For both applications, the applicant has proffered a contribution of $9,378 per student, 
based on the number of students expected to be generated by utilizing the County’s 
current formula, using the current ratios of 0.087 students per high rise dwelling unit.    
 
Sanitary Sewer  
 
As development in the Tysons Corner Urban Center is expected to increase 
dramatically based on the new Comprehensive Plan recommendations, the applicant 
should be aware that off-site trunk sewer upgrades might be necessary in the future, 
which would be handled by a pro-rata share contribution.   
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Fire and Rescue  
 
The subject property is serviced by the Fairfax County Fire and Rescue Department 
Station #429, Tysons Corner.  The requested rezoning currently meets fire protection 
guidelines, as determined by the Fire and Rescue Department.   
 
The CDP and FDP have been reviewed by the Fire Marshal and design review 
continues.  The applicant has proffered that at site plan, should changes be requested 
in response to the Fire Marshal (including adjustments to tree locations, the streetscape 
and perimeter building areas) to allow for required emergency vehicle access, such 
changes could be made provided such modifications are in substantial conformance 
with the intent of the CDP, FDP and these proffers and are made in consultation with 
the Fairfax County Department of Planning and Zoning (DPZ), Fairfax County 
Department of Transportation (FCDOT), Urban Forestry Management Division (UFMD) 
of DPWES and the Office of Community Revitalization (OCR).   
 
Fairfax Water  
 
The subject properties have been historically served by the Falls Church City Public 
Utility for water.  However, the applicant will be required to connect to the Fairfax 
Water’s water system.  A 24-inch water main will be required, as shown on the 
applicant’s development plan.  Additional water main extensions may be required. 
 
Telecommunications 
 
While no specific telecommunications facilities are proposed with these applications, the 
applicant has proffered to retain the right to place telecommunications equipment on the 
roofs of the proposed buildings, so long as such installations meet the applicable Zoning 
Ordinance regulations and are screened or set back so as not to be visible from the 
surrounding streets.  To address concerns about future “dead spaces” at ground level 
where wireless reception is impeded by a proliferation of tall buildings, the applicant has 
proffered that in addition to rooftop installations, equipment may be architecturally 
integrated onto the facades of the buildings to ensure on-street and/or open space 
wireless coverage.    

 
 

ZONING ORDINANCE PROVISIONS (Appendix 18) 
 
The purpose and intent of the Planned Tysons Corner (PTC) District is to implement the 
mix of uses, densities, and intensities under the redevelopment option set forth in the 
adopted Comprehensive Plan for the Tysons Corner Urban Center.  These provisions 
require the applicant to demonstrate that the development furthers the vision of the 
Tysons Corner Urban Center as outlined in eight objectives that reflect the standards of 
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the Areawide Recommendations contained in the Plan text (which were discussed in 
detail above).   
 
As noted, these cases will contain a mix of residential, office, hotel and other non-
residential uses (such as ground floor retail) identified as “retail/service”.   
 
The Zoning Ordinance provides requirements relating to parking, building height and 
bulk regulations, open space and intensity.  All of these requirements reflect the 
recommendations of the Comprehensive Plan and have been discussed previously in 
the Plan analysis.  It is staff’s opinion, as expressed in this analysis, that the 
applications meet these standards.   
 
Standards for all Planned Developments (Sect. 16-100) 

 
Sect. 16-101 contains six general standards that must be met by a planned development.  
Sect. 16-102 contains three design standards to which all Conceptual and Final 
Development Plans are subject.  These general and design standards include the same 
elements that are included in the Areawide Recommendations which are addressed 
above.   
 
Special Exception Standards 
 
The applicant is requesting to amend SE 2008-MD-036 in order to adjust the land area.  
Such a request must be reviewed against the Zoning Ordinance’s special exception 
standards, including Sect. 9-006, Sect. 9-404 and Sect. 9-405. 
 

 General Special Exception Standards (Sect. 9-006) 
 
Paragraph 1 requires that the proposed use be in harmony with the Comprehensive Plan.  
Paragraph 2 requires that the proposed use be in harmony with the purpose and intent of 
the applicable zoning district regulations.  The electrically powered regional rail facilities 
are in harmony with the Comprehensive Plan and the purpose and intent of the Zoning 
Ordinance as they provide multi-modal transportation choices to the regional retail, 
commercial and future residential uses in the Tysons Corner area. The reduction of land 
area does not affect these standards.  As such, staff believes these standards are 
satisfied. 
 
Paragraph 3 requires that the proposed use be harmonious with and not adversely affect 
the use or development of neighboring properties in accordance with applicable zoning 
district regulations and the adopted Comprehensive Plan.  The use remains in harmony 
in terms of the massing of the structure and buffering and landscaping in that the 
structures are proposed to remain as previously approved.  In addition, while landscaping 
was originally proposed in the area to be removed from the Special Exception, this area 
is now incorporated into a coordinated design for the entire development.  The inclusion 
of that area in the rezoning area creates a more unified and harmonious concept for the 
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station and the adjacent development. In addition, the area to be added provides more 
plaza area and is not a significant change to the overall station design. As such, staff 
believes that this standard is satisfied. 
 
Paragraph 4 states that the proposed use shall be such that pedestrian and vehicular 
traffic associated with such use will not be hazardous or conflict with the existing and 
anticipated traffic in the neighborhood.  The pedestrian and vehicular traffic associated 
with this station will not create a hazard or conflict with the anticipated traffic in the 
neighborhood.  The addition area will not impact either pedestrian or vehicular traffic to 
the station as the area under consideration does not affect the pedestrian bridges or 
sidewalks and vehicular access is not provided.  As such, staff believes that this standard 
is satisfied. 
 
Paragraph 5 states that in addition to the standards which may be set forth in this Article 
for a particular category or use, the Board may require landscaping and screening in 
accordance with the provisions of Article 13.  As described above, the area to be 
removed did contain some landscaping, but the overall open space still meets the Zoning 
Ordinance standards and is replaced with a unified design and buildings on the adjacent 
development.  Therefore, staff believes that this standard is satisfied.  
Paragraph 6 states that open space should be provided in an amount equivalent to that 
specified for the zoning district in which the proposed use is located.  The Zoning 
Ordinance requires 15% open space in these Zoning Districts, and the applicant is 
proposing over 15% open space (54%).  Therefore, staff believes that this standard is 
satisfied. 
 
Paragraph 7 states that adequate utility, drainage, parking, loading and other necessary 
facilities to serve the proposed use shall be provided. Staff finds that there are adequate 
utilities for the needs of this station as the site is served by public water and the Metrorail 
system will adequately provide electricity to run the trains and operate the stations.  The 
use has no parking or loading requirements per the Zoning Ordinance.  The stormwater 
for the area to remain has already been reviewed by the DCR per the Memorandum of 
Agreement and the area to be removed has been reviewed by County staff under the 
stringent recommendations contained in the Comprehensive Plan.  Therefore, staff finds 
that this standard has been satisfied. 
 
Paragraph 8 states that signs shall be regulated by the provisions of Article 12; however, 
the Board may impose more strict requirements for a given use than those set forth in this 
Ordinance.  The applicant proposes typical Metro signage, as depicted on the SE Plat 
and staff notes that the signs are consistent with most Metrorail stations.  The signs will 
be regulated by WMATA policy, which has been established by the area jurisdictions with 
representation of Fairfax County.  Therefore, staff finds that this standard has been 
satisfied. 
 

 Standards for all Category 4 Uses  
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Paragraph 1 states that, except for electrically-powered regional rail transit facilities, as 
further qualified in Sect. 9-405 below, all buildings and structures shall comply with the 
bulk regulations of the zoning district in which located. Sect. 9-405 indicates that parking 
structures associated with electrically-powered regional rail facilities shall comply with 
the bulk regulations of the zoning district in which located. With the change in land area, 
there is still no parking structure associated with this station.  As a result, the station is 
not required to meet the bulk regulations of these zoning districts. 
   
Paragraph 2 states that any rooftop surface or touchdown pad which will be utilized as 
an elevated helistop shall be designed and erected in a manner sufficient to withstand 
the anticipated additional stress.  There are no rooftop surfaces or touchdown pads for 
helicopter use associated with the Metrorail station; therefore this standard is not 
applicable. 
 
Paragraph 3 states that, except in the I-6 District, all maintenance, repair and 
mechanical work, except that of an emergency nature, shall be performed in enclosed 
buildings. The change in land area does not affect the stated plan not to conduct 
ordinary maintenance, repair or mechanical work on the trains at this station, therefore 
this standard has been satisfied. 
 
Paragraph 4 states that all facilities shall be so located and so designed that the 
operation thereof will not seriously affect adjacent residential areas, particularly with 
respect to noise levels. The change in land area does not affect the noise and, with 
regard to the tracks, parapet walls along the tracks will reduce wheel noise of the rail 
cars, and all construction work is subject to County noise regulations.  Therefore, staff 
finds that this standard is satisfied. 
 
Paragraphs 5, 6, 7 concern uses associated with aircraft and are thus not applicable to 
this application.  
 
Paragraph 8 states that before establishment, all uses, including modifications or 
alterations to existing uses, except regional non-rail transit facilities and electrically-
powered regional rail transit facilities operated by WMATA, shall be subject to the 
provisions of Article 17, Site Plans. This use has already been established and the 
modification to the land area does not affect the establishment of the use.  Therefore, 
this standard is no longer applicable. 
 

 Additional Standards for Electrically-Powered Regional Rail Transit Facilities  
 
Paragraph 1 states that electrically-powered regional rail transit facilities shall not have 
to comply with the minimum lot size requirements of the district in which located. Staff 
simply notes that this provision allows the lot size to be the minimum required in order to 
site the station and therefore finds the standard satisfied. 
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Paragraph 2 notes that notwithstanding Par. 1 of Sect. 9-404 above, parking structures 
associated with electrically-powered regional rail transit facilities shall comply with the 
bulk regulations of the zoning district in which located.  There continue to be no parking 
structures associated with this application; therefore, staff notes that this standard is not 
applicable to this application. 
 
Overlay District Requirements 
 

 Highway Corridor (HC) (Sect. 7-600) 
 
The Highway Corridor Overlay District puts additional restrictions on certain automobile 
oriented uses, including drive-in financial institutions, fast food restaurants, 
quick-service food stores, service stations and service station/mini-marts.  All of these 
uses are permitted by the PTC District when shown on an approved FDP.  Furthermore, 
staff believes that the appropriate time to evaluate these uses is when an FDP (or 
FDPA) is submitted requesting such a use.  As discussed earlier in this report, the 
proposed proffers for this case state that any use allowed in the PTC District as a 
permitted use would be allowed in the retail/service portion of the requested square 
footage when the use restrictions are met.  The applicant has shown locations for 
possible pop-up retail at the Metro plaza and staff has found that these types of 
service/retail meet the requirements of the HC Overlay District due to their pedestrian 
orientation.  Fast food restaurants and quick-service food stores are limited in the HC 
Overlay District because of their potential for high trip generation.  In a high-rise 
building, which has no surface parking, fast food restaurants and quick-service food 
stores will be oriented to the pedestrian.  Staff therefore believes it is appropriate to 
permit these two uses to occur within the proposed building.   
 

 Sign Control Overlay District (SC) (Sect. 7-500) 
 
The Sign Control Overlay District restricts freestanding signs in the intensely developed 
commercial and industrial areas of the County where there is an increased need to 
reduce visual clutter, sight distance obstructions and interference with traffic control 
signals and mechanisms. The signage on this site would meet the Zoning Ordinance 
requirements or any approved Comprehensive Sign Plan.  As such, this application 
meets the requirements of the sign control overlay district. 
 
Waivers and Modifications Requested  (for rezoning application unless otherwise noted) 
 

 Waiver of Sect. 2-505 of the Zoning Ordinance to permit structures and 
vegetation on a corner lot as shown on the CDP and FDP. 

 
Sect. 2-505 of the Zoning Ordinance prohibits structures and vegetation on a corner lot 
within a triangle determined by the street and sight lines.  However, in this rezoning, all 
buildings and vegetation have been reviewed against VDOT sight distance 
requirements and have been found to be designed in a manner consistent with those 
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requirements.  In addition, the applicant has proffered to provide a functional drawing 
showing, among other things, sight distance lines at driveways and intersections.  The 
proffers further note that if vegetation conflicts with sight distance requirements, the 
applicant shall work with staff to make minor adjustments to the tree location or remove 
lower branches.  If necessary, the trees can be relocated with coordination with staff.  
Due to the level of review of this application and proffered considerations related to 
maintaining sight distances, staff recommends approval of this waiver. 
 

 Waiver of Par. 1 of Sect. 6-506 to permit of minimum district size of less than ten 
(10) acres for a PTC zoned parcel. 

  
Par. 1 of Sect. 6-506 of the Zoning Ordinance requires a minimum of ten (10) acres in 
order to rezone to the PTC zoning district.  However, the Ordinance allows this 
minimum district area to be waived should a development proposal be in conformance 
with the adopted Comprehensive Plan.  To that end, and throughout the analysis of this 
application, staff has reviewed the character of the application to determine that it is in 
conformance with the Plan.  As previously stated, the application meets the 
consolidation recommendations in the Comprehensive Plan.  The development provides 
the intensity and mix of uses recommended by the plan.  The development also 
provides useful transportation links by providing the grid of streets and pedestrian 
connections in the subdistrict.  The application also meets the Comprehensive Plan as it 
relates to parks, landscaping, streetscaping, public facilities, stormwater and 
environmental recommendations.  Finally, this development has coordinated with the 
adjacent rezoning, RZ 2010-PR-022, which encompasses far more than the 10 acre 
minimum.  As such, staff supports this waiver of the minimum district size. 

 
 Waiver to allow the use of underground stormwater management and best 

management practices in a residential development. 
 
As discussed in the stormwater analysis, staff is supportive of underground stormwater 
management in the higher density developments expected in Tysons Corner.  Waiver 
request 1682-WSWD-001-1 (found in Appendix 11) has been reviewed by staff and 
recommended for approval, with the imposition of conditions found in the waiver report, 
which addresses specifications for the design of the facilities, requirements for 
maintenance agreements and financial commitments to ensure funds are available for 
appropriate maintenance and any necessary reconstruction. 
 

 Waiver/Modification of Par. 2 of Sect. 2-506 to allow for a parapet wall, cornice or 
similar projection to exceed the height limit established by more than three (3) 
feet, as may be indicated on the FDP to screen mechanical equipment. 

 
The applicant has requested a waiver/modification to provide an opportunity to 
architecturally screen mechanical penthouse equipment and to provide for potential 
architectural elements above the main roof line.  Additionally, active recreational uses 
on roofs may require fencing, screening and barriers exceeding three feet in height.  
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The applicant has proffered that such elements would be shown on an FDP for the 
review and approval of the Planning Commission (PC).  With this proffer, staff supports 
this waiver. 
 

 Waiver of Pars. 3(E) and (G) of Sect. 10-104 to increase the maximum fence 
height from seven (7) to 14 feet around accessory uses/structures located within 
the rear yard for areas associated with sports courts and urban plazas as 
identified on the FDP. 

 
If active recreational uses are provided on roofs or adjacent to roads, they may require 
fencing, screening or barriers exceeding seven (7) feet.  Staff supports this waiver as 
the applicant has proffered that all fences, are to be shown on a FDP for the review and 
approval of the PC and that no fences shall exceed 14 feet in height. 
 

 Modification of Par. 4 of Sect. 11-202 to permit the loading spaces as shown on 
the CDP. 

 
Par. 4 of Sect. 11-202 states that no loading space or berth may be located within 40 
feet of the nearest point of intersection of the edges of the travelway or the curbs of any 
two streets.  The applicant has requested this waiver for proposed loading entrances as 
shown on the CDP.  Within residential and/or commercial buildings, the proposed 
loading entrances have been combined with parking entrances in keeping with the 
Tysons Street Standards and Tysons Corner Urban Design Guidelines.  Therefore, staff 
supports this waiver to permit those loading areas as depicted on the CDP. 
 

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

 
This waiver is requested for Central Street and Viale Centrale, which are to be private 
streets. While staff’s desire is that all the streets needed to convey traffic district-wide 
(as identified in the Comprehensive Plan and subsequent analyses) be public streets, in 
this case, the applicant has proposed that Tysons Central Street and Viale Centrale be 
private streets as they sit atop an underground parking structure.  Staff supports this 
wavier as these streets provide pedestrian and vehicular connectivity but must be 
private given the constrained and topographically-challenged site. 

 
 Modification of Sect. 7-800 of the PFM to allow the use of tandem parking spaces 

and valet services to be counted as required parking (as permitted by the PTC 
District regulations). 

 
The Comprehensive Plan recommendations and PTC District regulations envision the 
use of tandem parking spaces and valet parking as an efficiency measure and as an 
encouragement for shared parking.  The applicant requests the right to provide such 
spaces in conjunction with any non-residential uses when valet parking is provided.  
The applicant has proffered that “tandem parking spaces may be used for residential 
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units with two spaces and in office and hotel buildings where spaces are assigned by 
building management.”  With this proffer, staff supports this modification. 
 

 Waiver of Par. 2 of Sect. 6-505 to permit a site plan for public improvements 
plans associated with public roadway, infrastructure, the interim Metro plaza 
improvements or other park spaces to be filed without an approved FDP. 

 
An FDP is a prerequisite for a site plan.  However, in this case, the applicant is 
requesting that this requirement be waived so that the applicant can file site plans for 
public improvements without an FDP.  In Tysons, it is expected that developments will 
occur in phases.  In order to facilitate the early installation of as many public 
improvements as possible, staff believes it is appropriate to provide a waiver of the FDP 
requirement for certain public facilities (such as roads and parks,) when sufficient details 
are shown on the CDP to allow a site plan or public improvement plan to be evaluated.  
Staff supports this requested waiver. 
 

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

 
The application provides for an interconnected grid of streets and demonstrates how the 
grid may be extended in the future as surrounding properties develop.  The applicant 
has proffered to provide public access easements along the private streets.  With these 
commitments, adequate access is provided to connect this development to the 
surrounding properties as they redevelop. Therefore, staff supports a waiver of Par. 3B 
of Sect. 17-201 to permit only those areas of interparcel access as shown on the CDP 
and as described in the proffers to be provided. 
 

 Modification of Par. 2 of Sect. 17-201 to permit the construction of the sidewalks 
and on-road bike lane system shown on the CDP. 

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

 Waiver of Par. 3(A) of Sect. 17-201 which requires a service drive along 
Leesburg Pike and Chain Bridge Road 

 
The Comprehensive Plan design of both Leesburg Pike and Chain Bridge Road 
designate them as boulevards without a service drive.  Because the grid provides 
interparcel access, staff supports this waiver request. 
 

 Waiver of Par. 7 of Sect. 17-201 to allow establishment of parking control, signs 
and parking meters along private streets within the development. 
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In Tysons Corner, on-street parking will be an important part of providing parking for 
uses and meeting street design standards.  The owners of private streets may wish to 
regulate the use of these parking spaces to serve their needs.  Staff supports this 
waiver. 
 

 Waiver of Par. 4 of Sect. 17-201 to allow only for the dedication and construction 
of roads as depicted on the plans and indicated in the proffers   

 
Par. 4 of Sect. 17-201 requires “the dedication and construction of widening for existing 
roads, existing roads on new alignments and proposed roads, all as indicated on the 
adopted comprehensive plan.”  The street grid and design has been extensively 
negotiated over the course of this application and staff notes that the applicant has 
provided the requested street grid on their site and has worked with cooperative land 
owners to provide Station Place.  As such, staff supports the waiver of Par. 4 of Sect. 
17-201 to that shown in the plans and proffers. 
 
Landscaping/Tree Canopy Waivers 
 
The applicant has requested the following waivers of the PFM: 
 

 Modification of Sect. 12-0601.1B of the PFM to reduce the minimum planter 
opening area for trees used to satisfy the tree cover requirement in favor of that 
shown on the plans. 

 Modification of Sect. 12-0515.6B of the PFM to allow trees located above any 
proposed percolation trench or bioretention areas to count towards county tree 
cover requirements as depicted on the CDP and FDP. 

 Modification of Sect. 12-0501 of the PFM to permit the 10 year tree canopy 
requirements as shown on the plans and as proffered. 

 Modification of Sect. 12-0511 of the PFM for required tree preservation target 
and ten percent canopy to be calculated as shown on the overall CDP area. 

 
The minimum planting area opening requirements contained within the PFM are 
intended to enhance the survivability of street trees in the application.  The applicant 
has utilized planting details in conformance with the Tysons Urban Design Guidelines, 
including the use of structural soils and adequate soil volumes.  These guidelines 
account for smaller planter openings to allow for additional pedestrian accommodations.   
 
The application provides details and specifications, with proffers, on how trees planted 
in percolation trenches and bioretention areas will be planted, maintained and replaced. 
Therefore, since the applicant has agreed to maintain the trees in these bioretention 
pits, staff is comfortable that the trees will survive and can be counted for the tree 
canopy.  
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As noted earlier, off-site (such as trees in public rights-of-way) and trees in easements 
do not count toward the tree canopy requirements because of concerns about 
maintenance and replacement.  However, the applicant has proffered to maintain these 
trees and replace them should they be damaged or removed.  Were these street trees 
and trees in easements counted per the PFM, the 10-year canopy would be met.  In 
addition, given the intensity of development envisioned by the Comprehensive Plan and 
this CDP, some sites within the entire development may not meet the 10-year tree 
canopy requirements; however, the tree canopy requirements could be met when 
viewing the application as a whole. 
 
Given the proceeding proffer commitments and plan specifications, staff supports this 
group of landscaping waivers/modifications. 
 
Other Landscaping Waivers 
 

 Waiver and/or modification to interior parking lot landscaping requirements of 
Sect. 13-202 for interim surface lots, structured parking and spaces on private 
streets as either depicted on an FDP or shown on a landscape plan. 

 
Interior parking lot landscaping can be waived where such waiver or modification will not 
have any deleterious effect on the existing or planned development of adjacent 
properties.  Interior parking lot landscaping may be required per the PFM and Zoning 
Ordinance along streets or along parking structures, but staff notes that the extensive 
streetscaping requirements along the streets in this development, as depicted 
conceptually on the CDP, are significant and are to be further refined at FDP.  As the 
FDP would need to remain in conformance with the CDP and would require review and 
approval by the Planning Commission, staff is comfortable modifying the interior parking 
lot landscaping requirements to what is shown on the CDP or future FDP.  In addition, 
for existing surface parking lots which may be converted to commercial offstreet 
parking, the applicant has proffered to submit a landscaping plan to DPZ for review and 
approval so that additional landscaping can be provided.   
 

 Waiver and/or modification to peripheral parking lot landscaping requirements of 
Sect. 13-203 for interim surface lots, structured parking and spaces on private 
streets as depicted on an FDP. 
 

As above, peripheral parking lot landscaping can be waived where such waiver or 
modification will not have any deleterious effect on the existing or planned development 
of adjacent properties.  Peripheral parking lot landscaping may be required per the PFM 
and Zoning Ordinance along streets or along parking structures, but staff notes that the 
extensive streetscaping requirements along the streets in this development are 
conceptually depicted on the CDP with further refinement to be shown at FDP.  As the 
FDP would need to remain in conformance with the CDP and would require review and 
approval by the Planning Commission, staff is comfortable modifying the peripheral 
parking lot landscaping requirements to what is shown on the CDP or future FDP.  In 
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addition, for existing surface parking lots which may be converted to commercial 
offstreet parking, the applicant has proffered to submit a landscaping plan to DPZ for 
review and approval so that additional landscaping can be provided.   

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

 
The overall Tysons Central development proposal has been extensively reviewed since 
adoption of the Tysons Comprehensive Plan Amendment and the PTC District Zoning 
Ordinance regulations.  The application has approached the design process for this site, 
challenged both by topography and the existing conditions of its adjacent neighbors, in 
a comprehensive fashion so that the buildings, street grid, landscape, streetscape, and 
park design fit well with what was envisioned in the Comprehensive Plan.  
 
In general, this application includes detailed design with appropriate building massing, 
attractive public realm and good integration with adjacent development and the new 
Metro station.  As evidenced by the proffers and discussion in this report, staff expects 
each building to undergo more design review and rigorous testing against this CDP and 
the Comprehensive Plan as the buildings are submitted for FDP approval.  The 
proposed grid of streets accommodates both on-site needs and serves the greater 
Tysons area by providing additional links in the network.  The applicant’s commitments 
to the construction of streets will provide connections in this subdistrict which staff will 
continue to review and negotiate as FDPs are submitted.  The projects incorporate a 
streetscape design which, on the whole, conforms to the recommendations of the 
Comprehensive Plan.  The applicant has worked with staff to design the loading to 
mitigate its impact on the street and the applicant has committed to further refine the 
design at the time of FDP. 
 
On the whole, this application conforms to the recommendations of the Comprehensive 
Plan and good design principles. Staff believes that this development has addressed 
the many recommendations of the Comprehensive Plan, including transportation, 
affordable housing, water quality, parks and open space and public facilities.  Staff 
therefore concludes that the subject applications are in harmony with the 
Comprehensive Plan and in conformance with the applicable Zoning Ordinance 
provisions with the implementation of the draft proffers and proposed development 
conditions contained in Appendices 1-3 of this Staff Report.   
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Recommendations 
 
Staff recommends approval of RZ 2011-PR-005, subject to the execution of proffers 
consistent with those contained in Appendix 1. 
 
Staff recommends approval of FDP 2011-PR-005, subject to the Board’s approval of RZ 
2011-PR-005 and the development conditions contained in Appendix 2. 
 
Staff recommends approval of SEA 2008-MD-036 subject to the development 
conditions contained in Appendix 3. 
 
Staff recommends approval of the following modifications and waivers for RZ 2011-PR-
005: 

 
 Modification of Par. 2 of Sect. 17-201 of the Zoning Ordinance to permit the 

construction of the sidewalks and on-road bike lane system shown on the CDP.  

 Waiver of Sect. 2-505 to permit structures and vegetation on a corner lot as 
shown on the CDP and FDP. 
 

 Waiver of Par. 1 of Sect. 6-506 to permit of minimum district size of less than ten 
(10) acres for a PTC zoned parcel. 
 

 Waiver to allow the use of underground stormwater management and best 
management practices in a residential development (1682-WSWD-001-1) subject 
to the Conditions dated August 13, 2013, contained in Attachment A of Appendix 
11 of the staff report.  
 

 Waiver/Modification of Par. 2 of Sect. 2-506 to allow for a parapet wall, cornice or 
similar projection to exceed the height limit established by more than three (3) 
feet as may be indicated on the FDP to screen mechanical equipment. 

 

 Waiver of Pars. of 3(E) and (G) of Sect. 10-104 to increase the maximum fence 
height from seven (7) to 14 feet around accessory uses/structures located within 
the rear yard for areas associated with sports courts and urban plazas as 
identified on the FDP. 

 

 Modification of Par. 4 of Sect. 11-202 to permit the loading spaces as shown on 
the CDP. 

 

 Waiver of Sect. 11-302 of the Zoning Ordinance to allow a private street to 
exceed 600 feet in length as shown on the CDP. 
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 Modification of Sect. 7-800 of the PFM to allow the use of tandem parking spaces 
and valet services to be counted as required parking (as permitted by the PTC 
District regulations). 

 

 Waiver of Par. 2 of Sect. 6-505 to permit a site plan for public improvements 
plans associated with public roadway, infrastructure or final or interim park 
spaces as shown on the CDP to be filed without an approved FDP. 

 

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

 

 Waiver of Par. 3(A) of Sect. 17201 which requires a service drive along Leesburg 
Pike and Chain Bridge Road. 

 

 Waiver of Par. 7 of Sect. 17-201 to allow establishment of parking control, signs 
and parking meters along private streets within the development. 
 

 Waiver of Par. 4 of Sect. 17-201 to allow only for the dedication and construction of 
roads as indicated in the plans and proffers. 

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

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

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

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

 
 Modification of the Sect. 12-202 and 12-203 for interior and peripheral parking lot 

landscaping for new and existing interim surface parking lots to what is shown on 
an approved FDP or a landscape plan. 
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DRAFT
PROFFERS

NVCommercial Incorporated and Clyde's Real Estate Group,Inc.
RZ 20tt-PR-005

September 27,2013

Pursuant to Section 15.2-2303(4') of the Code of Virginia (1950, as amended) and
Section 18-204 of the Zoning Ordinance of Fairfax County (1978, as amended), the property
owners and Applicants, for themselves and their successors and/or assigns (refened to hereafter,
both collectively and, where appropriate, individually as the "Applicants"), hereby proffer that
the development of the parcels under consideration and shown on the Fairfax County 2013 tax
maps as Tax Map 29-3 ((l)) 65, 71, 71A pt., 72, 73, 75, 76 and 78A (collectively, the
"Property") shall be in accordance with the following conditions if, and only if, Rezoning
application 201l-PR-005 (this o'Rezoning") is granted.

GENERAL

L Conceptual Development Plan. The Property shall be developed in substantial
conformance with the proffered elements of the Tysons Central Conceptual Development
Plan ("CDP") dated February 22,2011 and revised through August 15,2013, prepared by
VIKA, Incorporated, Davis, Carter, Scott Ltd and LSG Landscape Architecture Inc.

The CDP includes two options; Option I represents the maximum commercial proposal.
Option 2 represents the maximum residential proposal. Option I is depicted as the
primary design on Sheets C-6 and C-6A of the CDP. The design variations included in
Option 2 are shown in the inset boxes on Sheets C-6 and C-6A. The Applicants reserve
the right to develop in accordance with either option or a combination of the two options,
provided the maximum gross square footages identified in Proffer 6 are not exceeded.

2. Proffered CDP Elements. It shall be understood that the proffered elements of the CDP
are limited to the grid of streets, general location of the points of access, general location
of the buildings and build-to-lines, general mix of uses, minimum and maximum gross

floor area ("GFA"), minimum and maximum building heights, amount and general
location and character of urban park land, and general quality and character of the
streetscape (the "Proffered Elements"). A future amendment to the Proffered Elements
shall require a subsequent Conceptual Development Plan Amendment ("CDPA") or
Proffered Condition Amendment ("PCA"). Other elements of the CDP may be adjusted
or modified with approval of future Final Development Plans ("FDPs") in accordance
with the provisions set forth in Section 16-402 of the Fairfax County Zoning Ordinance
(the "Ordinance").

3. Minor Modifications. Minor modifications to the Proffered Elements of the CDP may be
permitted without the need for a CDPA or PCA when necessitated by sound engineering
or that may become necessary as part of FDP approval or final site design or engineering,
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pursuant to Section 16-403(4) of the Ordinance provided the development is in
substantial conformance with the CDP and these Proffers.

4. Declarations/Owners Associations. The Applicants shall cause the recordation of one or
more declarations creating an umbrella owners' association ("UOA") and as necessary,
condominium ownerso associations ("COA") or declarations of covenants and
agreements dealing with the governance of maintenance and operation of the Property or
other governance documents which will legally bind the Property, (collectively referred
to as the "Governance Documents"). Such Governance Documents shall be prepared, be

legally effective and recorded prior to the issuance of the first Non-Residential use Permit
("Non-RUP") or Residential Use Permit ("RUP") for any new construction as shown on
the CDP. The respective Governance Documents shall speciff the various proffer and
maintenance obligations set forth in these Proffers, including the maintenance of certain
streets, associated sidewalks, streetscapes and furnishings, and site amenities such as, but
not limited to, the publicly accessible park areas and implementation/management of a
transportation demand management program. Such maintenance obligations shall not
apply to the owners of any portions of the Property which have not yet been redeveloped
in accordance with the CDP. The Governance Documents shall be included in any
offering, sale materials or contracts for any condominiums. Purchasers of land or
buildings shall be advised of these obligations in the contract of sale.

PROPOSED DEVELOPMENT

5. Existing Development and Interim Uses.

A. The Property is currently developed with seven existing buildings which contain
approximately 82,403 square feet and associated surface parking lots
(collectively, the "Existing Development"). The Existing Development on the
Property, as shown on the CDP, may remain in use as an initial phase until such
time as the portion of the Property on which the existing structure(s) is located is
redeveloped in accordance with this application, or as otherwise stated in these
Proffers. The structures may not be enlarged, except minor building additions
may be approved by the Zoning Administrator pursuant to the provisions of Par. 4
of Sect. 16-403 of the Ordinance. Modifications to the interior and exterior of
structures and associated parking areas shall be permitted. Changes may be made
to the site conditions as shown in the phasing Sheets A-176 through ,4'-178 of the
CDP (the "Phasing Sheets") and changes may be made to accommodate interim
uses.

B. Any use that is permitted by-right in the Planned Tysons Corner Urban ("PTC")
District, with the exception of residential and hotel uses, may also be permitted
within existing structures ag an interim use subject to the Use Limitations in Sect.
6-505 and the provisions of Paragraph A above, until such time as the relevant
portions of the Property are redeveloped.
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C. Any use of existing structures requiring a minor site plan or site plan shall
incorporate peripheral and interior parking lot landscaping to the degree
practicable, provided existing parking spaces are not reduced.

D. Existing structures may be partially demolished to accommodate the construction
in the early phases of development of the Property. In that evento the portion of
the existing structures to remain shall be included in the associated FDP for the

new development.

E. The Applicants may restore any portion of the Existing Development including
any modifications or improvements consistent with this Proffer that later is

destroyed or damaged by casualty, subject to Article l5 of the Ordinance.

F. Commercial off-street parking may be provided on an interim basis as set forth in
Proffer 41.

G. In order to provide activity on the Property and avoid portions of the Property
being vacant for an extended period of time, new interim structures and interim
uses shall be permitted. Such interim buildings/uses shall require approval of an

FDP, special exception or special permit as may be applicable but shall be

deemed in conformance with the CDP subject to the following conditions:

(i) Interim pop-up uses and/or buildings shall be permitted on the Property
adjacent to the Greensboro Metro Station as shown generally shown on
Sheet L-8.1 of the CDP and as described in Proffer 52A without the
requirement for a FDP.

(ii) Other interim pop-up uses and/or buildings shall be permitted with
approval of a FDP in the areas designated for such potential uses on the
Phasing Sheets.

(iii) Any use permitted in the PTC District, with the exception of residential
and hotel uses, may also be permiued as an interim use within existing or
interim buildings, subject to the use limitations of Section 6-505 as may be

waived or modified by the Board of Supervisors.

(iv) New interim structures and uses shall provide improvements to pedestrian

connectivity and interim streetscaping in accordance with Proffer 24.

(v) It is demonstrated how the new interim structures and uses meet the
requirements of Paragraph 8 of Section 6-505 of the Ordinance.

Proposed Development. The maximum gross square footage permitted on the Property
is 2,029,000 (the "Proposed Development") with no more than 631,000 gross square feet
allocated to office use. The Proposed Development will over time replace the Existing
Development. The Proposed Development may include all permitted uses in the PTC
District, subject to the use limitations of Section 6-505 of the Ordinance, the development
tabulations on Sheet C-3 of the CDP (the "Development Tabulations") and these Proffers.
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Notwithstanding that shown in the Development Tabulations, the office use permitted for
Building E shall be no greater than212,000 gross square feet with the balance of 419,000
gross square feet of office use to be allocated between Buildings A and F. However, the
Applicants reserye the right to transfer office square footage between these buildings with
FDP approval as set forth in Proffer 7 provided the maximum gross square footage
allocated for office use on the Property does not exceed 631,000.

Retail uses as identified in the Development Tabulations may include any non-residential
use permitted in the PTC District, exclusive of office or hotel uses, or uses accessory to
the primary use, subject to the use limitation contained in Paragraph 14 of Section 6-505
of the Ordinance (hereinafter referred to as "Retail Uses"). Retail Uses may include
grocery stores provided any particular grocery store does not exceed 27,000 gross square

feet. The size and general location of Retail Uses shall be shown on the FDP submitted
for each building and shall include uses that create activated first floor store fronts,
although Retail Uses may also be located above and/or below the first floor, including
opportunities for eating establishments and similar uses on the upper floors of buildings.

Uses allowed by special exception or special permit in the PTC District may be

authorized through a separate special exception or special permit process without the
need for a PCA or CDPA, provided the use is in substantial conformance with the
approved CDP.

7. Final Development Plans. FDPs for the Property shall be in substantial conformance
with the CDP and these Proffers. FDPs approved for individual buildings on the Property
shall establish the maximum GFA or maximum number of residential units for each

building within the limits established by these Proffers and the CDP. The specific GFA
and number of dwelling units for each building shall be established at final site plan. If
the maximum GFA or maximum number of dwelling units approved with the FDP is less

than the maximum for that building as shown on the CDP, the excess GFA or dwelling
units may be utilized in another building or building(s) within the Property, provided: (l)
the excess GFA or dwelling units can be accommodated within the maximum building
height for the building utilizing the excess GFA or dwelling units shown on the CDP; (2)
the minimum building height for the building providing the excess GFA or dwelling units
as shown on the CDP is maintained; and (3) FDP(s) or FDPA(s) for both of the
applicable building(s) transferring and utilizing the excess GFA are approved.

In addition, the following information shall be provided with each FDP not filed
concurrently with a CDP.

A. A tabulation indicating the development status of all land subject to this Rezoning
shall be provided with each FDP and site plan submitted for the Property. The
tabulation shall include a listing of all proposed and or completed buildings, along
with the GFA, uses, final building heights, and parking approved on the CDP, or
any FDP or site plan as may be applicable. The tabulation shall identify the
allocation of any excess GFA (as compared with what was originally shown on
the applicable CDP) and shall be updated with each subsequent FDP and site plan
approved for the Property.
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Tree Canopy Calculations. A tabulation indicating the tree canopy calculations of
all property subject to this rezoning to be updated with each subsequent FDP,
FDPA and site plan approved for the Property.

TDM Supplement. A copy of the previous TDM Annual Report, if available, to
determine progress toward attaining TDM goals and any planned modifications to
the TDM program.

Functional Drawings/Sight Distance. Functional drawings to include proposed
right-of-way lines associated with public streets; vehicular sight distance lines at
all intersections within, and adjacent to, the FDP area overlaid on the Landscape
Plan; and details with respect to utilities and/or vegetation conflicts with building
entrances and/or intersections as presented on the CDP.

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

Proposed Uses. A list of proposed uses and demonstration of how such uses meet
the applicable "Use Limitations" of Section 6-505 of the Ordinance.

Architectural Elements. Specific information on architectural elements, build-to
lines, and building heights as provided in Proffers I I and 14.

Streetscape. A graphic depiction of, and any adjustments to, the activated
streetscape elements as provided in Proffer l0 and refinement of, and adjustments
to, streetscape elements as provided in Proffers 23 and24.

GaragelLoading and Service Area Treatments. Proposed parking garage fagade
designs and refined loading and service area designs and treatments as provided in
Proffers 12 and 13. S

Landscaping. Detailed landscape plans as provided in Proffer 22.

Streetscape Fumishings. Submission of a "Streetscape Furnishing and Materials
Plan" as provided in Proffer 23.

Phasing. Identification of specific proposed phased improvements in accordance
with Proffer 8 and those generally set forth on the phasing-related exhibits
provided on the Phasing Sheets.

Parks and Recreation. For on-site parks and active recreation facilities, depiction
of special amenity features committed by building as provided in Proffer 52 as

well as the height of any fencing (limited to a maximum of 14 feet) proposed
around recreational facilities.

Provisions for Bicycles. Bicycle parking and storage as provided in Proffer 37.

F.

G.

H.

J.

K.

N.
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O. Parking Spaces. Refinement of the number of parking spaces as provided in
Proffer 39.

P. Stormwater Management. Identification of the treatment of stormwater as

provided in Proffer 57.

a. Bus Shelter. Details of the proposed bus shelter location and design as described
in Proffer 36.

R. Workforce Dwelling Units. For residential development, the expected location
(on-site or off-site) of workforce dwelling units.

Development Phasing. The Proposed Development includes six (6) buildings, which are
identified on the CDP as Buildings A through F. Development of each building may
proceed in any order provided that each such building provides the phasing conditions
depicted for such building on the CDP and that all proffers that apply to such building are
addressed with the development of that building. Where a proffer establishes an

obligation that applies to a building, including associated phasing obligations and
potential condemnation actions, reference to "Applicants" in such proffer shall mean the
party undertaking the development such building.

The Applicants shall construct the grid of streets and provide pedestrian improvements,
public parks, private amenities and public facilities on the Property in conjunction with
the development of each individual building in accordance with the Phasing Sheets and
as further described in these Proffers. In addition, interim improvements as outlined in
Proffer 24D and as may be determined at time of FDP approval shall be provided
commensurate with the construction of each building. Adjustments to the phasing may be

approved with FDP approvals without the requirement for a PCA or CDPA, provided the
adjustments do not materially adversely affect the other phases and are in substantial
conformance with the CDP. For purposes of these Proffers o'constructo' shall mean that: l)
a committed road improvement is substantially complete and is available for use by the
public for travel whether or not the improvement has been accepted for maintenance by
the state, and 2) a committed publicly accessible park space improvement is substantially
complete and open to use by the public for use whether or not the improvement has been
accepted by the County or FCPA.

Fire Marshal Evaluation. The Applicants have coordinated the layouts depicted on the
CDP with the Fire Marshal. Further changes to the CDP and future FDPs shall be
permitted without the requirement for a CDPA in response to the review of site plans by
the Fire Marshal, including adjustments to the streetscape and perimeter building areas as

necessary to allow for required emergency vehicle access, provided such modifications
are made in consultation with the Fairfax County Department of Planning and Zoning
("DPZ"), the Fairfax County Department of Transportation ("FCDOT") and the Office of
Community Revitalization ("OCR") and in substantial conformance with the CDP, future
FDPs and these Proffers.

9.
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ARCHITECTURAL AND URBAN DESIGN

Activated Streetscapes and Ground Floor Elements. The ground floors of all new
buildings (excluding new interim buildings) on the Property, but not the parking
structures associated with such buildings, shall be designed and constructed with ground
floors having a minimum floor to floor height of 16 feet along Leesburg Pike (State

Route 7), Station Place, Center Street, Viale Centrale and Tysons Central Street where
Retail Uses are proposed to activate the streetscape. In addition, the Applicants shall
provide for a hierarchy ofactivated streetscapes throughout the Property as delineated on
Sheet L-l of the CDP and described below. The specific activation elements to be

utilized for each building shall be graphically depicted on the FDP.

A. Gateway Pedestrian Corridor. This area located along a high volume boulevard
(Leesburg Pike) may have significant pedestrian volumes, but will be generally
used for pedestrian movement as opposed to pedestrian interaction. The Gateway
Pedestrian Conidor shall generally incorporate the following elements, which
may be adjusted with approval of an FDP:

(i) Where the ground floors of buildings (not including the associated parking
garages which are addressed below) incorporate non-residential uses,

functioning entry doors into such uses shall be provided with a maximum
separation of 100 feet, or greater if shown on an approved FDP or as may
be permitted by the Zoning Administrator. A minimum of fifty percent
(50%) of the area of the street front ground floor fagades (not including
the associated parking garages) shall be constructed with glazed windows
and doors or other transparent, translucent materials.

(ii) Entrances to parking structures shall not be permitted. Where parking
structures occur along the ground floor fagade of buildings, the general
fagade detailing of the building above shall be continued to the ground
plane or other such architectural features provided.

(iii) The loading/trash/service area for Building A shall be screened from
public view through the use of doors, recessed entryways, architectural
features or other such similar treatments as shown on Sheets A-172 and L-
5.2 of the CDP and as described in Proffer l3A. Loading/trash/service
doors shall remain closed except when service vehicles are accessing the
atea.

B. Primary Pedestrian Corridors. These areas are designed to accommodate major
pedestrian activity, providing access to the Metro Station (the "Metro Station")
for pedestrians and accommodating access to, and encouraging interaction with, a

variety of uses on the Property. Primary Pedestrian Corridors shall generally
incorporate the following elements, which may be adjusted with approval of an
FDP:
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(i) Where the ground floors of buildings (not including the associated parking
garages which are addressed below) incorporate non-residential uses,

functioning entry doors into such uses shall be provided with a maximum
separation of 75 feet, or greater if shown on an approved FDP or as may
be permitted by the Zoning Administrator. A minimum of fifty percent
(50%) of the area of the street front ground floor fagades of such buildings
shall be constructed with glazed windows and doors or other transparent,

translucent materials.

(ii) The ground floor facades of Buildings A and B that front on to the Metro
Plaza shall be designed with active uses and architectural treatments to
enliven and energize the Metro Plaza, Such ground floor facades shall
incorporate Retail Uses, functioning entry doors with a maximum
separation of 75 feet and a minimum of fifty percent (50%) glazed
windows and doors or other transparent, translucent materials. Back of
house operations and storage associated with the Retail Uses shall not
front on to the Metro Plaza.

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

minimized to the extent possible. Where parking structures occur along
the ground floor fagade of buildings, the general fagade detailing of the

building above shall be continued to the ground plane or other such

architectural features provided.

(iv) Loading/trash/service areas along other Primary Circulation Corridors
shall be minimized to the extent possible. Where these areas occur, they
shall be screened from public view through the use of doors, recessed

entryways, architectural features or other such similar treatments.

Loading/trash/service area doors shall remain closed except when service

vehicles are accessing the area.

Secondary Pedestrian Corridors. These areas are designed to accommodate
moderate pedestrian activity, providing access to the Metro Station for pedestrians

and accommodating access to a variety of uses on the Property. Secondary

Pedestrian Corridors shall generally incorporate the following elements, which
may be adjusted with approval of an FDP:

(i) Where the ground floors of buildings (not including the associated parking
garages which are addressed below) incorporate non-residential uses,

functioning entry doors into such applicable uses shall be provided with a

maximum separation of 75 feet, or greater if shown on an approved FDP
or as may be permitted by the Zoning Administrator. A minimum of
thirty-five percent (35%) of the area of the street front ground floor
fagades of such buildings shall be constructed with glazed windows and
doors or other transparent, translucent materials.
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In residential buildings that do not incorporate non-residential uses on part
or all of the ground floors, the building design of the primary facades shall
incorporate, to the degree feasible, recreational and amenity spaces on the
ground floor with a minimum of 35% of the ground floor fagade below the
ceiling, constructed with windows and/or doors or other transparent
materials or semi-transparent materials, and/or incorporate entries in to
individual dwelling units from the street level. Residential units that have
direct access to the streetscape from an individual unit shall utilize design
features to provide interior privacy (such as having a ground floor
elevation that is above the sidewalk grade).

Parking structures along the ground floor facades shall have screening
composed of architectural systems designed to restrict views into the
parking structure from street level, or the general fagade detailing of the
building above may be continued to the ground plane.

Loading/trash/service areas shall be screened from public view through
the use of doors, architectural treatments or other such similar treatment.
Loading/trash/service area doors shall remain closed except when service
vehicles are accessing the area.

(iii)

(iv)

D. Tertiary Pedestrian Corridors. These areas are designed to accommodate modest
pedestrian activity making connections to less intense areas or through alleys.
Tertiary Pedestrian Corridors, not located along private alleys, shall incorporate
the following elements:

(iii)

Where the ground floors of buildings (not including the associated parking
garages which are addressed below) incorporate non-residential uses, a

minimum of twenty percent (25%) of the area of the ground floor fagades

of such buildings shall be constructed with glazed windows and doors or
other transparent, translucent materials or semi-transparent materials.

In residential buildings that do not incorporate Non-Residential Uses on
part or all of the ground floors, efforts shall be made to incorporate,
recreational and amenity spaces on the ground floor with appropriate
transparency and/or incorporate entries into individual dwelling units from
the street level. Residential units that have direct access to the streetscape
from an individual unit shall utilize design features to provide interior
privacy (such as having a ground floor elevation that is above the sidewalk
grade).

Parking structures along the ground floor facades shall have screening
composed of architectural systems and/or landscaping treatments designed
to restrict views into the parking structures from street level, or the general
fagade detailing of the building above may be continued to the ground
plane.

(i)

(ii)
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(iv) Access to parking garages and loading/trash/service areas are encouraged
to be located along Tertiary Pedestrian Corridors. Loading/trash/service
areas shall be screened from public view to the extent possible, through
the use of doors. recessed entryways and/or similar treatment.

Architecture.

A. The architectural treatment of all buildings within the Proposed Development
shall create a sense of identity and place, and shall create human scale at the
ground plane through the use of unifying elements such as materials, textures,
color, window treatments, decorative details, lighting, and landscaping. Buildings
shall be designed with high quality architecture and building materials that are

typically used on the exterior of Class A office buildings and residential, retail
and hotel buildings of a similar quality.

B. Each FDP shall specify the building materials, architecture, and specific features
designed to activate streetscapes, as further described below. Architectural plans,
elevations, illustrations, materials and heights may be revised subsequent to CDP
and FDP approval as a result of final architectural and engineering design,
provided the quality of design remains in substantial conformance with that
shown on the CDP and subsequent FDPs and as set forth in these Proffers, as

determined by the Department of Public Works and Environmental Services
("DPWES") in consultation with DPZ in consultation with OCR without the need
for a formal administrative determination.

C. Build-to-lines ("BTL") have been established as depicted on the CDP, to create an
urban, pedestrian-oriented environment where buildings are located close to the
street and pedestrian/streetscape areas are located between the buildings and the
sffeets. In general, building facades are intended to be configured in such a way
as to provide a continuous street wall along this line, but modifications to either
side of the BTL shall be permitted provided such are in general conformance with
the CDP and are shown on an approved FDP. Awnings and other architectural
canopies attached to the building frontage shall not extend beyond the building
zone, except as may be shown on an approved FDP. At the time of FDP and/or
site plan approval, the Applicant shall identify possible locations along the street
level for expanded areas for outdoor dining adjacent to cafes and restaurants and
shall provide appropriate building zones for such uses, so that outdoor dining
areas do not encroach into the sidewalk area.

Parkine Structure Facades. To further the goals of the Comprehensive Plan, above grade
parking structures shall incorporate uses or screening at the ground level in keeping with
Proffer 10, so as to provide a pleasant and attractive desigr/experience along the
streetscape. In addition, one or more of the following techniques shall be employed to
screen garage areas above the street level:

A. Inclusion of an active layer of occupied space;

t2.
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B. Continuation of the general fagade detailing of the tower above;

C. Extension of retail signage and architectural expressions above the retail level to
provide a variety of storefront experiences, as may be permitted by the Ordinance
or by an approved Comprehensive Sign Plan; or

D. For up to the first six levels of above grade parking, application of architectural
screening materials that may include, but not be limited to, metal framing systems
with inserted panels of wire mesh, metal, glass or other materials, and precast
concrete or masonry spandrels designed to minimize views into the garage spaces
from street level. Any additional levels of above-grade parking (greater than the
frrst six levels) shall be integrated into the architecture of the tower above.

Parking structure design features and materials shall be depicted on the FDP for review
and approval.

13. Building A Loading/Trash/Service Area. Particular care shall be taken to mitigate the
view of the loading/trash/service area serving Building A along Leesburg Pike and ensure
that the loading area can accommodate safe and convenient pedestrian passage. The
architectural treatment and integration of the loading door shall be in general
conformance with the character shown on Sheet A-172, or as may be refined at the time
of FDP approval.

A. At the time of
detailed designs
integration with

FDP
for

the

submission for Building A, the Applicants shall provide
the loading door treatment and demonstrate the door's

first floor and general fagade architectural detailing of the
building in keeping with the design character shown on Sheet A-172. The width
of the door for the loading trash /service area shall not exceed 36 feet. Based on
the proposed uses of Building A known at the time of FDP submission, the
Applicants shall make efforts to minimize the width of the loading door and/or
reduce the number of loading spaces to the extent feasible, without the need for a
PCA or CDPA. The FDP landscape plan shall seek to provide landscape
screening of the loading area from Leesburg Pike through a combination of a low
decorative wall, trees and plantings and/or similar treatments in keeping with the
design character shown on Sheet L-5.2, subject to Virginia Department of
Transportation ("VDOT") approval. The FDP shall also include details of the
streetscape treatment (paving pattems, bollards, signage) designed to provide
visual cues to the pedestrian of the potential loading activity.

B. Prior to the issuance of the first Non-RUP for Building A, the Applicants shall
appoint, and continuously employ, a dockmaster to oversee the management of
loading operations for Buildings A, B and C. It shall be the dockmaster's
responsibility to: l) minimize loading conflicts with pedestrian movements; 2)
ensure scheduled deliveries avoid peak traffic times such as 7:30 a.m. to 9:30 a.m.
and 4:00 p.m. to 7:00 p.m. weekdays; 3) ensure that the loading door remains
closed except for the movement of trucks in and out of the loading/trash/service
ileas; and 4) keep the loading/trash/service areas clean and well maintained at all
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times. Delivery restrictions, including limitations on the hours of delivery, may be

modified at the time of FDP approval without the need for a PCA or CDPA.

C. The Applicants shall install a sign prohibiting right turn movements by trucks
from the new service lane accessing the loading dock on to Viale Centrale.

Buildins Height. The minimum and maximum building height for each building on the
Property shall be measured in accordance with the provisions of the Ordinance and as

identified in the Development Tabulations. The final height of buildings shall be

determined at the time of site plan approval for each building and shall be equal to or less

than the maximum height but equal to or greater than the minimum height shown on the
CDP.

Building heights shown in the Development Tabulations are exclusive of penthouses and
other rooftop structures that are typically excluded from the maximum height regulations
as set forth in Section 2-506 of the Ordinance. Structures that are excluded from the
maximum height regulations as set forth in Sect. 2-506 may be constructed to a height not
to exceed twenty-five (25) feet from the roof level of the top floor of the building. All
building penthouses and rooftop structures shall be integrated into or compatible with the
architecture of the building. The height and extent of any roof top penthouse shall be
provided in the FDP, as well as any rooftop parapet, wall, or fencing in excess of that
permitted by the Zoning Ordinance. Additional height may be permitted to accommodate
features associated with sustainable design and green building practices, such as wind
turbines or solar panels, etc,, with FDP approval.

Telecommunications Equipment. Telecommunications equipment may be placed on the
proposed residential and non-residential buildings' rooftops. Any such facilities must
comply with the applicable requirements of the Ordinance and be screened and/or setback
sufficiently from the perimeter of the roof and penthouse such that they are not visible
from the streets, forming the boundary of the Property, at street level. Other screening
measures may be used such as including the facilities as part of the architecture of the
buildings, utilizing compatible colors, or employing telecommunication screening
material and flush mounted antennas. Telecommunications equipment may also be

architecturally integrated onto the facades of the buildings where necessary to ensure on-
street and/or open space coverage.

BUILDING PRACTICES

Residential Building Certifications.

A. The Applicants shall include, as part of the building plan submission for any
residential building to be constructed on the Property, a list of specific credits
within the most current version of the U.S. Green Building Council's Leadership
in Energy and Environmental Design New Construction (LEED@-NC) rating
system at the time of the project's registration, or other LEED rating system
determined to be applicable by the U.S. Green Building Council (USGBC), or its

15.
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equivalent (as determined jointly by the Applicants and Fairfax County), that the

Applicants anticipate attaining.

Except as otherwise provided below in Paragraph E as an altemative, a LEED or
equivalent-accredited professional (the "LEED-AP") who is also a professional
engineer or architect or is a third party LEED consultant shall provide
certification statements at the time of building plan review confirming that the
items on the list will meet at least the minimum number of credits necessary to
attain LEED-NC certification of the building.

The Applicants shall designate the Chief of the Environment and Development
Review Branch ("EDRB") of the Department of Planning and Zoning ("DPZ") as

a team member in the USGBC's LEED Online system. This team member will
have privileges to review the project status and monitor the progress of all
documents submitted by the project team, but will not be assigned responsibility
for any LEED credits and will not be provided with the authority to modiff any
documentation or paperwork.

Prior to the issuance of a building permit for the building to be constructed, the
Applicants shall post a 'ogreen building escrow" in the form of cash or a letter(s)
of credit from a financial institution acceptable to DPWES as defined in the
Public Facilities Manual ("PFM"), in the amount of $2.00/square foot of GFA, as

shown on the site plan. This green building escrow shall be in addition to and
separate from other bond requirements and will be released upon demonstration
of attainment of LEED-NC certification, by the USGBC, under the project's
registered version of the LEED-NC rating system or other LEED rating system
determined, by the USGBC, to be applicable to each building. The submission to
EDRB of documentation from the USGBC that each building has attained LEED-
NC certification will be sufficient to satisfy this commitment.

At the time LEED-NC certification is demonstrated to EDRB. the escrowed funds
and/or letter(s) of credit shall be released to the Applicants.

If the Applicants provide to EDRB, within three (3) years of issuance of the final
RUP for the building, documentation demonstrating that LEED-NC certification
for the building has not been attained but that the building has been determined by
the USGBC to fall within three (3) points or less of attainment of LEED-NC
certification,50o/o of the green building escrow will be released to the Applicants;
the other 50% will be released to Fairfax County and will be posted to a fund
within the County budget supporting implementation of county environmental
initiatives.

If the Applicants fail to provide, within three (3) years of issuance of the final
RUP for the building, documentation to EDRB demonstrating attainment of
LEED-NC certification or demonstrating that the building has fallen short of
LEED-NC certification by greater than three (3) points, the entirety of the escrow
for that building will be released to Fairfax County and will be posted to a fund

D.
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within the County budget supporting implementation of County environmental
initiatives.

If the Applicants provide documentation from the USGBC demonstrating, to the
satisfaction of EDRB, that USGBC completion of the review of the LEED-NC
certification application has been delayed through no fault of the Applicants, the
Applicants' contractors or subcontractors, the proffered time frame may be
extended as determined appropriate by the Zoning Administrator, and no release
of escrowed funds shall be made to the Applicants or to the County during the
extension.

As an alternative to the actions outlined in the Paragraphs A, C and D above, the
Applicants may choose at its sole discretion to pursue a certification higher than
LEED-NC, in which case the LEED-AP will provide certification statements at
the time of building plan review confirming that the items on the list of specific
credits will meet at least the minimum number of credits necessary to attain
LEED-NC Silver certification.

Prior to the issuance of a building permit for the building to be constructed, the
Applicants shall submit documentation, to EDRB, regarding the USGBC's
preliminary review of design-oriented credits in the LEED program. This
documentation will demonstrate that the building is anticipated to attain a

sufficient number of design-related credits that, along with the anticipated
construction-related credits, will be suffrcient to attain LEED-NC Silver
certification. Under this alternative, the Applicants are not required to provide a

"green building escrow" unless the Applicants fail to provide the above
referenced documentation that the building is anticipated to attain LEED-NC
Silver certification.

Prior to final bond release of each building, the Applicant shall submit
documentation to EDRB confirming the status of LEED certification.

As an alternative to the actions outlined in the Paragraphs A, C, D and E above
the Applicants may select, subject to EDRB approval, an alternate residential
rating system such as Earth Craft, Energy Star Qualified Homes for Multifamily
High Rise, or the 2012 National Green Building Standard ("NGBS") using the
ENERGY STAR Qualified Homes path for energy performance that may be
implemented without an escrow. If one of the alternate residential rating systems
listed herein is selected, the Applicants shall demonstrate attainment of the
selected certification from a rater recognized through the selected program prior
to the issuance of the final RUP for the building. In the event certification is
dependent on the post occupancy operation of the building, the Applicants shall
demonstrate attainment of the selected certification prior to final bond release.

F.
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Non-Residential Building Certifications.

A. The Applicants shall include, as part of the building plan submission for any
office or hotel building to be constructed on the Property, a list of specific credits
within the most current version of the U.S. Green Building C^ouncil's Leadership
in Energy and Environmental Design Core and Shell (LEEDqJ-CS) rating system
at the time of the project's registration, or other LEED rating system determined
to be applicable by the U.S. Green Building Council (USGBC), or its equivalent
(as determined jointly by the Applicants and Fairfax County), that the Applicants
anticipate attaining.

Except as otherwise provided below in Paragraph E as an alternative, the LEED-
AP) shall provide certification statements at the time of building plan review
confirming that the items on the list will meet at least the minimum number of
credits necessary to attain LEED-CS Silver certification of the building.

B. The Applicants shall designate the Chief of EDRB as a team member in the
USGBC's LEED Online system. This team member will have privileges to
review the project status and monitor the progress of all documents submitted by
the project team, but will not be assigned responsibility for any LEED credits and
will not be provided with the authority to modify any documentation or
paperwork.

C. Prior to the issuance of a building permit for the building to be constructed, the
Applicants shall post a "green building escrow" in the form of cash or a letter(s)
of credit from a financial institution acceptable to DPWES as defined in the PFM,
in the amount of $2.0O/square foot of GFA, as shown on the site plan. This green
building escrow shall be in addition to and separate from other bond requirements
and will be released upon demonstration of attainment of LEED-CS Silver
certification, by the USGBC, under the project's registered version of the LEED-
CS rating system or other LEED rating system determined, by the USGBC, to be
applicable to each building. The submission to EDRB of documentation from the
USGBC that each building has attained LEED-CS Silver certification will be
sufficient to satisfy this commitment.

D. At the time LEED-CS Silver certification is demonstrated to EDRB, the escrowed
funds and/or letter(s) of credit shall be released to the Applicants.

If the Applicants provide to EDRB, within three (3) years of issuance of the final
Non-RUP for the building, documentation demonstrating that LEED-NC
certification for the building has not been attained but that the building has been
determined by the USGBC to fall within three (3) points or less of attainment of
LEED-CS Silver certification, 50Yo of the green building escrow will be released
to the Applicants; the other 50% will be released to Fairfax County and will be
posted to a fund within the County budget supporting implementation of county
environmental initiatives.
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If the Applicants fail to provide, within three (3) years of issuance of the final
Non-RUP for the building, documentation EDRB demonstrating attainment of
LEED-Silver certification or demonstrating that the building has fallen short of
LEED-CS Silver certification by greater than three (3) points, the entirety of the
escrow for that building will be released to Fairfax County and will be posted to a
fund within the County budget supporting implementation of County
environmental initiatives.

If the Applicants provide documentation from the USGBC demonstrating, to the
satisfaction of EDRB, that USGBC completion of the review of the LEED-Silver
certification application has been delayed through no fault of the Applicants, the
Applicants' contractors or subcontractors, the proffered time frame may be

extended as determined appropriate by the Zoning Administrator, and no release
of escrowed funds shall be made to the Applicants or to the County during the
extension.

E. As an alternative to the actions outlined in the Paragraphs A, C and D above, the
Applicants may choose at its sole discretion to pursue a certification higher than
LEED-CS Silver, in which case the LEED-AP will provide certification
statements at the time of building plan review confirming that the items on the list
of specific credits will meet at least the minimum number of credits necessary to
attain LEED-CS Gold certification.

Prior to the issuance of a building permit for the building to be constructed, the
Applicants shall submit documentation, to EDRB, regarding the USGBC's
preliminary review of design-oriented credits in the LEED program. This
documentation will demonstrate that the building is anticipated to attain a

sufficient number of design-related credits that, along with the anticipated
construction-related credits, will be sufficient to attain LEED-CS Gold
certification. Under this alternative, the Applicants are not required to provide a

"green building escrow" unless the Applicants fail to provide the above
referenced documentation that the building is anticipated to attain LEED-CS Gold
certification.

Prior to final bond release of each building, the Applicant shall submit
documentation to EDRB, confirming the status of LEED certification.

Energy Sustainabilitv. To promote efficient, renewable and sustainable energy practices,
the Applicants shall provide the following:

A. Electric Vehicle Charging Infrastructure. A minimum of one (l) electric vehicle
recharging station that serves two (2) parking spaces and conduit to facilitate two
(2) additional future recharging stations in the parking garage for each building.

B. Shared Energy. For any site plan that includes more than one building, provide an
assessment of the potential, within the area subject to the site plan, of shared
energy systems, including but not limited to combined heat and power (CHP) (co-
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generation), micro-CHP, distributed energy resources, and district heating and/or
cooling, and, if a shared energy strategy will not be pursued, provide a nanative
discussion regarding the reason(s) for this outcome. At a minimum, the

Applicants shall ensure that a utility sleeve through the foundations of the
proposed buildings, are sized to accommodate a pipe/facility, a maximum of 12

inches in diameter, allowing potential future energy sharing or alternate energy
sources.

C. Energy and Water Data. To the extent there are master electric, gas and water
meters for entire buildings, upon request by the County the Applicants shall
provide to the County aggregated non-proprietary energy and water consumption
data, as practicable, for each building and the entire Property.

Noise Attenuation. The Applicants have submitted to Fairfax County a Traffic Noise
Impact Analysis for Building F prepared by Polysonics Acoustics and Technology
Consulting, dated September 20,2013. The analysis indicates that projected traffic noise
will be greater than a day-night averaged noise level ("Ldn") of 65 decibels ("dBA") for
some dwelling units but that no dwelling units in Building F will be impacted by Ldn as

high as 70 dBA. In addition the analysis shows that none of the buildings on the Property
will be impacted by Ldn as high as 70 dBA.

A. At building plan submission for Building F, the Applicants shall submit a refined
acoustical study prepared by a qualified acoustical consultant (the "Refined
Acoustical Analysis") addressing indoor noise levels and proposing noise
attenuation measures to reduce interior Ldn to no more 45 dBA for the residential
component of Building F. The Applicants shall submit the Refined Acoustical
Analysis to the Chief of EDRB for approval and shall additionally notify the
Chief of EDRB by letter that such submission has been made. Failure by the
Chief of EDRB to review and respond to the Applicants within 60 days of receipt
of a Refined Acoustical Analysis shall be deemed approval of such analysis.

B. Prior to FDP. approval for Buildings A, B, C, D and E, the Applicants shall
provide an indoor noise impact analysis to determine if those specific buildings
will be affected by transportation generated noise. If the specific noise impact
analysis concludes that a building will be affected by noise levels that require
mitigation, then at building plan submission for the applicable building, the
Applicants shall submit a Refined Acoustical Analysis addressing indoor noise
levels and proposing noise attenuation measures to reduce interior Ldn to no more
than 45 dBA for the residential or hotel component of any buildings and no more
than 50 dBA for any office components. The Refined Acoustical Analysis shall
be prepared in accordance with County specified acoustical study guidelines. The
Applicants shall submit the Refined Acoustical Analysis to the Chief of EDRB for
approval and shall additionally notify the Chief of EDRB by letter that such
submission has been made. Failure by the Chief of EDRB to review and respond
to the Applicants within 60 days of receipt of a Refined Acoustical Analysis shall
be deemed approval of such study.



C.

Page 18

Based on the findings of the Refined Acoustical Analyses, the Applicants shall
provide the following noise attenuation measures, unless otherwise modified by
the findings of the Refined Acoustical Analyses.

(iii)

In order to reduce interior noise to a level of approximately 45 dBA Ldn,
dwelling units anticipated by the Refined Acoustical Analyses to be
impacted by traffic noise having levels projected to be between 65 and 70
dBA Ldn shall be constructed with the following acoustical measures:

a. Exterior walls shall have a laboratory sound transmission class
(STC) rating of at least 39.

b. Doors and glazing shall have a laboratory STC rating of at least 28
unless glazing constitutes more than 20Yo of any residential fagade
exposed to noise levels of 65 to 70 dBA Ldn. If glazing constitutes
more than 20% of an exposed residential fagade, then the glazing
shall have a STC rating of up to 39 as dictated by the percent of
glass.

c. All surfaces shall be sealed and caulked in accordance with
methods approved by the American Society for Testing and
Materials ("ASTM") to minimize sound transmission.

In order to reduce interior noise to a level of approximately 45 dBA Ldn,
dwelling units anticipated by the study to be impacted by traffic noise
through windows and walls having levels projected to be between 70 and
75 dBA Ldn shall employ the following acoustical measures:

a. Exterior walls shall have a laboratorv sound transmission class
(STC) rating of at least 45.

b. Doors and glazing shall have a laboratory STC rating of at least 37
unless glazing constitutes more than 20% of any residential fagade
exposed to noise levels of up to 75 dBA Ldn. If glazing constitutes
more than 20o/o of an exposed residential fagade, then the glazing
shall have a STC rating of up to 45 as dictated by the percent of
glass.

c. All surfaces shall be sealed and caulked in accordance with
methods approved by ASTM to minimize sound transmission.

In order to reduce interior noise to a level of approximately of 50 dBA
Ldn, office units anticipated by the Refined Acoustical Analyses to be
impacted by traffic noise levels projected to be between 70 and 75 dBA
Ldn shall be constructed with the following acoustical measures:

a. Exterior walls shall have a laboratorv sound transmission class
(STC) rating of at least 39.

(i)

(ii)
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b. Doors and glazing shall have a laboratory STC rating of at least 28
unless glazing constitutes more than 20o/o of any fagade exposed to
noise levels of 70 to 75 dBA Ldn. If glazing constitutes more than
20oh of an exposed fagade, then the glazing shall have a STC
rating of up to 39 as dictated by the percent of glass.

c. All surfaces shall be sealed and caulked in accordance with
methods approved by the ASTM to minimize sound transmission.

(iv) In order to reduce exterior noise to a level that is approximately 65 dBA
Ldn for the outdoor recreational plaza on the southwest comer of Building
F (not the tower rooftop level), such plaza shall be shielded from noise
impacts from Route 7 by the construction of a parapet wall extending
upward a minimum of three (3) feet and a maximum of five (5) feet from
the plaza level.

Notification of Exterior Noise Levels. The Applicants shall notify potential tenants or
purchasers of individual residential units with balconies and/or other outdoor amenities,
either in the lease or sales contract, that exterior noise levels may exceed 65 dBA, which
is the policy established by Fairfax County for outdoor recreation in residential areas
impacted by high noise levels.

Bird-Friendly Design Elements. In an effort to reduce bird injury and death due to in-
flight collisions with buildings, the Applicant shall include one or more bird friendly
design elements, as determined by the Applicant, in the architectural plans of each
building on the Subject Property. The bird friendly design elements may include, but not
be limited to, the use of color, texture, opacity, fritting, frosting, patterns, louvers,
screens, interior window treatments, or ultraviolet materials that are visible to birds, the
angling of outside lights, curbing of excessive or unnecessary night-time illumination in
commercial buildings, reduction of bird attracting vegetation, the use of decoys, and
breaking of glass swaths. Nothing herein shall require the Applicant to obtain a bird-
friendly LEED credit. Upon the issuance of a building permit for each building, the
provisions of this Proffer shall be deemed satisfied as to such building.

SITE DESIGN AND AMENITIES

Conceptual Landscape Plan. The CDP includes a conceptual landscape plan for the
Property consisting of an overall plan and details regarding streetscapes, plazaso publicly
accessible park areas, courtyards and private amenity areas. As part of subsequent FDP
approvals, more detailed landscape plans for each building phase shall be provided in
general conformance with the concepts included on Sheets L-2.1, L-2.2, and L-5.1
through L-8.2 with adjustments permitted so long as the quality of the landscaping
remains consistent with that shown on the CDP.

As part of the site plan submission for each building phase, the Applicants shall submit to
the Urban Forest Management Division of the DPWES ("UFMD") for review and
approval a detailed landscape plan that is in substantial conformance with the quantity

22.
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and quality of plantings and materials landscaping shown on the approved FDP, and shall
include, among other things, inigation information, design details for tree wells and other
similar planting areas on structures and along streets. These details shall include the
composition of planting materials, methods for providing suspended pavement over tree
root zones to prevent soil compaction, and methods for ensuring the viability of plantings
on structures. Adjustments to the type and location of plantings shall be permitted to
avoid conflicts with utilities and other site engineering considerations.

Streetscaping. Streetscaping shall be installed throughout the Property as conceptually
illustrated on Sheets L-5.1, L-5.2, L-7.1 and L-8.2. Streetscape elements shall include: a

landscape amenity panel located immediately behind the back of curb; a clear pedestrian

sidewalk adjacent to the landscape amenity panel; and a building zone between the
pedestrian sidewalk and the face of the building that is designed to allow access to the
building and/or additional landscaping adjacent to residential uses and also storefront
browsing, outdoor display, outdoor dining, and similar uses adjacent to Retail Uses.
Outdoor display and dining areas shall be permitted within the building zone, but not
within the clear pedestrian sidewalk. Streetscaping elements may be adjusted at the time
of FDP approval provided the quality and character of the streetscape is consistent with
that shown on the CDP.

A. Street Trees. Tree planting sites are set forth on the CDP, subject to revision as

may be approved on the FDP or at site plan review by the UFMD and the Fire
Marshal. The Applicants shall retain the services of a certified arborist or
Registered Consulting Arborist to monitor the design and inspect the planting of
the street trees and shall notifu UFMD in writing or by electronic mail no later
than three business days prior to tree pit construction to allow for County
inspection. Where minimum planting widths of 8 feet are not provided, structural
cell technology, or other measures acceptable to UFMD, shall be used to satisfu
the following specifications for all planting sites:

(i) A minimum of 4 feet open surface width and 16 square feet open surface
area for Category III and Category IV trees, with the tree located in the
center ofthe open area;

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

(iii) A minimum soil depth of four (4) feet as measured to the shallow most
point of the tree pit as shown in the tree planting details found on Sheet L-
7.1 andL-7.2 of the CDP;

(iv) Soil volume for Category III and Category IV trees (as defined in Table
12.19 of the PFM) shall be 700 cubic feet per tree for single trees, but may
be reduced to a minimum of 400 cubic feet where necessary, such as

where paving above rooting zones is necessary to accommodate pedestrian
traffic or where utility locations preclude greater soil volume. For two
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trees planted in a contiguous planting area, a total soil volume of at least
600 cubic feet per tree shall be provided. For three or more trees planted
in a contiguous area, the soil volume shall equal at least 500 cubic feet per
tree. A contiguous area shall be any area that provides root access and soil
conditions favorable for root growth throughout the entire area;

(v) Soil specifications in planting sites shall be provided in the planting notes
to be included in all site plan submissions;

(vi) All shade trees shall be a minimum of 3 to 3.5 inches in caliper at the time
of planting; all flowering trees shall be a minimum of 2 inch caliper at the
time of planting; and all new evergreen trees shall be a minimum of eight
(8) feet in height at the time of planting;

(vii) It is expected that some street trees may have to be planted within existing
utility easements and that the Applicants shall replace any street trees that
are removed to facilitate repairs of utilities in these easements; and

(viii) It is expected that some street tree planting sites will be designed to
accommodate bio-retention functions.

Non-lnvasive Plant Materials. Invasive species, as defined by the PFM, shall not
be used within the streetscape and landscaped open space areas.

Utility Locations. Utilities, including, but not limited to water, sanitary sewer and
storm sewer utility lines, shall be installed within the street network to the
maximum extent feasible as determined by DPWES or shall be placed in locations
that do not conflict with the landscaped open space areas and streetscape elements
shown on the CDP and/or subsequent FDP as determined by DPWES. If there is
no other option, utilities may be placed within open space or streetscape areas
provided that the long.1s1* health of trees and other plantings is ensured by the
provision of sufficient soil volume as shown on the CDP, as determined by the
UFMD. A conceptual utility plan shall be overlaid on the landscape plan
submitted in the FDP. Adjustments to the type and location of plantings shall be
permiued to avoid conflicts with utilities and other site engineering
considerations. If at the time of site plan approval, street trees shown on the FDP
are in conflict with existing or proposed utilities and altemative locations for the
street trees satisfactory to UFMD cannot be accommodated, the Applicants shall
modify the location of utilities to ensure that the trees shown on the FDP can be
provided.

Maintenance access points to SWM Facilities and electric vaults beneath the
streetscape shall be located outside clear pedestrian walkway zone of the
streetscape to the extent feasible. These maintenance access points shall be
shown on each site plan. If the access points must be located in the walkway
zone, they shall be designed as a lift out panel with the same paving materials as

C.
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the walkway (subject to ADA requirements), be flush with the walkway, and meet
ADA accessibility requirements.

Sight Distance Considerations. Sight distance requirements shall be provided
with the landscape plan submitted with each FDP, so as to identify and avoid
conflicts with street tree locations. If at the time of site plan approval that street
tree locations approved on the FDP are determined to conflict with sight distance
requirements, the Applicants shall make efforts to gain approval of said trees by
UFMD by making minor adjustments to their locations or by removing their
lower branches. In the event VDOT does not approve the tree locations even after
the changes anticipated above, the Applicants shall be permitted to relocate the
affected street tree and any associated stormwater management facilities without
the need for confirmation from DPZ, subject to approval by UFMD. If the
deleted street tree(s) result in a tree canopy below l0% on the Property, the street
tree(s) must be accommodated in another location on the Property, as approved by
DPZin consultation with UFMD.

Streetscape Furnishings and Materials and Lighting. Unified and high quality
streetscape materials shall be provided and may include, but not be limited to, unit
pavers, seat walls, tree space edging, lighting, traffic signal poles, benches, trash
receptacles and other hardscape elements. A Streetscape Furnishing and
Materials Plan shall be provided as part of all FDPs. These plans shall include
general product information and approximate locations of furnishings and
materials to be located in the streetscape between the building face and the curb,
and in other public realm open spaces. Materials, furnishings, and lighting shall
be compatible with those already identified in the Tysons Corner Urban Design
Guidelines for the Tysons West area, endorsed by the Board of Supervisors on
January 24,2072, as may be amended and or modified and shall be coordinated
with any streetscape design efforts put forth by the Tysons Partnership, but shall
not be subject to approval by Tysons Partnership.

All streetscape lighting shall be energy efficient. All on-site, outdoor and parking
garage lighting shall not exceed that permitted under the Outdoor Lighting
Standards of Section 14-900 of the Ordinance. All parking lot and building
mounted security lighting shall utilize full cut-off fixtures. Recessed lighting
shall be directionally shielded to mitigate the impact on the adjacent residences.

Sienage and Wayfinding. Signage for the Property shall be provided in
accordance with the requirements of Article 12 of the Ordinance. Alternatively,
the Applicants may seek approval of a Comprehensive Sign Plan ("CSP"). The
placement of traffic control signage on public streets shall be coordinated with
VDOT. All signage on public streets is subject to VDOT approval. Wayfinding
signage and elements may be provided as part of a larger CSP for the Tysons area.
Such wayfinding signage shall be coordinated with the Tysons Partnership so to
facilitate a consistent wayfinding and signage system throughout the district, but
shall not be subject to approval by Tysons Partnership. Wayfinding shall provide

E.
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direction to locations of prominent attractions, parks, cultural arts destinations,
and other public amenities.

Maintenance. The Applicants shall maintain and replace in-kind all pedestrian
realm elements within the Proposed Development. The pedestrian realm includes
all areas between the back of curb and the building zone whether located within
the public right-of-way or on private land with public access easements. The
Applicants shall be responsible for obtaining all required VDOT permits and shall
enter into the appropriate agreement, in a form approved by the Office of the
County Attorney, with the County (or other public entity, as needed) to permit the
Applicants to perform such maintenance within publically owned portions of the
pedestrian realm. The Applicants shall not be required to repair or restore any
elements of the pedestrian realm within publicly-owned areas that are damaged by
contractors or permittees that are not acting under the direct authority of the
Applicants or the building owner. An altemative maintenance agreement, such as

a Business Improvement District, may be entered into upon written agreement of
both the County and the Applicants without the requirement for a

CDPA/FDPA/PCA. Maintenance commitments include, but are not limited to:

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

(ii) All associated inigation elements;

(iii) All hard surfaces;

(iv) All streetscape furnishings including benches, trash and recycling
containers, bike racks and non-standard structures;

(v) All lighting poles, brackets and fixtures;

(vi) All non-VDOT standard sign posts, traffrc signal poles, pedestrian signal
poles, mast arms, signal heads and control boxes;

(vii) Snow removal;

(viii) Leaf removal;

(ix) Trash, recycling and litter removal;

(x) Decorative retaining walls;

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

(xii) All urban park amenities including horticultural care, maintenance of all
water features, irrigation, lighting, fumishings, paving, and art.
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As determined at the time of FDP approval, where the final streetscape design
cannot be fully implemented during certain phases of development the Applicant
shall provide interim streetscape improvements as described herein.

H. Phasing. Streetscape improvements shall be provided commensurate with
development of the individual buildings as shown on the Phasing Sheets. As
determined at the time of FDP approval, where the final streetscape design cannot
be fully implemented during certain phases of development, the Applicants shall
provide interim streetscape improvements as described in Proffer 24D.

Interim Conditions and Standards. Due to the size of the Proposed Development and the
time anticipated for its build-out, phased redevelopment may result in various interim
conditions on the Property. At the time of FDP approval, the Applicants shall identify
the specific proposed interim conditions within the FDP area and outside the FDP area
and shall ensure such conditions provide reasonable pedestrian connections, vehicular
circulation, temporary streetscaping and landscaping, public park treatments, and
screening/treatment of exposed/partially complete above grade parking structures.

A. If an interim condition/phase includes partial demolition of an existing structure,
the FDP for that phase shall include all or a portion of the existing structure as

necessary to ensure revisions to parking and on-site circulation for the existing
structure are adequate.

B. If interim improvements not located on the Property are contemplated with any
FDP, such FDP shall specify how and when such improvements are to be
constructed. If the Applicants, after good faith efforts, are unable to acquire the
necessary rights to construct the off-site interim improvements and condemnation
of easements or rights-of-way becomes necessary, the Applicants shall request in
writing that Fairfax County acquire the easements or rights-of-way by means of
its condemnation powers as described in Proffer 61. At the time of FDP approval,
it shall also be determined what course of action shall be required of the
Applicants should the County elect not to use, or is unsuccessful in its attempt to
use, its condemnation powers.

C. If an interim condition/phase results in street frontage or access insufficient to
support planned ground floor Retail Uses, such ground floor areas may be utilized
for other non-residential uses or temporary residential leasing offices/amenity
spaces until such times as the street frontage or access necessary to support Retail
Uses is complete. Temporarily vacant first floor store fronts shall be animated
with window dressings, displays, exhibits or similar visually interesting uses to
minimize the appearance of vacancy, provided said window displays and/or
exhibits shall not interfere with leasing efforts and are in compliance with Article
l2 of the Ordinance or an approved Comprehensive Sign Plan.

D. Interim conditions shall comply with the following general standards provided
that the improvements are acceptable to Fairfax County, VDOT, and all other
utility companies as may be appropriate:
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(i) Construction of interim sidewalks a minimum of a five (5) feet in width
and installation of interim street lights along the interim sidewalks, as

needed to ensure a safe, convenient pedestrian paths.

(ii) Installation of street trees, with a minimum size of 2 inch caliper,
approximately every 50 feet, to the extent feasible as determined by
UFMD based on existing conditions and utility easements. Interim street
tree planting shall not be required to meet the minimum planting
width/area standard for permanent street trees.

(iii) Provision of interim designs for publicly accessible open spaces will
include interim landscaping, pedestrian pathways, seating, signage,
lighting and recreational facilities as determined at FDP.

(iv) Provision of peripheral and interior parking lot landscaping in accordance
with Article 13-203 of the Ordinance for new surface parking lots used for
interim commercial off-street parking. For interim commercial off-street
parking in existing surface lots, peripheral and interior parking lot
landscaping in accordance with Article 13-203 of the Ordinance shall be

provided to the degree practicable provided existing parking spaces are not
reduced.

(v) Application of a screening system (which may be removable) where above
grade garage structures that will be interior when later phases are complete
are exposed at phase lines. This screening system shall be applied to all
levels above grade and shall be composed of an architecturally designed
system that may reflect basic architectural lines of the permanent facades,
and that shall partially obscure the garage view from outside the garage
until the next phase is constructed. The use of temporary art works as a
part of the screening system shall also be considered as part of the interim
screening system. The specific screening system to be utilized for each

building shall be determined at the time of FDP approval and graphically
depicted on the FDP. Altemate temporary garage screening may be

approved with FDP approval.

(vi) Grading and seeding of areas on the Property where existing
improvements are removed to accommodate a portion of the Proposed
Development, and are not scheduled to commence construction within l8
months.

(vii) Where appropriate, provision of attractive temporary construction fencing,
which may include public art, signage or wayfinding elements. Signage
shall be in keeping with Article 12 of the Ordinance or alternatively in
accordance with an approved Comprehensive Sign Plan.
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TRAN SPORTATION IMPROVEMENTS

Grid of Streets. The Applicants shall construct and place into operation a new grid of
streets throughout the Property including portions of streets identified on the CDP as

Center Street, Station Place, Viale Centrale and Tysons Central Street and shall make
improvements to existing public streets identified as Leesburg Pike and Tysons Central
Street. For the purposes of these Proffers, Leesburg Pike and Center Street shall be

considered to run east to west, and Stations Place and Viale Centrale shall be considered
to run north to south. The functional classification of the streets is provided below:

Street Classilication
Leesbure Pike (State Route 7) Boulevard
Center Street Collector
Station Place Collector
Viale Centrale Local (orivate)

Tvsons Central Street Local (a portion of which is private)

Private Access Streets Service Allev (private)

Public Streets. Those streets constructed adjacent to and within the limits of the
Property and identified on the CDP as Leesburg Pike, Center Street, Station Place
and portions of Tysons Central Street shall be designed and constructed as public
streets. Public street improvements proposed herein shall be subject to VDOT
approval and be in general conformance with the Transportation Design
Standards for Tysons Corner Urban Center (the "Design Standards") of the
Memorandum of Agreement approved by the Board of Supervisors on September
13,2011, as may be amended (the "MOA"), subject to modifications/waivers as

may be granted. The Applicants shall design and construct these streets to meet
the Design Standards. The Applicants shall work diligently with VDOT and the
County during the FDP and site plan approval processes to ensure that the
improvements proposed to existing and new public streets will be accepted into
the VDOT system for maintenance.

The Applicants shall diligently pursue VDOT acceptance of improvements to
existing streets and new public streets, for secondary street maintenance in
accordance with the process outlined in VDOT's Secondary Street Acceptance
Requirements (the .'SSAR"), as amended, including VDOT's written certification
that such streets and/or improvements have been constructed in a manner
consistent with the VDOT approved plans and compliant with all applicable
regulations ("VDOT's Written Certification"). In the event the Board of
Supervisors has not requested that VDOT accept the dedicated new public streets

or improvements into the secondary street network for maintenance within five
(5) years of VDOT's Written Certification, such street(s) may be retained by the
Applicants upon notification to, and the concurrence of FCDOT, as a private
street subject to a public access and maintenance agreement in a form acceptable
to the County Attorney. In such event, a PCA, CDPA and/or FDPA will not be

required

A.



B.

Page27

Right-of-Way. The Applicants shall dedicate and convey in fee simple to the
Board of Supervisors rights-of-way for each of the public streets listed in
Paragraph A above. Dedication shall include the area of the landscape amenity
panel and sidewalk and shall occur at the time of site plan approval, with the
following exceptions:

(iii)

If at the time of site plan approval it is determined that electric vaults or
other similar facilities proposed to be located beneath the landscape
amenity panel/sidewalk prevent VDOT and/or Fairfax County from
accepting the landscape amenity panel/sidewalk within the right-of-way,
the Applicants shall provide dedication from 18 inches back of curb to l8
inches back of curb for the street section and shall grant a public sidewalk
and utility easement in a form acceptable to the Office of the County
Attorney, over the area of the amenity panel/sidewalk. This easement shall
allow for the installation of signage necessary for safety and operation of
the street as well as parking regulation equipment by VDOT and/or the
County. In addition, the Applicants shall provide easements within the
amenity panel/sidewalk area for bus shelters as determined at the time of
FDP or site plan.

If at the time of site plan approval it is unclear whether stormwater
management facilities, electric vaults or other similar facilities proposed to
be located beneath the landscape amenity panel/sidewalk will be
acceptable to VDOT and/or Fairfax County, the Applicants shall provide
dedication from 18 inches back ofcurb to 18 inches back ofcurb for the
street section at the time of site plan approval and shall reserve for
potential future dedication the landscape amenity panel and sidewalk
areas. A temporary public access easement in a form acceptable to the
County Attorney shall be recorded over the reserved landscape amenity
panel/sidewalk areas until such time as such areas are dedicated in fee
simple. Conveyance of the amenity panel/sidewalk areas to the Board of
Supervisors shall occur following construction of the street and streetscape
improvements and final street acceptance inspection by Fairfax County
and/or VDOT subject to the stipulations in these Proffers.

Should it be determined at final street acceptance inspection that the
landscape amenity panel and sidewalk areas are not acceptable to VDOT
and/or the County to be included in the right-of-way, the reservation of
potential future dedication of the landscape amenity panel and sidewalk
areas shall be released and a public sidewalk and utility easement, in a
form acceptable to the County Attorney, shall be granted in its place. This
easement shall allow for the installation of signage necessary for safety
and operation of the street as well as parking regulation equipment by
VDOT and/or the County. In addition, the Applicants shall provide
easements within any privately-owned amenity panel for bus shelters
identified on the CDP or any subsequent FDP, as determined at the time of
site plan.

(D

(ii)
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C. Private Streets and Alleys. The Applicants shall construct and maintain Viale
Centrale, Tysons Central Street, and access streets as private streets (the "Private
Streets") as shown on the CDP to the standards contained in the PFM. Public
access easements in a form acceptable to the Office of the County Attorney shall
be granted for the Private Streets and appurtenant facilities to facilitate public
access, inspection and emergency access; such public access easements to become
effective upon completion of each private street.

D. Definition of Construct. For purposes of this Proffer "construct" shall mean that
the committed road improvement is open to use by the public for travel whether
or not the improvement has been accepted for maintenance by the state or has

obtained the release of bond.

E. Naming. The Applicants reserve the right to provide different names for the
streets than those shown on the CDP.

F. Street Closures. The Applicants may temporarily close part or all of any streets to
accommodate construction activity on the Property provided safe and adequate
vehicle and pedestrian access is maintained, and the closure is for as short a time
as reasonably possible.

G. Parking Lanes. The Applicants shall provide on-street parking throughout the
limits of the Property as generally located on the CDP and as may be adjusted
with approval of the FDP and/or site plan. The County and VDOT may restrict
parking during peak commuting periods (typically 6:00 to 9:00 AM and 4:00 to
7:00 PM), in order to provide for turning movements to/from the public and/or
private street network or to provide additional travel lanes. If requested by the
County and/or VDOT, the Applicants shall install signs restricting parking subject
to VDOT approval.

Leesburg Pike Frontage. The Applicants, subject to approval from VDOT and FCDOT,
shall construct improvements along the Property's Leesburg Pike frontage measuring
approximately 13 feet back from the existing face of curb to accommodate an additional
combination througVright turn lane as shown on Sheets C-6 and C-6A of the CDP. Such
improvement shall include a concrete bus stop pad located in the new combination
through/right tum lane and a bus shelter as described in Proffer 36, subject to VDOT
approval. Said improvements shall be constructed concurrent with the construction of the
Viale Centrale/Leesburg Pike intersection as set forth in Proffer 29. In the event that the
Limited Access Break described in Proffer 31 is not approved, the construction of said
Leesburg Pike improvements shall occur with the construction of Station Place.

Station Place

A. If not previously constructed by others, then in conjunction with the submission
of the site plan for Buildings A, B or C, whichever occurs first, the Applicants
shall submit a Public Improvement Plan (the "Road Plan") for the ultimate
improvement of Station Place generally from Leesburg Pike to Center Street.
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Station Place shall be designed with an ultimate section measuring approximately
4l feet from face of curb to face of curb to accommodate three lanes of traffic and
a bicycle lane on one side of the street as depicted on Sheets C-6, C-6A and C-8
of the CDP with lane assignments and striping determined at site plan. This cross
section will be reviewed with FCDOT at the time of FDP submission for the first
of Buildings A, B or C and may be further refined at site plan without the need for
a PCA and/or CDPA.

As a part of the Road Plan, the Applicants shall design and construct an interim
section of Station Place from Leesburg Pike to Center Street as depicted on Sheet

C-9 and identified as Station Place/Center Street "7" Intersection and Phase II
Pedestrian PIan - Interim Option #l ("Interim Option l")on Sheet C-I0, which
sets the eastern curb of Station Place in its ultimate location and maintains the
western curb of Station Place in its existing location resulting in an interim
section measuring 51 feet from face of curb to face with lane assignments and
striping determined at site plan. This cross section will be reviewed with FCDOT
at the time of FDP submission for the first of Buildings A, B, or C and may be
further refined at site plan without the need for a PCA and/or CDPA. It is
anticipated that the western curb will be reconstructed in its ultimate location with
the redevelopment of 2013 Fairfax County tax maps as Tax Map 29-3 ((15)) 4E
and 4F (the "Meridian Parcels").

Construction of Interim Option #1 Station Place improvements will require off-
site right-of-way or easements from the Meridian Parcels and an adjacent parcel
identified on the 2013 Fairfax County tax maps as Tax Map 29-3 ((15)) 3C (the

"Beacon Parcel"). It is understood that that the necessary off-site right-of-way or
easements from the Meridian Parcels will be made available to the Applicants. In
the event the Applicants are unable to acquire the rights-of-way and/or easements
necessary to construct Interim Option #/ Station Place improvements through a

cooperative agreement with the owners of the Beacon Parcel, then the Applicants
shall submit a written request for condemnation to Fairfax County in accordance
with Proffer 61.

In the event the County elects not to use its powers of condemnation to acquire
those off-site rights-of-way and/or easements from the Beacon Parcel to facilitate
the construction of Interim Option #/ Station Place improvements, then the
Applicants shall be relieved of its obligation to construct Interim Option #l
improvements and instead be permitted to construct a reduced interim section of
Station Place identified as ModiJied "7" Intersection Station Place/Center Street
and Phase II Pedestrian Plan - Interim Option #2 ("lnterim Option #2')on Sheet
C-10 which sets the eastern curb of Station Place in an interim location and
maintains the western curb of Station Place in its existing location resulting in an
interim section measuring 24 to 30 feet from face of curb to face, In this event,
the Applicants shall reserve the right-of-way for the ultimate design of Station
Place and shall escrow with DPWES the cost of the future relocation of the
eastem curb to its ultimate location and any reconstruction of the streetscape
along the east side of Station Place.

C.
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D. The final design of either Interim Option #l or Interim Option #2 improvements
to Station Place as generally described above shall be further refined and
determined in conjunction with the submission of the FDP(s) and site plan(s) for
Buildings A, B or C.

E. Construction of Station Place shall be provided consistent with the Phasing
Sheets, except where modified by FDP, prior to the issuance of the first RUP or
Non-RUP for Buildings A, B or C, whichever occurs first.

F. If Station Place is to be constructed by others prior to the Applicants' obligation to
construct as stated above, then upon written demand by Fairfax County, the
Applicants shall dedicate and convey at no cost the right-of-way and ancillary
easements necessary to facilitate such construction by others provided: (i)
sufficient interim access to/from the existing on-site uses is maintained at all
times; and (ii) such improvements to the Property are minimized and coordinated
with the Applicants prior to site plan approval for the improvement of this section
of Station Place. In addition the Applicants shall escrow, or demonstrate that it
has otherwise provided, its share of the cost of the ultimate improvements along
the Property's frontage prior to the issuance of the building permit associated with
Buildings A, B, or C, whichever occurs first. The specific streetscape
improvements as reflected on the Phasing Sheets along the Building A and B
frontages shall be constructed by the Applicants with the development of
Buildings A and B and associated Metro Plaza improvements.

Center Street. The Applicants shall construct Center Street through the Property
connecting Station Place and Pinnacle Drive. The ultimate alignment of Center Street
shall be designed as a 54 foot section from face of curb to face of curb as depicted Sheet

C-8 on the CDP.

A. Center Street Between Station Place and the Property's Eastern Boundary.
Between Station Place and the Property's eastern boundary, the Applicants shall
construct Center Street as a 24 foot interim section from face of curb to face of
curb to accommodate two lanes of traffic (one in each direction) as shown on
Sheets C-6, C-6A and C-9 of the CDP. It is anticipated that the future
redevelopment of adjacent properties will provide widening or realignment to
accommodate additional lanes and on-street bicycle facilities. The section of
Center Street connecting Station Place and Viale Centrale shall be constructed
prior to the issuance of the first RUP or Non-RUP for Buildings B or C,
whichever shall be completed first, unless otherwise determined jointly by the
Applicants and Fairfax County at the time of FDP approval for .Buildings B or C.
The section of Center Street between Viale Centrale and the Property's eastem
boundary shall be constructed prior to the issuance of the first RUP or Non-RUP
for Buildings D or E whichever shall occur first.

Construction of this section of Center Street as shown on Sheets C-6, C-6A and
C-9 of the CDP will require off-site rights-of-way and/or easements from the
adjacent parcel identified on the 2013 Fairfax County tax maps as Tax Map 29-3
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((15) 2,38 and 3C (the "Off-Site Parcels"). The Applicants shall make diligent
efforts to obtain the necessary off-site rights-of-way and/or easements to construct
Center Street through a cooperative agreement with owners of the Off-Site
Owners.

(i) In the event the Applicants are unable to acquire the right-of-way and/or
easements necessary to construct the above improvement through a

cooperative agreement with the owner(s), which may include a reservation
of advanced density credit for dedicated rights-of-way consistent with the
Ordinance, then the Applicants shall submit a written request to Fairfax
County in accordance with Proffer 62.

(ii) In the event the County elects not to use its powers of condemnation to
acquire the off-site rights-of-way and/or easements to facilitate the
construction of the above improvement, then the Applicants shall be
relieved of their obligation to construct the section of Center Street shown
on Sheet C-6 and be permitted to construct the Interim Option #2
alignment of Center Street with an interim section dimension as shown on
Sheet C-I0. In the event the Applicants construct the Interim Option #2
alignment, then the Applicants shall fully fund and install traffic signals at
the time of the construction of the intersections of Station Place and
Center Street, Center Street and Pinnacle Drive; and Leesburg Pike and
Station Place, or as may be wananted by VDOT. Should any of the
signals not be warranted, the Applicants shall escrow their pro rata cost of
the unwarranted signal(s), as set forth in Proffer 32, with Fairfax County
for future installation by others.

Center Street Between the Property's Eastem Boundar.v and Pinnacle Drive
Between the Property's eastern boundary and Pinnacle Drive, the Applicants shall
construct an interim section of Center Street measuring approximately 37.5 feet
from face of curb to face of curb to accommodate three lanes of traffic as shown
on Sheets C-6, C-6A and C-9 of the CDP. This section of Center Street shall be
constructed prior to the issuance of the first RUP or Non-RUP for Building D or
E, whichever shall occur first.

Construction of this interim section will require l5 feet of off-site right-of-way
previously reserved on property shown on the Fairfax County 2013 tax maps as

Tax Map 29-3 (15)) 2 as well as permission and a roadway license from property
shown on the Fairfax County 2013 tax maps as Tax Map 29-3 ((l)) 69. In the
event the Applicants are unable to acquire the permission and roadway license
necessary to construct the above improvement through a cooperative agreement
with the owners, then the Applicants shall escrow the cost of constructing the
interim section from its eastem boundary to Pinnacle Drive and thereby be
relieved of their obligation to construct that section of Center Street. Such escrow
shall be posted prior to the approval of a site plan for Building D or E, whichever
occurs first.
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C. Northem Alignment by Others. In the event, Center Street is reconstructed by
others on a more northern alignment, the Applicants shall construct, an enhanced
streetscape/public open space area specifically located on the Property as shown
on Sheet L-4.2. In addition, the Applicants shall reconstruct the loading and
parking entrances between Buildings B and C as may be required with the
realignment of Center Street.

D. Tysons Grid of Streets Transportation Fund Credit. In the event the Applicants, at
their sole discretion, construct the off-site portion of Center Street extending from
the Property's eastern boundary to Pinnacle Drive as more fully described in
Paragraph B above in advance of their obligation to do so as specified in
Paragraph B above, then the Applicants may request and may be granted in-kind
credit as outlined in the Board of Supervisor's Guidelines for the Tysons Grid
Fund.

Viale Centrale. The Applicants shall construct Viale Centrale within the Property from
Center Street to Leesburg Pike with a section measuring approximately 38 feet from face
of curb to face of curb to accommodate two lanes of traffic (one lane in each direction)
with parallel parking on both sides of the street in specified locations as generally
depicted on Sheet C-6 of the CDP. Construction of the connection to Leesburg Pike will
require approval of a break in the existing Limited Access Line along Leesburg Pike (the
"Limited Access Break") as described in Proffer 31.

Viale Centrale shall be privately owned and maintained with parking garages and other
uses permitted under the street. The Applicants reserve the right to close a portion of
Viale Centrale on a temporary basis to accommodate special events such as, but not
limited to, art fairs, farmers markets, outdoor concertso festivals and other such events
provided safe and adequate vehicle and pedestrian access is maintained. Viale Centrale
from Leesburg Pike to Tysons Central Street shall be constructed prior to the issuance of
the first RUP or Non-RUP for Building A or F, whichever is completed first.

A. With the construction of either Building A, B or C, whichever occurs first, the
Applicants shall, subject to VDOT approval: l) close the existing connection of
the service drive paralleling Leesburg Pike to Leesburg Pike; and 2) remove the
portion of the service drive between Station Place and Viale Centrale. With the
construction of Building A the Applicants shall: l) construct a service alley to
serve Building A as shown on the CDP; and 2) construct the new connection of
Viale Centrale to Leesburg Pike.

B. With the construction of Building F, the Applicants shall, subject to VDOT
approval: 1) remove the existing service drive paralleling Leesburg Pike from
Viale Centrale to the east and construct a park as shown on the CDP and further
described in Proffer 52D;2) reconstruct the service drive east of Building F as a
service alley serving the loading and parking for Building F; and 3) construct the
new connection of Viale Centrale to Leesbure Pike.
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C. Viale Centrale from Tysons Central Street to Center Street shall be constructed
prior to the issuance of the first RUP or Non-RUP for Building B or C, whichever
is completed first.

D. Due to the potential construction phasing, the Applicants reserve the right to delay
the installation of the final specialty paving materials in the Central Piazza until
the last of Buildings A, B, C, E and F are constructed. If delayed, alternate interim
paving shall be included in the FDP application for the respective buildings.

Tysons Central Street

A. Tysons Central Street from Viale Centrale to the existing portion of Tysons
Central Street shall be constructed with a section measuring approximately 24 feet
from face of curb to face of curb to accommodate two lanes of traffic (one lane in
each direction). It shall be privately owned and maintained with parking garages

and other uses permitted under the street. This section of Tysons Central Street
shall be constructed prior to the issuance of the first RUP or Non-RUP for
Building F.

B. The existing section of Tysons Central Street located along the Property's eastern
boundary shall be reconstructed in part in order to improve the grade and
relationship to the Property. It is anticipated that this improvement will extend
northward along property identified on the Fairfax County 2013 tax maps as Tax
Map 29-3 ((l)) 78B and may require reconstruction of its site access by the
Applicants. This section of Tysons Central Street shall be constructed prior to the
issuance of the first RUP or Non-RUP for either of Buildings D, E or F,

whichever is completed first.

Limited Access Break. Having filed a request for the Limited Access Break with VDOT,
the Applicants shall diligently pursue its approval. If the Limited Access Break is not
approved and a direct connection between Viale Centrale and Leesburg Pike cannot be

constructed, then the Applicants shall:

A. Construct an alternate grid of streets to serve the Proposed Development as shown
on Sheet C-6A; such construction to be phased to development, with the existing
service drive paralleling Leesburg Pike remaining open for two way traffic and
connected to Leesburg Pike, with the pavement of the service drive nanowed as

determined by FCDOT, until such time as the first of Buildings A, B or C is
constructed;

B. Construct a public parUplaza along Building A's Leesburg Pike frontage as

shown on Sheet L-4.3 prior to the issuance of the first Non-RUP for Building A;

C. Escrow the cost of constructing the connection of Viale Centrale to Leesburg
Pike, so as to facilitate construction should the Limited Access Break be approved
in the future;

31.
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D. Limit development on the Property to the construction and occupancy of four
buildings (with a maximum of 1,300,000 GFA) until such time as Center Street is
constructed from Station Place to Pinnacle Drive;

E. Resubmit and process a request for approval of the Limited Access Break prior to
the site plan approval for the third building to be constructed on the Property; and
should the Limited Access Break be approved, construct the connection to
Leesburg Pike (utilizing the escrowed funds) and reconstruct the area in front of
Building F to a parWplaza like setting; and

F. Provide supplemental operational traffic analyses as may be required by FCDOT
or VDOT at the time of FDP and/or site plan submission for each new building
(excluding new interim buildings) to demonstrate that the proposed segments of
the grid of streets shown on the FDP are adequate to support the proposed
building(s). Commitments to the timing of construction of the necessary grid of
streets to support the Proposed Development outlined elsewhere in these Proffers
may be adjusted at the time of FDP approval based on the supplemental analyses,
without the requirement for a PCA or CDPA.

Traffic Signals.

A. If requested by VDOT, the Applicants shall complete and submit to VDOT
warrant studies for potential signals at the following intersections within 12
months of the issuance of the first RUP or Non-RUP for the second building to be
constructed on the Property and each consecutive building:

(i) Station Place and Center Street;

(ii) Center Street and Pinnacle Drive; and

(iii) Leesburg Pike and Station Place.

Such studies shall include a review of both
warrants.

vehicular and pedestrian volume

B. If a signal(s) is warranted by VDOT, the Applicants shall equip and install the
signal along with installation of pedestrian crosswalks and audible pedestrian
countdown signals as may be permitted and approved by VDOT, utilizing any
escrowed contributions for the signal(s) received by the County and any future
escrowed contributions received by the County within ten (10) years of
installation of the applicable signal by the Applicants.

If a signal at Station Place/Center or Center Street/Pinnacle Drive is not warranted
within twenty-four (24) months after the issuance of the initial RUP or Non-RUP
for the last new building to be constructed on the Property, then the Applicants'
obligation to construct such signal(s) is deemed null and void and the Applicants
shall instead escrow with the County their pro rata share of the signal(s) based on

C.
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2020 PM peak trip estimates toward the cost of future signalization of the

intersection(s) by others.

D. For any signal warranted by VDOT, the Applicants shall provide VDOT with the

requisite traffic signal plans for review and approval. All right-of-way associated
with signal equipment (poles, equipment boxes, etc.) on the Property not already
dedicated shall be reserved for dedication in fee simple to the Board of
Supervisors in accordance with Proffers 25B and 61.

E. If the County, upon request of the Applicants or on its own initiative, determines
that such signal installations as proffered will be detrimental to traffic operations,
the Zoning Administrator may (l) agree to a later date for completion of the
traffic signal installation(s) or (2) permit the Applicants to proceed without the
signal installations.

Route 123 Slip Ramp. Subject to VDOT and Federal Highway Administration
("FHWA") approval, the Applicants reserve the right to design and construct a vehicular
connection ("Slip Ramp") within the existing right-of-way on southbound Route 123

between Intemational Drive and Leesburg Pike, providing direct access to Tysons Central
Street and Pinnacle Drive. Should the Applicants elect to file a public improvement
plan/site plan, as may be applicable, for the Slip Ramp and construct the Slip Ramp, the
Applicants may request in kind credit for all costs associated with the design, permitting
and construction, including the relocation of all utilities, traffic signals, etc., for the Slip
Ramp against their proffered contributions to the Tysons Grid of Streets Transportation
Fund as described in Proffer 34. Should VDOT not approve a limited access break for
the Slip Ramp, the public improvement plan/site plan or fail to issue the necessary
permits for construction of the Slip Ramp, the Applicants shall have no further obligation
under this Proffer. Nothing herein shall limit the Applicants ability to file for and receive
site plan approvals, building permit approvals, RUPs and Non-RUPS for the entirety of
the Proposed Development.

Tysons Grid of Streets Transportation Fund. The Applicants shall provide a contribution
of $1,000.00 for each residential unit and 56.44 for each square foot of new non-
residential space constructed on the Property to Fairfax County for the Tysons Grid of
Streets Transportation Fund. The contribution associated with each building shall be paid
on or before the issuance of the initial RUP or Non-RUP for the subject building based on
the actual GFA of non-residential space and/or the actual number of residential units in
the building. This contribution shall not apply to any public-use facilities constructed on
the Property. The Applicant shall receive and deduct credits against the contributions
that would otherwise be due to the County for the Grid of Streets Transportation Fund in
keeping with the Guidelines for the Tysons-wide Transportation Fund endorsed by the
Board ofSupervisors on January 8,2013.

Pursuant to the Guidelines, the Applicants shall receive credits for the following costs:

A. Costs incurred by the Applicant at the request of the County in the preparalion of
plats, exhibits, agreements and administrative fees to advance the granting of a

34.
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license/easement agreement allowing for the construction of Center Street
between the Property's eastem boundary and Pinnacle Drive; and

B. Costs incurred by the Applicants in the acquisition of off-site right-of-way and
associated easements for the construction of off-site public streets and intersection
improvements (including the intersection of Station Place and Center Street).

Furthermore, the Applicants may request in-kind credit for the advancement of the
construction of Center Street between the Property's eastern boundary and Pinnacle Drive
as referenced in Proffer 28D, the construction of the Route 123 Slip Ramp as referenced
in Proffer 33, and the costs borne by the Applicants associated with any Fairfax County
condemnation actions requested by the Applicants for the construction of off-site public
streets and intersection improvements.

Tysons-wide Transportation Funds. The Applicants shall contribute the sum of $5.63
per square foot of new non-residential space and $1,000.00 for each residential unit
constructed on the Property to Fairfax County for the Tysons-wide Transportation Fund.
This contribution shall not apply to any public-use facilities constructed on the Property,
including the public use described in Proffer 55. The contribution associated with each

building shall be paid on or before the issuance of each initial RUP or Non-RUP for the
subject building based on the actual GFA of non-residential space and/or the actual
number of residential units in the building. The Applicants shall receive and deduct
credits against the contributions that would otherwise be due to the County for the
Tysons-wide Transportation Fund in keeping with the Guidelines for the Tysons-wide
Transportation Fund endorsed by the Board of Supervisors on January 8, 2013.

Bus Facilities. In conjunction with the Applicants' improvement to Leesburg Pike as

discussed in Proffer 26, the Applicants shall install a reinforced concrete bus stop pad
within the new combination through/right turn lane and a bus shelter along the Property's
Leesburg Pike frontage integrated into the Metro Plaza design. In the event FCDOT
and/or WMATA determine that the reinforced concrete bus stop pad and/or bus shelter
will not be needed, then the Applicants' obligation to provide a concrete pad and bus
shelter shall be deemed null and void.

If not previously constructed by others, then prior to the issuance of the first RUP or
Non-RUP for the first new building (excluding new interim buildings) on the Property
the Applicants shall design and construct a layover bus bay in the Leesburg Pike right-of-
way west of proposed Station Place. The Applicants shall be entitled to utilize any
escrowed contributions for the layover bus bay received by the County or any future
escrowed contributions received by the County within ten (10) years of installation of the
layover bus bay by the Applicants. Should the layover bus bay be constructed by others
prior to the obligation of the Applicants to do so, the Applicants shall, prior to the
issuance of the first RUP or Non-RUP for the first new building (excluding new interim
buildings) on the Property, escrow 50o/o of the cost of designing and constructing the
layover bus bay with the County for disbursement to the constructing party. In the event
FCDOT and/or WMATA determine that a lavover bus bav will not be needed. then the

36.
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Applicants' obligation to provide or partially fund the layover bus bay shall be deemed
null and void and any escrowed contributions shall be returned to the Applicants.

PEDESTRIAN AND BICYCLE FACILITIES

Bicycle Parking. The Applicants shall provide bicycle racks, and bike storage areas
throughout the Property both at the street level and within the parking garages, the
specific locations of which shall be determined at the time of FDP approval. The bike
racks shall be inverted U-style racks or other design approved by Fairfax County
Department of Transportation in consultation with OCR. The total number of bike
parking/storage spaces shall be consistent with LEED certification requirements or as

may be determined at the time of FDP approval.

Pedestrian Path to Metro.

A. The Applicants shall coordinate with the owners of adjacent properties identified
as 2013 Tax Map 29-3 ((15)) 3C and 4E (the "Adjacent Properties") to design and
construct a five (5) foot wide concrete sidewalk to the Greensboro Metro Station
as shown on Sheet C-10 of the CDP. This sidewalk is primarily located off-site of
the Property. Provided all necessary easements and cost sharing agreements are
in place within six (6) months of the approval of this Rezoning, the Applicants
shall construct the sidewalk and open it for public use within 18 months of the
approval of this Rezoning.

B. If all necesstry easements and cost sharing agreements are not in place within six
(6) months of the approval of this Rezoning, upon request of the Applicants, the
Zoning Administrator may agree to a later date for completion of the sidewalk
installation. However, delay in the sidewalk installation shall not limit the
Applicants ability to file for and receive site plan approvals, building permit
approvals, RUPs and Non-RUPS for the entirety of the Proposed Development.

C. If all necessary easements and cost sharing agreements are not in place within five
(5) years of the approval of this Rezoning, then the Applicants obligation to install
such sidewalk shall be null and void and instead the Applicants shall escrow the
cost of installing that portion of the sidewalk located on the Property with
DPWES.

D. Should another party (including Fairfax County) seek to construct the sidewalk in
advance of the Applicants' obligation to do so, upon demand by Fairfax County,
the Applicants shall make the necessary right-of-way and/or ancillary easements
on the Property available at no cost for the construction of the sidewalk by others.

PARKING

Zoning Ordinance Requirements. Parking on the Property shall be provided in
accordance with the parking requirements for the PTC District set forth in Section 6-509
and Article l l of the Fairfax County Ordinance, and as shown on the CDP. Tandem and
valet parking shall be permitted and shall count toward parking requirements. Tandem

38.
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parking spaces may be used for residential units with two cars and in office and hotel
buildings where spaces are assigned by building management. The exact number of
spaces to be provided shall be refined with approval of FDPs and determined at the time
of site plan approval based on the specific uses, number of residential units and bedroom
mix. If changes in the mix of uses or bedroom mix result in parking greater than that
anticipated on the CDP, the additional parking spaces shall be accommodated within the
proposed parking structures, without increasing the height or mass of the above-grade
parking structures.

Phasine of Parking. Parking shall be provided in phases commensurate with
development of the Property. Parking spaces in excess of the maximum parking ratios set

forth in the Ordinance may be provided in the early phases of development of the
Property, provided that at completion of the full build-out of the Property, the maximum
parking rates are not exceeded. Required parking spaces for an individual building need
not be provided on the parcel on which the building is located, but shall be provided
within the Property.

Commercial Off-Street Parking.

A. The Applicants may provide commercial off-street parking on an interim basis in
existing surface lots on the Property without approval of an FDP.

B. Commercial off-street parking may be provided on an interim basis in new
surface lots on the Property with approval of an FDP.

C. With approval of an FDP, commercial off-street parking may be provided on an

interim basis in new parking structures built to support the Proposed Development
which due to phasing have excess parking capacity.

D. Prior to site plan approval or issuance of a Non-RUP for commercial off-street
parking in existing surface lots, whichever shall occur first, or at the time of FDP
approval for commercial off-street parking in new surface lots or garages, the
Applicants shall provide an operational traffrc analysis ("Operational Analysis")
of the points of access to the parking lot(s) to FCDOT and VDOT for review and
approval. Such Operational Analyses shall be limited to an assessment of those
driveways and/or tum lanes serving the particular parking lot(s) and any proposed
access controls.

E. Any establishment of interim commercial off-street parking facilities shall
provide interim improvements as set forth in Proffer 24. New surface parking lots
shall provide interior and peripheral parking lot landscaping, in accordance with
the PFM. Existing parking lots shall not be required to meet PFM requirements
for peripheral and interior parking_lot landscaping, but shall provide enhanced
peripheral and interior parking lot landscaping to the satisfaction of DPZ. The
Applicants shall submit the enhanced landscaping plan to DPZ for review and
approval at the time the Operational Analysis described in Paragraph D is

4T,
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submitted to FCDOT and VDOT. This parking shall be in addition to the
permitted parking for the proposed uses on the Property.

Parking Spaces along Streets. The Applicants shall provide on-street parking spaces as

generally as shown on the FDP for each building subject to VDOT approval as may be
applicable for public streets. The spaces may be part of or in addition to the total number
of required parking spaces to be provided. The Applicants reserves the right to restrict
the use of spaces along any private streets, through appropriate signage or such other
means as the Applicants determines, that otherwise are not required to satisff the parking
requirements for use as temporary or short term parking, car-share parking and/or similar
uses.

Parking Stipulations.43.

A. The Applicants shall provide controlled access to the parking garages and shall
ensure that the control equipment is capable of counting vehicles entering and
exiting the garages. Such controls shall be located so as to avoid vehicle stacking
on the public streets.

The sale or lease rates ofparking spaces shall be "unbundled" from the purchase
price or lease rate of the individual dwelling units; meaning a unit's purchase
price or lease rate shall be exclusive of parking costs.

The Applicants shall be permitted to install and maintain parking controls and
fencing on its existing surface parking lots, without the requirement for a FDP, in
order to control Metro-related parking by the general public.

B.

C.

44. Future Parking Revisions.

Ordinance Revisions. The Applicants reserve the right to provide parking at
revised rates as may be permitted by a future amendment to the Fairfax County
Ordinance. Optional use of revised rates shall not require a CDPA or PCA,
provided there is no increase in the size or height of above-grade parking
structures.

Increases. The Applicants reserye the right to seek a special exception for an
increase in parking for the Property; such special exception application shall not
require a CDPA or PCA, provided there is no increase in the size, height, or
massing of above-grade parking structures.

TRANSPORTATION DEMAND MANAGEMENT

Tysons Transportation Management Association. The Applicants shall contribute
towards the establishment of a future transportation management association (the
"TMA"), which may be established for the Tysons Comer Urban Center and which all
other Tysons property owners will contribute to also.

A.

B.

45.
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A. The Applicants shall make a one-time contribution to Fairfax County for the
establishment of this future TMA based on a participation rate of $0.10 per gross
square foot ofnew offtce uses and $0.05 per gross square foot ofnew residential
uses to be constructed on the Property.

B. Twenty-five percent (25%) of the total contribution to the TMA shall be paid
upon site plan approval of the first new building to be constructed on the
Property. The remaining seventy-five (75) percent of the total contribution shall
be paid in three (3) equal installments prior to the issuance of the first initial RUP
or Non-RUP for the subsequent three (3) new buildings but in any event no later
than ten (10) years from the date ofthis rezoning approval.

C. If subsequent to the approval of this Rezoning, a Tysons Comer Urban Center-
wide TMA is approved by FCDOT and established for the purpose of
administering TDM programs in the Urban Center, then the Applicants may, at
his sole discretion, join or otherwise become associated with such entity and
transfer some or all functions of this TDM Program to the new entity, whereupon
this Proffer in whole or in part shall be void and of no further force or effect.
Further, if determined by FCDOT that a proactive, private TDM program is no
longer necessary, the TDM structure in this Proffer may be rendered null and void
in whole or in part without the need for a PCA.

D. If the TMA has not been established within three (3) years after the approval of
this Rezoning, this Proffer shall be null and void with no further effect on the
Property. Further, any funds contributed to the TMA would then be returned to
the Applicant.

Transportation Demand Management Plan. The proffered elements of the TDM
Program as set forth below are more fully described in the Tysons Central Transportation
Demand Management Plan prepared by Wells + Associates, Inc. dated May 2013 (the
"TDM Plan"). It is the intent of this Proffer that the TDM Plan will adapt over time to
respond to the changing transportation related circumstances of the Property, the
surrounding community and the region, as well as to technological and/or other
improvements, all with the objective of meeting the trip reduction goals as set forth in
these Proffers. Accordingly, modifications, revisions, and supplements to the TDM Plan
as coordinated with FCDOT can be made without the need for a PCA provided that the
TDM Plan continues to reflect the proffered elements of the TDM Program as set forth
below.

A. Definitions. For purposes of this Proffer, "Stabilization" shall be deemed to occur
one-year following issuance of the last initial RUP or Non-RUP for the final new
building to be constructed on the Property. "Pre-stabilization" shall be deemed to
occur any time prior to Stabilization.

B. Trip Reduction Obiective. The objective of this TDM Program shall be to reduce
the vehicle trips generated by residents and office tenants of the Property (i.e., not
including trips from hotel and retail uses), during weekday peak hours associated
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with the adjacent streets as more fully described in the TDM Plan, by meeting the
percentage vehicle trip reductions established by the Comprehensive Plan as set

forth below. These trip reduction percentages shall be multiplied by the total
number of residential and office vehicle trips that would be expected to be
generated by the uses developed on the Property as determined by the application
of the Institute of Traffic Engineers, 8th Edition, Trip Generation rates and/or
equations (the "ITE Trip Generation"), and the number of trips determined by the
product of such equation shall be referred to herein as the "Maximum Trips After
Reduction." For purposes of this calculation, the maximum number of dwelling
units or the total gross square footage of office uses proposed to be constructed in
each new building on the Property, as determined at the time of site plan approval
for each new building, shall be applied to the calculation described in the
preceding sentence. The target reductions shall be as follows:

Development Levels

Up to 65 million GSF
65 million GSF
84 million GSF
90 million GSF
96 million GSF
105 million GSF
I l3 million GSF

Percentaee Vehicle Trip Reduction

30%
35%
40%
43%
45%
48%
50%

C.

The trip reduction goals outlined above are predicated on the achievement of
specific development levels within the Tysons Corner Urban Center as anticipated
in the Comprehensive Plan. Prior to undertaking trip measurements, the TPM
shall provide the County with a summary of the then existing development levels
in Tysons Corner (based on RUPs and Non-RUPS issued) in order to determine
the appropriate vehicle trip reduction goal.

If through an amendment to the Comprehensive Plan, the Board of Supervisors
should subsequently adopt a goal for trip reductions that is lower than that
committed to in this Proffer, then the provisions of this Proffer shall be adjusted
accordingly without requiring a PCA.

TDM Proeram Components - Site-Wide. The TDM Program shall include, but
not necessarily be limited to, the following site-wide components, each of which
are more fully described in the TDM Plan:

(i) Site-wide TDM Program Management.

(ii) TDM Program Branding.

(iii) Transportation Program Web Site.

(iv) Promotion of Real Time Transit Information.
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(v) Site Specific Transportation Access Guide.

(vi) Live/work/play marketing to new tenants.

(vii) Pedestrian/bicyclefacilities.

(viii) Monitoring/reporting.

(ix) Sustainable annual funding.

(x) Parking Management.

TDM Program Components - Residential. The TDM Program shall include, but
not necessarily be limited to the following residential components, each of which
is more fully described in the TDM Plan.

(i) Residential Transportation Coordinators.

(ii) Try Transit Campaign for new residents

TDM Program Components - Office. The TDM Program shall include, but not
necessarily be limited to the following office components, each of which is more
fully described in the TDM Plan.

(i) Office Transportation Coordinators.

(ii) Coordinated Outreach and Marketing Activities with TDM Providers.

(iii) Try Transit Campaign for new employees

Process of Implementation. The TDM Program shall be implemented as follows,
provided that modifications, revisions, and supplements to the implementation
process as set forth herein as coordinated with FCDOT can be made without
requiring a PCA.

(i) TDM Program Manager. If not previously appointed, the Applicants shall
appoint and continuously employ, or cause to be employed, a TDM
Program Manager (TPM). If not previously appointed, the TPM shall be
appointed by the Applicants no later than sixty (60) days after the issuance
of the first building permit for the first new building to be constructed on
the Property. The TPM duties may be part of other duties associated with
the appointee. The Applicants shall notify FCDOT and the District
Supervisor in writing within l0 days of the appointment of the TPM.
Thereafter the Applicants shall do the same within ten (10) days of any
change in such appointment.

(ii) Annual Report and Budget. The TPM shall prepare and submit to FCDOT
an initial TDM Work Plan ("TDMWP") and Budget no later than 180 days

E.
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after issuance of the first building permit for the first new building
(excluding new interim buildings) on the Property. Every calendar year

thereafter but no later than February l5th, the TPM shall submit an

Annual Report, which may revise the Budget in order to incorporate any
new construction on the Property. The Annual Report shall include, at a
minimum:

a. Details as to the start-up components of the TDM Plan that will be

put into action effective with the first new building (excluding new
interim buildings) on the Property;

b. The budget needed to implement the TDM Plan (the "Budget") for
the coming calendar year;

c. A summary of the then existing development levels in the Tysons
Corner Urban Center

d. A determination of the applicable Maximum Trips After Reduction
for the Property;

e. Provision of the specific details associated with the monitoring and

reporting requirements of the TDM program in accordance with
the TDM plan; and

f. Submission of the results of any Person Surveys and/or Vehicular
Traffic Counts conducted in conjunction with each Annual Report.

The Annual Report and Budget shall be reviewed by FCDOT. If FCDOT
has not responded with any comments within sixty (60) days after
submission, then the Annual Report and Budget shall be deemed approved
and the program elements shall be implemented. If FCDOT responds with
comments on the Annual Report and Budget, then the TPM will meet with
FCDOT staff within fifteen (15) days of receipt of the County's comments.
Thereafter but in any event, no later than thirty (30) days after the
meeting, the TPM shall submit such revisions to the program and/or
budget as discussed and agreed to with FCDOT and begin implementation
of the approved progrnm and fund the approved Budget. Thereafter the
TPM, in conjunction with each annual report summarizing the results of
the TDM Program to be submitted no later than February l5th (the

"Annual Report"), shall update the Annual Report and Budget for each

succeeding calendar year, modify or enhance program elements and
establish a budget to cover the costs of implementation of the TDM Plan
for such year. The expected annual amounts of the Budget are further
described in the TDM Plan.

TDM Account. If not previously established, the Applicant, through the
TPM, shall establish a separate interest bearing account with a bank or

(iii)
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other financial institution qualified to do business in Virginia (the "TDM
Account") within 30 days after approval of the initial TDMWP and
Budget. All interest earned on the principal shall remain in the TDM
Account and shall be used by the TPM for TDM purposes. The TDM
Account shall be funded by the Applicant, through the TPM. The TDM
Account shall not be eliminated as a line item in any governing budget
associated with the Property and that funds in the TDM Account shall not
be utilized for purposes other than to fund TDM strategies/programs
and/or specific infrastructure needs as may be approved in consultation
with FCDOT.

Funding of the TDM Account shall be in accordance with the budget for
the TDM Program elements to be implemented in the following year. In
no event shall the Budget exceed $99,750.00 (this amount shall be
adjusted annually from the date of rezoning approval for the Property (the
"Base Year")) and shall be adjusted on each anniversary thereafter of the
Base Year as permitted by VA. Code Ann. Section 15.2-2303.3. The
TPM shall provide written documentation to FCDOT demonstrating the
establishment of the TDM Account within ten (10) days of its
establishment. The TDM Account shall be replenished annually thereafter
following the establishment of each year's Budget. The TDM Account
shall be managed by the TPM.

TDM Remedy Fund. At the same time the TPM creates and funds the
TDM Account, the TPM shall establish a separate interest bearing account
(refened to as the "TDM Remedy Fund") with a bank or other financial
institution qualified to do business in Virginia. Funding of the TDM
Remedy Fund shall be made one time, on a building by building basis, at
the rate of $0.40 per gross square foot of new office uses and $0.30 per
gross square foot of new residential uses on the Property. Funding shall be
provided by the building owners prior to the issuance of the first initial
RUP or Non-RUP for each applicable new building (excluding new
interim buildings). This amount shall be adjusted annually from the date
of rezoning approval of the Property (the "Base Year") and shall be
adjusted on each anniversary thereafter of the Base Year as permitted by
VA. Code Ann. Section 15.2-2303.3. Funds from the TDM Remedy
Fund shall be drawn upon only for purposes of immediate need for TDM
funding and may be drawn on prior to any Budget adjustments as may be
required.

TDM Incentive Fund. The .'TDM Incentive Fund" is an account into
which the building owners, through the TPM, shall deposit contributions
to fund a transit incentive progftlm for initial purchasers/lessees within the
Proposed Development. Such contributions shall be made one time on a
building by building basis at the rate of $0.02 per gross square foot of new
office or residential uses to be constructed on the Property and provided
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prior to the issuance of the first initial RUP or Non-RUP for each

individual new building (excluding new interim buildings).

(vi) TDM Penalty Fund. The "TDM Penalty Fund" is an account into which
the Applicants shall, through the TPM, deposit penalty payments as may
be required to be paid pursuant to this Proffer for non-attainment of trip
reduction goals. The County may withdraw funds from the TDM Penalty
Fund for the implementation of additional TDM Program
elements/incentives and/or congestion management associated with the

Property. To secure the Applicant's obligations to make payments into the
TDM Penalty Fund, the Applicants shall provide the County with a letter
of credit or a cash escrow as further described below.

Prior to the issuance of the first RUP or Non-RUP for each new building
(excluding new interim buildings) on the Property, the Applicants shall:

a. Establish the TDM Penalty Fund, if not previously established by
the TPM, and/or

b. Deliver to the County a clean, irrevocable letter of credit issued by
a banking institution approved by the County or cash in an

interest-bearing account acceptable to DPWES to secure the AG's
obligations to make payments into the TDM Penalty Fund (the

"Letter(s) of Credit or Cash Escrow(s)"). The Letter(s) of Credit or
Cash Escrow(s) shall be issued in an amount equal to $0.10 for
each square foot of new office GFA or $0.05 for each square foot
of new residential GFA shown on the approved site plan for each

new building on the Property. Until the Letter(s) of Credit or Cash
Escrow(s) has been posted, the figures in the preceding sentence

shall be adjusted annually from the first day of the calendar month
following the date on which the first RUP or Non-RUP, as the case

may be, for the first new building on the Property has been issued
as permitted by VA. Code Ann. Section 15.2-2303.3. using the
date of rezoning approval as the base year. Once the Letter(s) of
Credit or Cash Escrow(s) has been posted, there shall be no further
adjustments or increases in the amount thereof. The Letter(s) of
Credit or Cash Escrow(s) shall name the County as the beneficiary
and shall permit partial draws or a full draw. The foregoing stated
amount(s) of the Letter(s) of Credit or Cash Escrow(s) shall be

reduced by the sum of any and all previous draws under the
Letter(s) of Credit or Cash Escrow(s) and payments by the
Applicants (or the TPM) into the TDM Penalty Fund as provided
below.

(vii) Monitoring. The TPM shall veriff that the proffered trip reduction goals

are being met through the completion of Person Surveys, Vehicular
Traffic Counts of residential and/or office uses and/or other such methods



G.

Page 46

as may be reviewed and approved by FCDOT. The results of such Person
Surveys and Vehicular Traffrc Counts shall be provided to FCDOT as part
of the Annual Reporting process. Person Surveys and Vehicular Traffic
Counts shall be conducted for the Property beginning one year following
issuance of the final initial RUP or Non-RUP for the first new building to
be constructed on the Property. Thereafter, Person Surveys shall be
conducted every three years and Vehicular Traffic Counts shall be
collected annually until the results of three (3) consecutive annual traffic
counts conducted upon Stabilization show that the applicable trip
reduction goals for the Property have been met. At such time and
notwithstanding Paragraph H below, Person Surveys and Vehicular
Traffic Counts shall thereafter be provided every five (5) years.
Notwithstanding the above, FCDOT may suspend such Person Surveys
and/or Vehicular Traffic Counts if conditions warrant.

Remedies and Penalties.

(i) Pre-Stabilization. If the Maximum Trips After Reduction for the Property
is exceeded as evidenced by the Vehicular Traffic Counts outlined above,
then the TPM shall meet and coordinate with FCDOT to address, develop
and implement such remedial measures as may be identified in the TDM
Plan and annual TDMWP.

a. Such remedial measures shall be funded by the Remedy Fund, as

may be necessary, and based on the expenditure program that
follows:

MaximumTripsExceeded Expenditure
Upto l%o

l.lYo to 3o/o

3.lYo to 60/o

6.1%to I0%
Over l0%

No Remedy needed
l% of Remedy tund
2% of Remedy Fund
4% of Remedy Fund
8Yo of Remedv Fund

b. If the results of the traffic counts conducted during Pre-
Stabilization show that the trip reduction goals have been met site-
wide for three (3) consecutive years in accordance with the goals
outlined on the table below, then a portion of the Remedy Fund as

outlined in the same table below shall be released back to the
building owners through the TPM. The amount released will be
relative to the amount contributed by those buildings constructed
and occupied at the time Vehicular Traffic Counts. Any funds
remaining in the Remedy Fund after such release will be carried
over to the next consecutive three (3) year period.



Up to 65,000,000 Square
Feet of GFA in Tvsons

65-84,000,000 Square Feet
of GFA in Tvsons

84-90,000,000 Square Feet
of GFA in Tvsons

Meet or
Exceed Trip
Goal for 3

years by:

Cumulative %
Remedy Fund

Returned

Meet or
Exceed Trip
Goal for 3
years by:

Cumulative %
Remedy Fund

Returned

Meet or
Exceed Trip
Goal for 3
vears bv:

Cumulative oZ

Remedy Fund
Returned

0% - 4.9% 30% 0.0% - 49% 50% 0.0% - 4.9% 65%

5% - t0% s0% 5% - l0% 6s% 5%-8% 80%

t}.r% - t5% 6s% tO.t% - t3% 80% 8.r% - t0% 90%

l5.t% - t8% 80% 13.t% - rs% 90% >100A 100%

rg.t - 20% 90% >l5Yo 100%

>20Yo t00%

90-96,000,000 Square Feet
of GFA in Tvsons

96-1 13,000,000 Square Feet
of GFA in Tvsons

I 13,000,000+ Square Feet
of GFA in Tvsons

Meet or
Exceed Trip
Goal for 3
years bv:

Cumulative %
Remedy Fund

Returned

Meet or
Exceed Trip
Goal for 3
vears bv:

Cumulative %
Remedy Fund

Retumed

Meet or
Exceed Trip
Goal for 3
years by:

Cumulative o/o

Remedy Fund
Returned

0.0% - 4.9% 80% 0.0% - 4.9% 90% > 0.0Yo t00%

5%-8% 90% 5% t00%

>8Yo r00%

(ii)
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c. There is no requirement to replenish the TDM Remedy Fund at
any time. Any cash left in the Remedy Fund will be released to the
TPM for final distribution to the ApplicanVOwner once three
consecutive annual Traffic Counts conducted upon Stabilization
show that the trip reduction goals have been met.

Upon Stabilization.

a. If the TDM Program monitoring, as evidenced by the Vehicular
Traffic Counts outlined above, reveals that the Maximum Trips
After Reduction for the Property is exceeded, then the TPM shall
meet and coordinate with FCDOT to address, develop and
implement such remedial measures as may be identified in the
TDM Plan and annual TDMWP and funded by the Remedy Fund
(if available) as may be necessary, commensurate with the extent
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of deviation from the Maximum Trips After Reduction goal as set

forth in accordance with the expenditure schedule outlined above.

If the results of the traffic counts conducted upon-Stabilization
show that the trip reduction goals have been met site-wide for three
(3) consecutive years in accordance with the goals outlined on the
table above, then any remaining Remedy Funds shall be released
back to the building owners through the TPM.

If despite the implementation of remedial efforts, the applicable
Maximum Trips After Reduction (based on the existing
development levels in the Tysons Corner Urban Center as

described in Paragraph B above) are still exceeded after three
consecutive years, then, in addition to addressing further remedial
measures as set forth in this Proffer, the TPM shall be assessed a

penalty according to the following:

Exceeded Trip Goals Penaltv
Less than 1% No Penaltv Due
l%oto 3Yo 5% of Penaltv Fund
3.lo/o to 60/o l0% of Penaltv Fund
6.10/oto l0o/o 15% of Penaltv Fund
Over l0% 20Vo of Penaltv Fund

The Applicants through the TPM shall make the payments required
by this Proffer into the TDM Penalty Fund upon written demand
by the County, and the County shall be authorized to withdraw the
amounts on deposit in the TDM Penalty Fund. If the Applicants
fail to make the required penalty payment to the TDM Penalty
Fund within thirty (30) days after written demand, the County shall
have the ability to withdraw the penalty amount directly from the
Letter(s) of Credit or Cash Escrow(s).

The maximum amount of penalties associated with the Property,
and the maximum amount the Applicants shall ever be required to
pay pursuant to the penalty provisions of this Proffer, including
prior to and after Stabilization, shall not in the aggregate exceed
the amount of the Letter(s) of Credit or Cash Escrow(s) determined
and computed pursuant to the provisions of the above proffer.
There is no requirement to replenish the TDM Penalty Fund at any
time. The Letter(s) of Credit and/or any cash left in the Cash
Escrow(s) (either Penalty and/or Remedy Funds) shall be released
to the TPM once three consecutive counts conducted upon
Stabilization show that the Maximum Trips After Reduction have
not been exceeded.

c.

d.

e.



47.

Page 49

H. Additional Trip Counts. If an Annual Report indicates that a change has occurred
that is significant enough to reasonably call into question whether the applicable
vehicle trip reduction goals are continuing to be met, then FCDOT may require
the TPM to conduct additional Trip Counts (pursuant to the methodology set forth
in the TDM Plan) within 90 days to determine whether in fact such objectives are
being met. If any such Vehicular Traffic Counts demonstrate that the applicable
vehicle trip reduction goals are not being met, then the TPM shall meet with
FCDOT to review the TDM strategies in place and to develop modifications to
the TDM Plan to address the surplus of trips.

I. Review of Trip Reduction Goals. At any time and concurrent with remedial
actions and/or the payment of penalties as outlined in this Proffer, the TPM may
request that FCDOT review the vehicle trip reduction goals established for the
Property and set a revised lower goal for the Property consistent with the results
of such Person Surveys and Vehicular Traffic Counts provided for by this Proffer.
In the event a revised lower goal is established for the Property, the Maximum
Trips After Reduction shall be revised accordingly for the subsequent review
period without the need for a PCA.

J. Continuing Implementation. The Applicants through the TPM shall bear sole
responsibility for continuing implementation of the TDM Program and
compliance with this Proffer. The TPM shall continue to administer the TDM
Program in the ordinary course in accordance with this Proffer including
submission of Annual Reports.

K. Notice to Owners. All owners of the Property shall be advised of the TDM
Program set forth in this Proffer. The then current owner shall advise all
successor owners and/or developers of their funding obligations pursuant to the
requirements of this Proffer prior to purchase and the requirements of the TDM
Program, including the annual contribution to the TDM Program (as provided
herein), shall be included in all initial and subsequent purchase documents.

L. Enforcement. If the TPM fails to timely submit a report to FCDOT as required by
this Proffer, the TPM will have sixty (60) days within which to cure such
violation. If after such sixty (60) day period the TPM has not submitted the
delinquent report, then the Applicants shall be subject to a penalty of $100.00 per
day not to exceed $36,500.00 for any one incident. Such penalty shall be payable
to Fairfax County to be used for transit, transportation, or congestion management
improvements within the vicinity of the Property.

Transportation Demand Management for Retail/Hotel Uses. As provided in the above
Proffer, certain components of the TDM Plan are applicable to and will benefit any
proposed retailArotel uses on the Property. Therefore, the Applicants will provide an
additional TDM program tailored to specifically serve the Retail/Hotel Uses (the
"Retail/Flotel TDM Program"). In no event will penalties be assessed against any
Retail/Hotel Uses, which may be established on the Property.
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Goals of the Retail/Flotel TDM Proeram. Because tenants of the Retail stores and
Hotels and their employees work hours that are atypical of the standard work day,
these tenants and their employees do not necessarily travel to and from the
Property during Peak Hours. Given this, the Retail/Hotel TDM Program shall
encourage Retail tenants, Hotel Guests and the Retail/Hotel employees to utilize
transit, carpools, walking, biking and other non-Single Occupancy Vehicle ("non-
SOV") modes of transportation to travel to and from the Property rather than
focusing on the specific trip reductions during the AM or PM Peak Hours.

Components of the Retail/Flotel TDM Program. The Retail/Flotel TDM Program
shall include, at a minimum, those components applicable to the Property that are

described in Proffer 46 and the additional components provided below. These
additional components may be subsequently amended by mutual agreement
between the Applicants and FCDOT. All amendments to the components of the
Retail/Flotel TDM Program contained in this Proffer shall be approved by
FCDOT and will not require a PCA. The Retail/Hotel TDM Program components
are further described in the TDM Plan.

(i) Employee/Tenant Meetines. The TPM shall hold, at a minimum, an

annual TDM meeting with the Retail store tenants and Hotel Managers,
and their respective employees, to review the available transit options,
changes in transit service and other relevant transit-related topics. Based
on these meetings, the TPM shall work with Fairfax County to consider
changes to the relevant services, such as changes to bus schedules, ifsuch
changes would provide better service to the Property tenants and their
employees.

(ii) Resional TDM Programs. The TPM shall make information available to
Retail store tenants, Hotel Guests and the Retail/Hotel employees about
regional TDM progftlms that promote alternative commuting options.
This shall include information on vanpools, carpools, guaranteed ride
home and other programs offered by organizations in the Washington,
D.C. Metropolitan Area.

(iii) Retail/Flotel TDM Proeram Participation Outreach. The TPM shall
endeavor in good faith to encourage participation by Retail store tenants
and Hotel Management in the Retail/Flotel TDM Program, including the
encouragement of a financial participation by such tenants through their
direct offering of transit benefit programs and transit incentives to their
employees. Actions taken by the TPM and Property management in
furtherance of this objective may include dissemination of information to,
and solicitation of participation from, the tenant's in-store management
and executives or officers at their headquarters offices, at appropriate
intervals. The TPM shall include a report to the County with respect to the
activities described in the TDM Proffer as part of the Annual Report to be
filed with the County. This report shall include detailed accounts of the
outreach efforts and the feedback and response from the tenants.

B.
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Intelligent Transportation Systems. To optimize safe and efficient travel in Tysons, the
Applicants shall incorporate and maintain a system that provides pertinent traffic and
transit information that allows users to make informed travel decisions. This information
shall be provided at initial occupancy of each building. The delivery of this information
shall be made convenient for building occupants and visitors, such as via computer, cell
phone, monitors, or similar technology. Such devices shall provide, but not be limited to,
information on the following:

A. Traffic conditions, road hazards, construction work zones, and road detours.

B. Arrival times and delays on Metrorail, Tysons Circulator, and area bus routes.

C. Real time parking conditions and guidance to current on-site parking vacancies, if
available.

D. Bus stops pre-wired for real-time arrival/departures information, if available.

The Applicants shall work with FCDOT and/or the Tysons Partnership to identi$ sources
and facilitate electronic transmittal of data. Furthermore, the Applicants shall participate
in efforts to implement any future dynamic traffic management program for the Tysons
atea.

AFFORDABLE/WORKFORCE HOUSING

Affordable Dwelling Units. If required by the provisions of Part 8 of Anicle 2 of the
Ordinance, Affordable Dwelling Units ("ADUs") shall be provided pursuant to said
regulations unless modified by the ADU Advisory Board.

Workforce Dwelling Units. In addition to any ADUs that may be required pursuant to
this Proffer, the Applicants shall also provide for-sale and/or rental housing units on the
Property in accordance with the Board of Supervisors' Tysons Corner Urban Center
Workforce Dwelling Unit Administrative Policy Guidelines dated June 22, 2010.
Workforce Dwelling Units ("WDUs") shall be provided such that the total number of
ADUs, if any, plus the total number of WDUs results in not less than twenty percent
(20%) of the total residential units constructed as part of the Proposed Development. If
ADUs are provided in the development, both the ADUs and the ADU bonus units shall
be deducted from the total number of dwelling units on which the WDU calculation is
based.

The WDUs generated by each residential building on the Property shall be provided
within said building, however the Applicants reserve the right to consolidate the WDUs
into one or more buildings with the build-out of the Property and thereby increase the
number of WDU units in one or more buildings beyond twenty percent (20%) with a
corresponding decrease in the number of WDU units in the other buildings. A minimum
of ten percent (10%) of the dwelling units designated as ADUs and WDUs shall be designed
and constructed with Universal Design features, as determined by the Applicants. The
WDUs shall have a bedroom mix similar to that provided in the market rate units.
Additionally, in the event that parking spaces are guaranteed to be made available for

49.
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lease to individual market rate dwelling units, at least one (l) parking space shall be made
available for lease by each ADLJ and/or WDU in the development.

Notwithstanding the foregoing, the Applicants reserve the right to enter into a separate
binding written agreement with Fairfax County as to the terms and conditions of the
administration of the WDUs following approval of this Application. Such an agreement
shall be on terms mutually acceptable to both the Applicants and Fairfax County and may
occur after the approval of this Application. Neither the Board of Supervisors nor Fairfax
County shall be obligated to execute such an agreement. If such an agreement is executed
by all applicable parties, then the WDUs shall be administered solely in accordance with
such an agreement and the provisions of this Proffer as it applies to WDUs shall become
null and void. Such an agreement and any modifications thereto shall be recorded in the
land records of Fairfax County.

Non-Residential Contribution for Workforce Housine. For all non-residential
development, excluding ground level commercial retail/services and public uses, the
Applicants shall select, within their sole discretion, one of the following two options for
contributing toward the provision of affordable and/or workforce housing within Tysons
Comer. These contributions shall be made to the Board of Supervisors, be deposited in a
specific fund to be used solely for this purpose within Tysons Corner and shall be
payable at the time of issuance of the initial Non-RUPs for office buildings or the hotel
on the Property, excluding any ground level retail/service uses and public uses. The
options shall consist of either (i) a one-time contribution of $3.00 for each square foot of
GFA of office or hotel use, or (ii) an annual contribution of $0.25 for each square foot of
GFA of new office or hotel use continuing for a total of sixteen ( 16) years. Should the
Board of Supervisors adopt new policies for non-residential affordable housing
contributions in Tysons Corner, the Applicants may, within its discretion, elect to comply
with these policies in lieu of the contributions described herein without the necessity of a
CDPA or PCA.

PARKS AND RECREATIONAL FACILITIES

Publicly Accessible Parks. The Applicants shall provide a variety of park space on and
adjacent to the Property that will be open and accessible to the public as depicted on the
CDP. The Applicants shall retain the area(s) in fee simple and shall record public access
easement(s) ensuring that the park space is open to the public for periods of time
consistent with urban parks; and provide for perpetual private maintenance. The
Applicants shall also work with the Fairfax County Park Authority ("FCPA") to plan and
coordinate activities and events within the publicly accessible park areas. A wayfinding
and signage system shall be developed in coordination with FCPA at the time of FDP and
site plan approval and installed by the Applicants. The construction of the publicly
accessible parks shall occur in phases commensurate with the development of the
Property as shown on the Phasing Sheets. The following publicly assessed parks shall be
provided as generally shown on the CDP:

52.
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Metro Plaza - A street level park of approximately 0.73 (for Option I on Sheet L-
4.1) to 0.84 acres (for Option 2 on Sheet L-4.2) located adjacent to the Metro
Station escalator pavilion at the corner of Leesburg Pike and Station Place.

(i) The Applicants shall provide interim improvements to the Metro Plaza as

shown on Sheet L-8.1 of the CDP. These interim improvements shall
include an extension of the paving installed by MWAA and/or enhanced
paving, benches, bike racks and landscaping and may include the
provision of interim 'oplacemaking" uses, such as pop-up retail uses
(temporary Retail Use establishments), on the Property immediately
adjacent to the Metro Plaza. Said "pop-up" retail may be housed in
temporary buildings such as storage/shipping containers or may be food
trucks, or a combination thereof. Any temporary Retail Use
establishments shall be tastefully appointed and well maintained. The
plaza improvements shall be provided within six (6) months of the
Applicants' receipt of title for 2013 Tax Map 29-3 ((l)) part 71A,
agreement from the property owner of the remainder of 2013 TaxMap29-
3 ((l) 7lA to provide such improvements on the remainder of Parcel
71A, and receipt of all requisite approvals and permits.

(ii) The Applicants shall also provide perrnanent improvements to the Metro
Plaza Park. Those improvements shall include hardscaping, landscaping,
bike racks and, seating, with a water feature and WMATA public art piece
as focal elements as conceptually shown on Sheet L-6.1A, contingent on
agreements with WMATA, the property owner of the remainder of 2013
Tax Map 29-3 (l)) 7lA and VDOT. Space and requisite utility
connections in accordance with FCDOT specifications (electric and
telecommunications) shall also be provided for a multi-modal commuter
information kiosk; said kiosk to be provided by others. Should Center
Street be built in accordance with the Interim Option #2 alignment, the
Metro Plaza improvements shall be provided as conceptually shown on
Sheet L-6.18. More specific details shall be determined at time of FDP
approval for Building A or B, whichever shall be approved first. The
Metro Plaza shall be constructed prior to the issuance of the initial RUP or
Non-RUP for Building A or B, whichever shall occur first.

Applicants may install a video art display, approximately 100 feet by 40
feet in size or another size as may be determined with the FDP approval,
on the fagade of Building B facing and animating Metro Plaza. The
purpose of the video art display shall be to provide artistic displays and
not be used for commercial advertisements. Details of the video art
display (including size, content, lighting and sound) shall be provided and
approved with the FDP for Building B.

Sky Park - An elevated public skypark of approximately 0.26 acres that provides
gathering spaces with movable seating, plantings, water feature and a recreation
area for bocce ball, shuffleboard and/or horseshoes or comparable amenities as

B.
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conceptually shown on Sheet L-6.5. Well-marked and visible vertical
transportation to the Skypark shall include staircases and glass elevators from
both the Metro Plaza level and the Central Piazza level. Wayfinding signage to
the Skypark shall be provided from Metro Plaza and Central Piazza. Any private
area at the skypark level serving the adjacent uses shall be in addition to the
approximate l2,l7l square feet of public park space and shall be clearly defined.
More specific details, including identification of wayfinding signage locations,
shall be determined at time of FDP approval for Building A with construction of
the skypark provided prior to the issuance of the first RUP or Non-RUP for
Building A.

CentralPiazza - A street level park of approximately 0.12 acres to be located at
the intersection of Viale Centrale and Tysons Central Street. Designed as an
urban plaza where employees, residents, hotel and retail patrons meet, greet and
interact, the park will include hardscaping, specialty landscaping, seating, and a

water feature with sculptural elements or similar focal element as conceptually
shown on Sheet L-6.6. More specific design details for the Central Piazza shall be
determined at time of FDP approval for Building A, B, or C, whichever shall be
approved first. Construction of the Central Piazza shall occur prior to the
issuance of the first RUP or Non-RUP for Buildings A, B and C, whichever shall
occur first, although the first two of such buildings to be built may incorporate
some interim conditions in the piazza as determined at the time of FDP to avoid
major reconstruction with the construction of the last of Buildings A, B and C to
be built. Such interim conditions shall be shown on the FDPs for the applicable
buildings.

Corner Park - A street level urban park of approximately 0.31 acres to be located
in the southeast corner of the Property between Building F and Leesburg Pike.
Contingent on agreement with the Commonwealth of Virginia and VDOT, the
urban park shall include lawn panels, hardscape and landscape areas, a decorative
stone wall and benches as conceptually shown on Sheet L-6.4. More specific
details shall be determined at time of FDP approval for Building F. The Corner
Park shall be constructed prior to the issuance of the first RUP or Non-RUP for
Building F, unless the alternate grid of streets shown on Sheet C-6A is
implemented, in which case the Applicants' obligation to provide the Corner Park
shall be null and void.

Clyde's Park- A park of approximately 0.40 acres to be located between
Buildings D and E. The park shall include walkways and landscape areas, an
interactive water fountain, a multi-purpose lawn, playground, climbable sculpture,
exercise station and a dog park as conceptually shown on Sheet L-6,3. Any
private areas serving the adjacent uses shall be clearly defined. The park or
portions of the park may be closed for up to 24 days per year for private events
associated with Buildings D or E.

An interim design of the Clyde's Park is provided on Sheet L-6.2; this design
would be implemented if Building D or E is constructed prior to the access being

D.

E.
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provided from Center Street or Tysons Central Street. More specific details shall
be determined at time of FDP approval for the first of Buildings D or E to be
approved. Construction of the permanent Clyde's Park shall occur prior to the
issuance of the first RUP or Non-RUP for Buildings D or E, whichever occurs
last.

F. The Pocket Park- A vest pocket park of approximately 0.05 acres designed with
lawn, landscaping and seatwalls with engraved game boards as conceptually
shown on Sheet L-6.4. More specific details shall be determined at time of FDP
approval for Building D and construction of the Pocket Park shall occur prior to
the issuance of the frrst RUP or Non-RUP for Building D.

Amenities and Facilities for Residents. The Applicants shall provide on-site recreational
facilities for the future residents of the Property. Pursuant to Paragraph 2 of Section
6-508 and Paragraph 2 of Section 16-404 of the Ordinance regarding developed
recreational facilities, the Applicants shall expend a minimum of $1700.00 per market-
rate and workforce residential unit on such recreation facilities. Prior to final bond
release for the Property, the balance of any funds not expended on-site, as determined by
DPWES shall be contributed to the Fairfax County Board of Supervisors for the
provision of recreation facilities serving Tysons Corner.

The specific facilities and amenities to be provided for each individual residential
building or shared between two or more buildings shall be determined at the time of FDP
approval. Amenities to be provided may include, but not be limited to:

A. Private exterior recreational areas/courtyards to be provided on the ground level,
the upper level of the parking podiums and/or the roof level, with seating areas,
walking paths, specialty landscaping, lawn areas, hardscape areas, passive
recreation areas, and swimming pools;

B. Clubroom for community gatherings;

C. Media/entertainmentcenter;and

D. Fitness center with exercise equipment such as stationary bikes, treadmills, weight
machines, free weights, etc. and/or sports courts.

Athletic Field Contribution. To address the Comprehensive Plan's recommendations
regarding the provision of athletic fields in Tysons Corner, the Applicants shall provide a
contribution to the Fairfax County Board of Supervisors for the development of athletic
fields in Westgate Park or acquisition and development of athletic fields elsewhere
serving the Tysons area. The Applicants may elect to make contributions in accordance
with the following options:

A. Contribute a fixed sum for one or more buildings on or before December 31,
2015. The fixed contribution for each building as set forth below shall not be
subject to adjustment pursuant to Proffer 63:

54.
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(i) BuildingA- $531,000.00

(ii) BuildingB-$497,000.00

(iii) BuildingC-$393,000.00

(iv) BuildingD-$504,000.00

(v) BuildingE- $340,000.00

(vi) Building F - $571,000.00

The above contribution amounts are based on the mid-point of the GFA range for
each building as shown in the Development Tabulations. If at the time of
issuance of the first RUP or Non-RUP for any building for which a discounted
payment was made in 2015, it is determined that the actual GFA of such building
exceeds the mid-point GFA for the building, then the Applicants shall make an

additional contribution to the Board of Supervisors equal to $2.38 per square foot
of excess GFA. Such additional per square foot contribution shall be subject to
adjustment pursuant to Proffer 63 but shall not apply to any public facilities
including the public use described in Proffer 55.

B. For buildings that do not make a contribution prior to December 31,2015, the

Applicants shall, prior to the issuance of the first RUP or Non-RUP for the

applicable building, contribute $2.38 per each square foot based on the actual
GFA in the building. This contribution shall not apply to any public facilities
constructed in a building including the public use described in Proffer 55, but
shall be subject to adjustment as described in Proffer 63.

PUBLIC FACILITIES

Public Facility.

A. To address the Comprehensive Plan's recommendations regarding the provision of
public facilities in Tysons Corner, the Applicants shall design, permit, construct
and make available for use by Fairfax County or its designee space consisting of
approximately 5,400 rentable square feet on the first floor at the northwest corner
of Building C, at no cost to the County to house a public/community use which
may include educational facilities, institutions of higher education, museums, art
galleries/studios, theatres, cultural centers, indoor recreational activities, County
or State offices or other uses mutually agreed upon by the Applicants and the
County (the "Public Use Space"). The Public Use Space shall be constructed by
the Applicants as a shell with interior improvements as follows:

(i) Core and Shell Obligations - Public Use Space

a. General
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l) Demising walls necessary to form the space

2) Storefront or ribbon windows along the exterior perimeter
of the space

3) Egress stair and egress stair finishes
4) Elevator shaft for the future private elevator to the second

floor
5) Exterior entry door storefront type with glass in

accordance with building's standard design retail storefront
6) Door for secondary means of egress

b. Structural

l) Reinforced concrete structure
2) Slab to slab height of +/- l6'-0".
3) Loading capacity of 80 psf live + 20 psf partition : 100 psf

total load

c. Core

l) Men's and women's restrooms to meet IBC codes

including all plumbing fixtures, f,rnishes, toilet partitions,
toilet accessories, etc., to provide a complete and
functioning set of restrooms on each floor

2) Water fountains in accordance with IBC codes
3) Gypsum board installed on all the Public Use Space tenant

side of all restroom and stairwell core walls, taped and
finished ready for paint

4) Gypsum board installed on the exterior walls below and
above the exterior windows

5) Adjustable l" horizontal metal mini-blinds installed at the
vision glass of the exterior windows

6) Fire alarm devices and exit signage at the emergency exit
stairs and the main entrance

7) Code mandated signage

d. Base Building Plumbing

l) Domestic hot and cold water piping and sanitary piping for
the restrooms

2) All fixtures for the typical floor restrooms

e. Heating, Ventilation and Air Conditioning ("HVAC") system -The
base building HVAC system has not yet been designed and but is
expected to include the following:

1) Roof mounted cooling tower providing condenser water to
an air handler(s) in the space
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Supply duct loop
VAV Boxes complete with all thermostats/sensors, control
wiring and DDC control boards are stocked on the floor
Provision for outside air to meet ASHRAE standards
An Energy Management System to monitor and control
mechanical equipment functions for the entire building
from a remote location. System will be managed and
controlled by the Building Engineer
Metering equipment to meter the condenser water usage

f. Fire and Life Safety

1) Sprinkler mains designed at a ratio of I head per 100
square feet. Laterals and sprinkler heads (heads are
installed upright in the shell space) will be installed at code
minimums but not less than a ratio of I head per 225 SF

2) Fire Alarm System -A complete system as required for the
building to obtain a core and shell occupancy permit

g. Electrical System

1) 3-phase 4-wire 2771480 volt main service
2) Electrical closet to include:

a) High voltage panels to power the lights
b) Low voltage panels to provide for receptacle loads
c) Emergency power circuits, risers and connections

for lights, security and fire alarm system
3) Generator: A base building emergency generator to provide

power to life-safety systems and other legally required
stand by systems only. The Public Use Space will not be
permitted to place circuits for its equipment or loads on the
emergency generator.

4) Metering equipment to separately meter the electrical usage
for the Public Use Space

Interior Improvements Fit-Out Allowance - Public Use Space

All space fit-out with the exception of the Core and Shell Obligations is
anticipated to include the following, subject to the public/community use
design:

a. Access Control System, if any

b. Gypsum board on all columns

c. Doors and hardware

2)
3)

4)
5)

6)

(ii)
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Interior gypsum board partitions

Acoustic ceiling grid and tile

Floor coverings, e.g. carpet & base, VCT

Wall frnishes and paint

Interior signage beyond code required signage

HVAC

l) Installation of Applicant provided VAV boxes including
but not limited to the following:
a) Main tap, balancing damper and ductwork to the

VAV box
b) Connection of the automatic temperature controls to

the base building system
c) Air Balance
d) Any duct downstream of the VAV box, flex duct

and diffusers

j. Fire and Life Safety

l) Turning sprinkler heads down, head relocation and
additional heads necessary to meet the public/community
use's space layout

2) Fire Alarm devices within the Public Use Space

k. Electrical

l) Lighting fixtures
2) Receptacles and other power connections
3) Communications and data conduits and infrastructure
4) Communications and data wiring and equipment

The design, construction and permit costs of the interior improvements shall not
exceed $100.00 per rentable square foot. Should the Public Use Space tenant
design the interior improvements such that the cost of design, permits and
construction is greater than $100.00 per rentable square foot, the Public Use
Space tenant shall either l) cause the space to be redesigned to a cost that does not
exceed the $100.00 per rentable square foot or 2) reimburse the Applicant the
difference between the actual cost and the $100.00 per rentable square foot.
Should the public/community use design the interior improvements such that the
cost of design, permits and construction is less than the $100.00 per rentable
square foot allbwance, the remaining balance of the allowance may be used by the
public/community use to purchase furniture, fixtures and equipment ("FF&E") for
the Public Use Space. The Public Use Space shall be made available for a period

d.

e.

f.

ot)'

h.

i.
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of fifty (50) years rent-free. Operating costs exclusive of real estate taxes, if any,
associated with the Public Use Space shall be abated for a period of ten (10)
years. Following the ten (10) year abatement period, operating costs for the
Public Use Space shall be the responsibility of the occupant of the Public Use
Space. The Applicants agree to separately meter or sub-meter water and
electricity for the Public Use Space. Up to six (6) parking spaces within the
garage of Buildings B and C will be made available for the Public Use Space at
market rates. Said Public Use Space shall be made available to the County prior to
the issuance of a RUP or Non-RUP for more than 100,000 square feet of other
uses in Building C, as may be applicable, or as may otherwise be determined at
FDP.

In addition to the 5,400 rentable square feet on the first floor, the Applicants shall
provide approximately 9,100 rentable squutre feet on the second floor of Building
C for future expansion of the public/community use (the "Supplemental Public
Use Space"). The Supplemental Public Use Space shall be designed, permitted
and constructed as a cold dark shell, at no cost to the County, as follows:

(i) Core and Shell Obligations - Supplemental Public Use Space

a. General

l) Demising walls necessary to form the space
2) Storefront or ribbon windows along the exterior perimeter

of the space
Egress stair and egress stair frnishes
Elevator shaft for the future private elevator to the second
floor
Entry door from the garage - fire-rated hollow metal type
Door(s) for secondary means of egress

b. Structural

l) Reinforced Concrete structure
2) Slab to Slab height of 10'-4" which will allow for an eight

foot (8'-0") clear finished ceiling height
3) Loading capacity of 80 psf live + 20 psf partition = 100 psf

total load

Base Building Plumbing

l) Domestic hot and cold water piping at the demising
panition for connection by the Public Use Space tenant for
the future restrooms and other plumbing fixtures

2) Sanitary piping below the slab for the future restrooms

Fire and Life Safety

3)
4)

s)
6)

c.

d.
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1) Sprinkler mains designed at a ratio t head per 100 square

feet; laterals and sprinkler heads (heads are installed
upright in the shell space) installed at code minimums for
storage

2) Fire Alarm System - a complete system as required for the
building to obtain a core and shell occupancy permit

e. HVAC svstem

l) Condenser water supply and return piping sized to meet the
needs of the Supplemental Public Use Space; the piping
will be stubbed through the demising wall at a location to
be determined

2) Provision for the connection to an outside air supply system
3) Provision for the connection of the future HVAC

equipment to the building energy management system

f. Electrical Svstem

l) Meter base and main disconnect in the main electrical room
to serve the space

2) Conduit from the main electrical room to the space

The Supplemental Public Use Space shall be made available to Fairfax County or
its designee upon one (l) year written notice to the Applicants and verification
that the public/community use can, and will, complete the interior fit out of, and
occupy, the Supplemental Public Use Space, The Supplemental Public Use Space
shall be made available rent-free for a period that is co-terminus with the Public
Use Space. Operating costs and real estate taxes, if any, for the Supplemental
Public Use Space shall be the responsibility of the occupant of the Supplemental
Public Use Space. The Applicants agree to separately meter or sub-meter water
and electricity for the Supplemental Public Use Space. Until such time as the
Applicants receive notice of the intent to fit out and occupy the Supplemental
Public Use Space, the space shall be used by the Applicants or other users for
storage.

Public School Contribution. Per the Residential Development Criteria Implementation
Motion adopted by the Board of Supervisors on September 9, 2002, and revised July,
2006, the Applicants shall contribute $9,378.00 per expected student (based on a ratio of
0.087 students per residential unit) to the Fairfax County School Board to be utilized for
capital improvements to schools that any students generated by the Property will attend.
Such contribution shall be made prior to the issuance of the first RUP for each residential
building and shall be based on the actual number of dwelling units built in each building.

If, prior to site plan approval for the respective residential buildings, Fairfax County
should modiff, on a county-wide basis, the expected ratio of students per subject multi-
family unit or the amount of the contribution per student, the amount of the contribution
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shall be modified for that building to reflect the then current ratio and/or contribution.
This contribution is not subject to the provisions of Proffer 63. If the County should
decrease the ratio or contribution amount, the amount of the contribution shall be

decreased to reflect the current ratio and/or contribution.

STORMWATER MANAGEMENT

Stormwater Management. Stormwater Management ("SWM") measures for the
Property shall be designed to protect receiving waters downstream of Tysons Corner by
reducing runoff from impervious surfaces using a progressive approach. This progressive
approach shall, to the maximum extent practicable, subject to the determination of
DPWES and DPZ, retain on-site and/or reuse the first inch of rainfall. Proposed SWM
and Best Management Practice ("BMP") facilities shall follow a tiered approach as

identified by the County which may include infiltration facilities (where applicable),
rainwater harvesting/detention vaults, runoff reducing and other innovative BMPs.

Plans submitted subsequent to this Rezoning shall identify the use of certain Low Impact
Development ("LID") techniques that will aid in runoff volume reduction and promote
reuse throughout the site. As a part of the LID techniques proposed, the Applicant may
provide green roofs both intensive and/or extensive, bio-retention (traditional and urban)
areas, soil amendments, dry swales, pervious hardscapes/streetscapes, and infiltration.

Additionally, the SWM facilities shall be designed to accommodate not just the pre-
developed (existing) peak release rates, but also strive to preserve and/or improve the pre-
developed (existing) runoff volumes and reduce pollutant runoff as contemplated within
the stormwater management-related credits of the project's registered version, or the most
current version, of the U.S. Green Building Council's applicable Leadership in
Environmental Education and Design (LEEDI rating system (e.g., for LEED-NC 2009,
the Stormwater Design-Quantity Control and Stormwater Design-Quality Control credits

[Sustainable Sites 6.1 and 6.2]). The above noted SWM Facilities shall be designed, to
the maximum extent practicable, to meet the requirements of the stormwater
management-related credits of the project's registered version or the most current version
of the U. S. Green Building Council's applicable LEED rating system for each

building/phase of the development based upon the LEED Boundary identified with each

building/phase.

A. At the time of each FDP, the Applicant shall provide calculations for that phase

showing the proposed volume reductions and shall work cooperatively with
DPWES andDPZ to ensure that the stormwater management measures that would
be suffrcient to meet the requirements of the aforementioned LEED credits will be
provided and that the first inch of rainfall will be retained or reused to the
maximum extent practicable. Supporting information shall be included, as part of
each FDP submission, that is of suffrcient detail, subject to DPWES's
determination in coordination with the Environment and Development Review
Branch of DPZ, to demonstrate the viability of the proposed stormwater
management strategy for the area subject to the FDP. This information shall
include the following:
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(i) For any BMP involving infiltration of water into the ground, soil testing
information documenting that the soil will be able to support the proposed

infi ltration measure(s).

(ii) For any measure involving storage and reuse of stormwater runoff,
documentation supporting assumed levels of water usage.

The requirements of Paragraph B may be met on an individual building basis (to

include consideration of any associated parking, roadway and/or courtyard areas)

or be based upon the total area of the Property. Extended detention facilities and
extended release techniques may be used to augment the proposed volume
reductions. It is further understood that interim or temporary SWM and BMP
measures may be required during any interim phase of the Proposed
Development.

Each FDP shall include the location and preliminary design of the SWM facilities
including the access points to underground vaults. Access points, detailed at the
time of FDP, shall be located outside of the landscape amenity panel and sidewalk
zone of the streetscape.

With each subsequent site plan, the Applicant shall provide refined calculations
illustrating conformance with the proposed volume reductions shown on the FDP.
The specific SWM facilities shall be determined at the time of site plan, and as

may be approved by the DPWES. While it is anticipated that compliance with the
goal of retaining and/or reusing the first inch of rainfall and meeting the
requirements of the aforementioned LEED credits will be confirmed at site plan
by utilizing the proposed retention credits identified by the County as part of its
stormwater spreadsheet, the Applicant reserves the right to utilize any
combination of LID measures (existing and future) to meet this goal, subject to
the review and approval of DPWES. Similarly, if all other County suggested
stormwater alternatives have been attempted, the Applicant reserves the right to
over detain the runoff from a one-inch rainfall to a release rate that mimics that of
a "good" forested condition.

Where it may be the Applicant's intent to use a rainwater harvesting system
("RWHS") for stormwater credit, variations in reuse water demand may create
fluctuations in draw down of the RWHS tank(s). If storage time will exceed 10

days, due to seasonal variation in demand, the Applicant shall have the right to
discharge excess volumes off site during non-rainfall periods in a manner and at

release rates as allowed by the PFM or as approved by the Director of DPWES.
To the extent practicable, such discharges shall mimic release rates from a good
forested condition for a significant majority of rainfall events, and/or excess
volume shall be directed to other facilities using a "treatment train" approach, if
possible, as approved by the Director of DPWES. If for any reason the designed
dedicated end use(s) becomes unavailable because of some change, the Applicant
shall provide an approved alternative end use or install a properly designed BMP
treatment system to achieve runoff reduction and treatment of the runoff.

C.
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Tree Replacement. As shown on the CDP, the Applicants are requesting a
modification of PFM Section 12-0505.68 to allow for trees located above any
proposed percolation trench or bio-retention area to count toward the lO-year tree
canopy requirement. In the event that any of the said trees may need to be removed
for maintenance or repair of those facilities, the Applicants s h a I I replace removed
trees as determined by the UFMD to sustain the l0-year canopy UFMD to sustain the
lO-year canopy.

MISCELLANEOUS

Tree Preservation and PlantinLFund Contribution. At the time of site plan approval for
the first building on the Property, the Applicants shall make a one time contribution of
$4,200.00 to the Fairfax County Tree Preservation and Planting Fund.

Metrorail Tax District Buyout for Certain Residential Uses. At least sixty days prior to
recording any residential condominium documents that would change the use of all or
any portion of the Property that either i) is zoned to permit multi-family residential use
but is not yet used for that purpose or ii) from use as a multi-family residential real
property that is primarily leased or rented to residential tenants or other occupants by an
owner who is engaged in such a business, in either case therefore taxable for purposes of
the now existing Phase I Dulles Rail Transportation Improvement District (the "Phase I
District") to a use that is not subject to the Phase I District tax, the Applicant shall
provide a written notice to the Director of the Real Estate Division of the Fairfax County
Department of Tax Administration advising that the Applicant intends to record such
condominium documents for that portion of the Property. Prior to recording the
condominium documents, the Applicant shall pay to Fairfax County a sum equal to the
then-present value of Phase I District taxes estimated by the County to be lost as a result
of that change in use.

Condemnation Procedures. The development of the Property in accordance with these
Proffers may require the acquisition of property, rights-of-way and/or easements from
parcels that are not part of the Property (collectively referred to as "Off-Site Parcels").
The Applicants shall use its good faith efforts and offer a reasonable fair market value for
said property, right-of-way and/or easements. In the event the Applicants are not able to
acquire the property, rights-of way and/or easements from Off-Site Parcels necessary to
fulfill the obligations described herein, the Applicants shall demonstrate its efforts in
writing and submit a written request to Fairfax County to acquire the property, rights-of
way and easements by means of its condemnation powers. This Proffer shall not apply to
the roadway license associated with 2013 Tax Map 29-3 ((l)) 69 as described in Proffer
288.

In conjunction with any such request, the Applicants shall forward to the appropriate
County agency: (a) plat, plans and profiles showing the necessary property, rights-of way
and/or easements to be acquired; (b) an appraisal, prepared by a MAI (Member of the
Appraisal Institute) independent appraiser approved by the County, of the value of the
property, rights-of way and/or easements to be acquired and of all damages, if any, to the

59.

60.

6t.



62.

63.

65.

64.

Page 65

residue of the Off-Site Parcels; (c) a sixty (60) year title search certificate of Off-Site
Parcels from which the property, rights-of way and/or easement is to be acquired; and (d)
cash in an amount equal to appraised value of the property, rights-of-way and easements
and of all damages to the residue of the Off-Site Parcels; and (e) a copy of written offers
and counteroffers and evidence of owners refusal of such offers and counteroffers. In the
event the Owner of the Off-Site Parcels are awarded more than the appraised value of the
Off-Site Parcels and of the damages to the residue in a condemnation suit, the Applicants
shall pay the amount of the award in excess of cash amount to the County within fifteen
(15) calendar days of said award. It is understood that the Applicants upon demand shall
pay all other costs incurred by the County in acquiring the easements to the County.

Prior to and during any potential condemnation proceedings, the Applicants, its
successors and assigns, shall be permitted, at its own risk, to submit, process and receive
approval of the Site Plan and related subdivision plat(s), easement plats, development
permits, building plan approvals and building permits for other portions of the Property.

Zoning Administrator Consideration. Notwithstanding the foregoing, upon
demonstration that despite diligent efforts or due to factors beyond the Applicants'
control, proffered improvements such as, but not limited to, transportation, publicly-
accessible park areas, athletic fields, trail connections, and offsite easements, have been
delayed (due to, but not limited to, an inability to secure necessary permission for utility
relocations, VDOT approval for traffic signals, necessary easements and/or site plan
approval, etc.) beyond the timeframes specified, the ZoningAdministrator may agree to a
later date for completion of these proffered improvement(s).

Adjustment in Contribution Amounts. Except for contributions to the Tysons Grid of
Streets Transportation Fund, the Tysons-wide Transportation Fund, and public schools,
all monetary contributions specified in these proffers shall adjust on a yearly basis from
the base year of20l4 and change effective each January I thereafter, based on changes in
the Consumer Price Index for all urban consumers (not seasonally adjusted) ("CPI-U"),
both as permitted by Virginia State Code Section 15.2-2303.3.

Advanced Density Credit. Advanced density credit is reserved consistent with the
provisions of the Fairfax County Ordinance for all eligible dedications described herein
or as may be required by Fairfax County or VDOT.

Severability. Pursuant to Section 18-204 of the Ordinance, any portion of the Property
may be the subject of a proffered condition amendment ("PCA"), Special Exception
("SE"), Special Permit ("SP"), or Final Development Plan Amendment ("FDPA")
without joinder and/or consent of the owners of the other portions of the Property,
provided that such PCA, SE, SP or FDPA does not materially adversely affect the other
phases. Previously approved zoning applications applicable to the balance of the Property
that is not the subject of such a PCA, SE, SP or FDPA shall otherwise remain in full force
and effect.

Successors and Assiens. These Proffers will bind and inure to the benefit of the
Applicants and their successors and assigns. Each reference to "Applicants" in this
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proffer statement shall include within its meaning and shall be binding upon Applicants'
successor(s) in interest and/or the owners from time to time of any portion of the Property
during the period of their ownership. Once portions of the Property are sold or otherwise
transferred, the associated proffers become the obligation of the purchaser or other
transferee and shall no longer be binding on the seller or other transferee. With respect to
any portion of the Property subject to a COA, the COA shall have liability for
performance of any applicable proffers, but not the individual condominium owners.

Counterparts. These Proffers may be executed in one or more counterparts, each of
which when so executed and delivered shall be deemed an original, and all of which
taken together shall constitute but one and the same instrument.

[SIGNATURES BEGIN ON NEXT PAGE]



CO-APPLTCANT/AGENT FOR OWNER OF 29-3 ((l))
65/AGENT FOR CONTRACT PURCHASER OF TAX
MAP 29-3 ((l) 7lA pt.; CONTRACT PURCHASER oF
TAX MAP 29-3 (l) 7t,72,73,76

NVCOMMERCIAL INCORPORATED

By: Stephen M. Cumbie
Its: President

[SIGNATURES CONTINUE ON NEXT PAGE]



CO-APPLICANT/TITLE OWNER OF TAX MAP
29-3 ((1)) 7s,78A

CLYDE'S REAL ESTATE GROUP. INC.

By: John G. Laytham
Its: President

[SIGNATURES CONTINUE ON NEXT PAGE]



TrTLE OWNER OF TAX MAP 2e-3 ((l)) 6s

TYSONS ONE, LLC

By: NVCommercial Incorporated, its Manager

By: Stephen M. Cumbie
Its: President

ISIGNATURES CONTINUE ON NEXT PAGE]



TrrLE OWNER OF TAX MAP 29-3 ((r)) 7r

TYSONS PROPERTIES, L.L.C.

By: Lassen Family Limited Partnership, its sole
manager/member

By: Sellica Corporation, its sole general partner

By: Lenora R. Lassen
Its: President

ISIGNATURES CONTINUE ON NEXT PAGE]



TrTLE OWNER OF TAX MAP 29-3 ((r)) 72

LEESBURG PIKE INVESTORS" L.L.C.

By: Glenn H. Rosenthal
Its: Managing Member

ISIGNATURES CONTINUE ON NEXT PAGE]



TrTLE OWNER OF TAX MAP 29-3 ((r)) 73

MCBAY TYSONS, L.L.C.

By: Sharon H. McBay
Its: Manager

ISIGNATURES CONTINUE ON NEXT PAGE]



TrTLE OWNER OF rAX MAP 29-3 ((r)) 76

8334 LEESBURG PIKE. LLC

By: Ali Akbar Pawizian
Its: Managing Member

ISIGNATURES CONTINUE ON NEXT PAGE]



CONTRACT PURCHASER OF TAX MAp 29-3 ((1)) 7 | A
PT.

TYSONS CENTRAL LLC

By: Stephen M. Cumbie
Its: Administrative Member

[SIGNATURES CONTINUE ON NEXT PAGE]



TrTLE OWNER OF TAX MAp 29-3 ((l)) 71A pT.

COMMONWEALTH OF VIRGINIA
VIRGINIA DEPARTMENT OF TRANSPORTATION

By: Richard R. Bennett
Its: State Right-of-Way Director

ISIGNATURES END]



APPENDIX 2

DRAFT FINAL DEVELOPMENT PLAN CONDITIONS

FDP 2011-PR-005

October 2,2013

lf it is the intent of the Planning Commission to approve Final Development Plan
FDP 2011-PR-005 on property located at Tax Map 29-3 ((1)) 73 (pt.), 75 (pt.) and 76 (pt.) ,

staff recommends that the Planning Commission condition the approval by requiring
conformance with the following development conditions.

1. Any plan submitted pursuant to this final development plan shall be in substantial
conformance with the approved FDP entitled "Tysons Central Building F ," prepared
by VIKA, Inc.; Davis, Carter and Scott Ltd.; and, LSG Landscape Architecture; and
dated January 4,2013 as revised through August 15,2013, and these conditions.
Minor modifications may be permitted pursuant to Sect. 16-402 of the Zoning
Ordinance.

X:\DPZ\TYSONS-CORE\CASESWV COMMERCIAL RZ 201 l-PR-005\STAFF REPORT\FDP CONDITIONS FDP
20r r-PR-005.Docx



APPENDIX 3

PROPOSED DEVELOPMENT CONDITIONS

sEA 2008-MD-036

October 2,2013

lf it is the intent of the Board of Supervisors to approve SEA 2008-MD-036 located at Tax
Map 29-3 ((1)) 71A Part and Portions of the Right of Way for Route 7 , for an electrically
powered regional rail transit facility pursuant to Sect. 9-401 of the Fairfax County Zoning
Ordinance, the staff recommends that the Board condition the approval by requiring
conformance with the following development conditions (all the conditions were previously
approved, and this approval is noted with an asterisk*):

1. This Special Exception is granted for and runs with the land indicated in

this application and is not transferable to other land.*

2. This Special Exception is granted only for the purpose(s), structure(s)
and/or use(s) indicated on the special exception plat approved with the
application, as qualified by these development conditions.*

3. A copy of these development conditions shall be included in all relevant
plans, as determined by the Virginia Department of General Services (DGS), of
each station."

4. Certification from DGS shall be provided to the Fairfax County
Department of Transportation and Department of Planning and Zoning that the
project conforms to these special exception conditions prior to the issuance of a
Non-Residential Use Permit (Non-RUP). Minor modifications to the approved
special exception may be permitted pursuant to Par. 4 of Sect. 9-004 of the
Zoning Ordinance. As noted in the Memorandum of Understanding dated July
19,2007, if the special exception development conditions are not addressed by
DGS during its regulatory role for the Project, then Fairfax County shall be
permitted access to all approved plans and shall be permitted to inspect the
propefi facilities to verify that all special exception conditions were satisfactorily
implemented by the Project. In such event, a schedule for such inspections shall
be coordinated in writing by the Project with the Department of Planning and
Zoning, Zoning Evaluation Division."

5. Noise attenuation measures shall be utilized in order to meet Federal
criteria and State and Fairfax County Noise Ordinance regulations except when
necessary to meet WMATA safety practices.*

6. Vibration attenuation measures shall be utilized in order to meet WMATA
standards and Federal criteria, and State and Fairfax County Zoning Ordinance
regulations.*

7. Vibration attenuation measures as specified in the amended ROD dated
November 17 , 2006 shall be provided unless modifications are approved by the
Fairfax County Department of Planning and Zoning.*



8. Stormwater management plans shall be implemented as determined by
the Virginia Department of Conservation and Recreation (DCR) as based on the
Memorandum of Understanding dated July 19,2007 between Fairfax County and
the Metropolitan Washington Airports Authority. As noted in the June 14,2007
letter from the Office of the Governor to the Fairfax County Executive, the stricter
of the state or Fairfax County standards shall be applied by the state reviewing
authority.*

9. Signs shall be regulated by Washington Metropolitan Area Transit
Authority (WMATA) standards. *

10. Advertising within the station shall be regulated by WMATA standards."

11. Lighting shall be in conformance with WMATA standards and safety
practices, and the standards contained in the Fairfax Gounty Zoning Ordinance.
The symbolic standard WMATA globe sidewalk lighting shall be allowed along
the sidewalks and areas leading to the stations within the boundaries of the
Special Exception.*

12. Erosion and Sediment control plans shall be implemented as determined
by DCR. The stricter of the state or Fairfax County standards shall be applied by
the state reviewing body.*

13. ln order to maximize the survivability of vegetation onsite and to
encourage innovative landscaping techniques, development of the landscape
plan, including the selection of plantings to be used, shall be coordinated with
Urban Forest Management Division of Fairfax County Department of Public
Works and Environmental Services (UFMD), and UFMD shall be contacted for
input during its development. Upon its completion of a landscape plan, a copy of
the landscape plan shall be submitted to the Department of General Services
(DGS) and UFMD for comment. Comments from UFMD received by DGS, or
their designee, within 15 working days shall be considered for implementation.*

14. The project shall satisfy minimum planting area requirements for all
proposed planting onsite unless modified and may include the use of soil cells,
or other innovative techniques as recommended by UFMD. Planting details
illustrating innovative techniques shall be included with landscape plans provided
to UFMD for review."

15. Additional pedestrian connections to the station such as pedestrian
bridges and walkways may be established subject to the submission of a
detailed design proposalto the Department of Planning and Zoning for staff
evaluation and Administrative review at the Planning Commission.*

16. The pedestrian bridges shall be a minimum of 16 feet wide from handrail
to handrail.*

17. Designs for significant changes to the architecture, landscaping and
integration of the stations to the surrounding communities shall be submitted to
the Chairman of the Board of Supervisors and the District Supervisor for review
and comment.*



The above proposed conditions are staff recommendations and do not reflect the position
of the Board of Supervisors unless and until adopted by that Board.

This approval, contingent on the above noted conditions, shall not relieve the applicant
from compliance with the provisions of any applicable ordinances, regulations, or adopted
standards. The applicant shall be himself responsible for obtaining the required Non-
Residential Use Permit through established procedures, and this Special Exception shall not
be valid until this has been accomplished.

Pursuant to Section 9-015 of the Zoning Ordinance, this special exception shall
automatically expire, without notice, thirty six (36) months after the date of .approval unless the
use has been established or construction has commenced on the elevated and/or at grade
guideway as applicable. The Board of Supervisors may grant additional time to establish the
use or to commence construction if a written request for additional time is filed with the Zoning
Administrator prior to the date of expiration of the special exception. The request must specify
the amount of additional time requested, the basis for the amount of time requested and an
explanation of why additional time is required.



APPENDIX 4

County of F airfax, Virginra

Office of the County Attomey
Suite 549, 12000 Government Center Parkway

Fairfax, Virginia 22035-0064
Phone: (7 03) 324-242 I ; Fax: (703) 324-2665

www. fairfaxcounty. gov

DATE:

TO:

FROM:

STJBJECT:

REF.:

September 19,2013

Suzanne Lin, Staff Coordinator
Zornng Evaluation Division
Department of Plaruring and Zoning

Jo Ellen Groves, Paralegal {
Office of the County Attomey

Revised Affidavit
Application No. : FDP 201 l -PR-005
Applicant: NVCommercial Incorporated
PC Hearing Date: 10116113

BOS Hearing Date: None scheduled

rr975l

Attached is an affidavit which has been approved by the Offrce of the County Attorney for the
referenced case. Please include this affidavit dated 9/16/13, which bears my initials and is
numbered ll975lc, when you prepare the staffreport.

Thank you for your cooperation.

Attachment
cc (wlattach) Amy Moxley, Planning Technician I (Sent via e-mail)

Zoning Evaluation Division
Department of Plaruring and Zoning

\\s I TPROLAWPGCo lu)ocumentsu I 975 I UEG\Affi davits\542334.doc



REZONING AFFIDAVIT

DATE: September 16,2013
(enter date affidavit is notarized)

1. Elizabeth D. Baker, agent do hereby state that I am an

(enter name of applicant or authorized agent)

(checkone) tl applicant ., . i .,.rr! n_.,,_\,-t--. ll1tt1-
lll applicant's authorized agent listed in Par. l(a) below

in Application No.(s): FDP 201l-PR-005
(enter County-assigned application number(s), e.g. RZ 88-V-001)

319i:lg1gl":gg:1j1r153',:::'i5_g jy::=::=====:::

l(a). The fotlowing constitutes a listing of the names and addresses of all APPLICANTS' TITLE
OWNERS, CONTRACT PURCHASERS, and LESSEES of the land described in the

application,* and, if any of the foregoing is a TRUSTEE,** each BENEFICIARY of such trust,

and all ATTORNEYS and REAL ESTATE BROKERS, and all AGENTS who have acted on

behalf of any of the foregoing with respect to the application:

(]NQIE: All relationships to the application listed above in BOLD print must be disclosed.

Multiple relationships may be listed together, e.g., Attorney/Agent, Contract Purchaser/Lessee'
Applicant/Title Owner, etc. For a multiparcel application, list the Tax Map Number(s) of the

parcel(s) for each owner(s) in the Relationship column.)

NAME ADDRESS RELATIONSIIIP(S)
(enter first name, middle initial, and (enter number, sffeet, city, state, and zip code) (enter applicable relationships

listed in BOLD above)last name)

NVCommercial Incorporated 8230 Leesburg Pike, Suite 500 AppticanVContract Purchaser of Tax

Agents: Vienna, VA 22182 Map 29-3 ((l)) 73 pt.' 76 pt.

Stephen M. Cumbie
Russell (nmi) Marks
Jack W. Waghom

Clyde's Real Estate Group, Inc. 3236 M Street, NW Title Owner of Tax Map

Agents: Washington, DC 20007 29-3 (( | )) 75 pt.

Jeffrey R. Owens
John G. Laytham
Thomas M. Meyer

Sittler Development Associates, LLC 1856 Old Reston Avenue ConsultanVAgent for Applicant
Agent: Reston, VA 20190
J, David Sittler

(check if applicable) [t) There are more relationships to be listed and Par. I (a) is
continued on a "Rezoning Attachment to Par. I (a)" form.

* In the case of a condominium, the title owner, contract purchaser, or lessee of l0% or more of the units in the

condominium.
** List as follows: Name of trustee, Trustee for (name of trust, if applicable), for the benefit of: (state name of

each beneficiary).

gl ronv RzA-l updated (2/l/06)
I

\



Rezoning Attachment to Par.

DATE: September 16,2013

l(a)
Page I of 3

lvulc-(enter date affidavit is notarized)
for Application No. (s): FDP 2011-PR-005

(enter County-assigned application number (s))

(NO'E: All relationships to the application are to be disclosed. Multiple relationships may be listed
together, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. For a

multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the

Relationship column.

ADDRESS
(enter numbero street, city, state, and zip code)

l7l3 Chesterbrook Vale Court
Mclean, Virginia 22101

RELATIONSHIP(S)
(enter applicable relationships
listed in BOLD above)

Title Owner of Tax Map
2e-3 ((l)) 73 pt.

NAME
(enter first name, middle initial, and

last name)

McBay Tysons, L.L.C.

Agents:
Sharon H. McBay
Matthew W. McBay
Kathleen M. Rugh

8334 Leesburg Pike, LLC
f/rJa8334 Leesburg Pike Associates

Agents:
Ali Akbar Parvizian
Nasrin Parvizian (nmi)
Massud Parvizian (nmi)
Inger Parvizian (nmi)
Ghassem (Gus) Parvizian (nmi)
Abdolreza Parvizian (nmi)

The Evans Property Group LLC

Agent:
James A. Evans

Walsh, Colucci, Lubeley, Emrich &
Walsh, P,C.

Agents:
Martin D. Walsh
Lynne J. Strobel
Timothy S. Sampson
M. Catharine Puskar
Sara V. Mariska
G. Evan Pritchard
Jonathan D. Puvak
Elizabeth D. Baker
Inda E, Stagg
Megan C. Rappolt
Elizabeth A, Nicholson f/Va
Elizabeth A. McKeeby

(check if applicable) t/l

5869 Westhiemer Road
Houston, TX77057

8230 Old Courthouse Road, Suite 350
Vienna, VA 22182

2200 Clarendon Boulevard, Suite I 300
Arlington, Virginia 22201

There are more relationships to be listed and

on a "Rezoning Attachment to Par. I(a)"

Title Owner of Tax Map
29-3 (( | )) 76 pt.

ConsultanVAgent for Clyde's Real Estate
Group, Inc.

Attomeys/Pl annerVA gent

Par. l(a) is continued further
form.

U{o*t MA-l updared (7/rto6)



Rezoning Attachment to Par. l(a)

DATE: September 16,2013
(enter date affidavit is notarized)

Page 2 of 3

lqlsl-
for Application No. (s): FDP 201l-PR-005

(enter County-assigned application number (s))

[[QE: All relationships to the application are to be disclosed. Multiple relationships may be listed
together, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Titlb Owner, etc. For a

multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the
Relationship column.

NAME
(enter first name, middle initial, and

last name)

VIKA, lncorporated
Agents:
John F. Amatetti
Robert R. Cochran
Philip C. Champagne
Anthony C, Morse
Andrea R. Crossett

VIKA Virginia, LLC
Agents:
John F. Amatetti
Robert R. Cochran
Philip C, Champagne
Anthony C. Morse
Andrca R. Crossett

Davis, Carter, Scott Ltd
Agents:
Douglas N. Carter
Steve Saff(former)
Triet (nmi) Nguyen
Andrew R. Makin (former)

M.J. Wells & Associates, Inc.
Agents:
Robin L. Antonucci
Christopher R, Kabatt
Terence J. Miller
Michael R. Pinkoske
Justin B. Schor
William F. Johnson

LSG Landscape Architecture Inc.
f/k/a Lewis Scully Gionet Inc.
Agents:
Sunny J. Scutly (former)
Robert K. Esselbum
Steve H. Choi

ADDRESS
(enter number, street, city, state, and zip code)

8180 Greensboro Drive, Suite 200
Mclean. VA22102

RELATTONSHTP(S)
(enter applicable relationships
listed in BOLD above)

Engineers/Agent

8 I 80 Greensboro Drive, Suite 200
Mclean, YA22l02

1676 Intemational Drive, #500
Mclean, Virginia 22102

1420 Spring Hill Road, Suite 610
Mclean, Virginia 22102

EngineerVAgent

ArchitectVAgent

Transportati on Consultant/
Agent

(check if applicable)

l9l9 Gallows Road, Suite I l0
Vienna, Virginia 22182

Landscape Architects/Agent

ttl There are more relationships to be listed and Par, I (a) is continued further
on a "Rezoning Attachment to Par. l(a)" form.

4"* RZA-I Updated (7tvo6)

\



Page 3 of 3

Rezoning Attachment to Par. 1(a)

DATE: September 16, 2013 lnlslc.
for Application No. (s):

(enter County-assigned application number (s))

NOIIE: All relationships to the application are to be disclosed. Multiple relationships may be listed
together, e.g., Attorney/Agento Contract Purchaser/Lessee, Applicant/Title Owner, etc. For a

multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the
Relationship column.

NAME ADDRESS RELATTONSHTP(S)
(enter first name, middle initial, and (enter number, street, city, state, and zip code) (enter applicable relationships

(enter date affrdavit is notarized)
FDP 2011-PR-005

last name)

Polysonics Corp.
Agents:
George (nmi) Spano
Darshit (nmi) Joshi
Christopher J. Kamer

Kimmel Company

Agent:
Joel D. Kimmel

405 Belle Air Lane
Warrenton, VA 20186

I1257 S Glen Rd. Suite A
Potomac, MD 20854

listed in BOLD above)

Noise ConsultanVAgent

Real Estate Broker/Agent for
8334 Leesburg Pike, LLC

(check if applicable) t I There are more relationships to be listed and Par. I (a) is continued further
on a 'oRezoning Attachment to Par. I (a)" form.

,1"-" RZA-, updated (7^to6)



REZONING AFF'IDAVIT

DATE: September 16,2013

for Application No. (s):

(enter date affidavit is notarized)

FDP 2011-PR-005

::---j-:"'t*"!::j'*11j =---
l(b). The following constitutes a listing*** of the SHAREHOLDERS of all corporations disclosed in this

aff'rdavit who own l}Yo or more of any class of stock issued by said corporation, and where such

corporation has l0 or less shareholders, a listing ofall ofthe shareholders, and ifthe corporation is

an owner of the subiect land, all of the OFFICERS and DIRECTORS of such corporation:

(NQIE: Include SOLE PROPRIETORSIIIPS, LIMITED LIABILITY COMPANIES' and REAL ESTATE
INVESTMENT TRUSTS herein.)

CORPORATION INFORMATION

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
NVCommercial Incorporated
8230 Leesburg Pike, Suite 500
Vienna, VA 22182

DESCRIPTION OF CORPORATION: (check one statement)

Itl There are 10 or less shareholders, and all ofthe shareholders are listed below.

t ] There are more than l0 shareholders, and all of the shareholders owning l0% or more of
any class of stock issued by said corporation are listed below,

t ] There are more than l0 shareholders, but no shareholder owns l0olo or more of any class

of stock issued by said corporation, and no shareholders are listed below.

NAMES OF SHAREHOLDERS: (enter first name, middle initial, and last name)
Stephen M. Cumbie
Peter H. Lunt

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name & title, e.g. President,

Vice President, Secretary, Treasurer, etc.)
Sfephen M. Cumbie, President, Director; Peter H. Lunt, EVP, Director; Connie P, Greer, Former Secretary; Heather M. Carmines,

Secretarv

(check if applicable) kl There is more corporation information and Par. I (b) is continued on a "Rezoning
Attachment I(b)" form.

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down

successively until: (a) only individual persons are listed or (b) thc listing for a corporation having more than I 0 shareholders

has no shareholder owning l0%o or more of any class of stock . In the case of an APPLICANT, TITLE OWNER,

CONTRACT PURCHASER, or LESSEE* of the land that is a pafinership, corporation, or lrust, such successlve breahdown

must include a listing andfurther breakdown of all of lts partnerc, of its shareholders as required above, and of
beneJiciaries ofany trusts. Such successive breakdown mast also include breakdowns ofany partnenhip, corporation, or
trust owning 1096 or more of the APPLICANT, TITLE OIYNER, CONTRACT PURCHASER, or LESSEE* of the land
Limited tiability companies qnd real estate investment trusts and their equivalents are treated as corporafions, with members

belng deemed the equivalent of shareholders; managing members shall also be listed Use footnote numbers to designate

partnlrships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on

the attachment page.

FORM RZA-I Updated (7/l/06)

Page Two

Itqls | ,.



Page I of 8

Rezoning Attachment to Par. l(b)

DATE: September 16, 2013 llltsl u(enter date affidavit is notarized)
for Apptication No. (s): FDP 201l-PR-005

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
McBay Tysons, L.L.C.
l7 13 Chesterbrook Vale Court
McLean, Virginia 22101

DESCRIPTION OF CORPORATION: (check one statement)

l,/l There are l0 or less shareholders, and allof the shareholders are listed below.

t 1 There are more than I 0 shareholders, and all of the shareholders ownin g lAYo or more of any
class of stock issued by said corporation are listed below,

I ] There are more than l0 shareholders, but no shareholder owns l0olo or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Sharon H. McBay, Manager, Member
Matthew W. McBay, Manager, Member
Shauna McBay Lonergan, Manager, Member
Wilbur L, McBay Trust f/b/o Sharon H. McBay, Matthew W. McBay and Shauna McBay Lonergan, Member

NAMES OF OFX'ICERS & DIRBCTORS: (enter first name, middle initial, last name, and title, e,g.

President, Vice-President, Secreta ry, Treasu re r, etc.)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Clyde's Real Estate Group, Inc.
3236M Street, NW
Washington, DC 20007

DESCRIPTION OF CORPORATION: (check one statement)

[r] There are l0 or less shareholders, and all of the shareholders are listed below.

I I There are more than l0 shareholders, and all of the shareholders ownin g l0o/o or more of any
class of stock issued by said corporation are listed below.

t 1 There are more than l0 shareholders, but no shareholder owns l0olo or more of any class

ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initiat, and last name)
Clyde's Restaurant Group, Inc,

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g,
President, Vice-President, Secretary, Treasurer, etc.)
Directors: Sally F. Davidson, John G, Laytham, Thomas M. Meyer, Claude J. Andersen, Jeffrey R. Owens
Officers: Sally F. Davidson, Chairman of the Board; John G. Laytham, President; Thomas M. Meyer, EVP and Asst. Secretary;
Claude J. Andersen, Secretary; Jeflrey R. Owens, Treasurer; Virginia I. Laytham, Asst Secretary

(check if applicable) [r] There is more corporation information and Par. l(b) is continued further on a

"Rezoning Attachment to Par. l(b)" form,

FORM RZA-l Updated (7/l/06)



Page 2 of 8

Rezoning Attachment to Par. 1(b)

DATE: September 16, 2013 l?tsl-
(enter date affidavit is notarized)

for Application No. (s): FDP 2011-PR-005
(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Clyde's Restaurant Group Inc.
3236M Street, NW
Washington, DC 20007

DESCRIPTION OF CORPORATION: (check one statement)
yl There are l0 or less shareholders, and all of the shareholders are listed below.

t 1 There are more than l0 shareholders, and all of the shareholders owning I 0% or more of any
class of stock issued by said corporation are listed below.

t 1 There are more than l0 shareholders, but no shareholder owns l0olo or more of any class of
stock issued by said corporation, and no shareholders are listed below,

NAMES OF TIIE SHAREHOLDER: (enter first name, middle initial, and last name)
Clyde Inc.

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.

President, Vice-President, Secretary, Treasurer, etc.)
Directors: Sally F. Davidson, John G, Laytham, Thomas M. Meyer, Claude J. Andersen, Jeftey R, Owens
Oflicers: Sally F. Davidson, Chairman of the Board; John G. Laytham, Presidenti Thomas M. Meyer, EVP and Asst. Secretary;
Claude J. Andersen, Secretary; Jeffrey R. Owens, Treasureri Virginia I, Laytham, Asst Secretary

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Clyde Inc.
3236M Sheet, NW
Washinglon, DC 20007

DESCRIPTION OF CORPORATION: (check ry statement)

t ] There are l0 or less shareholders, and all ofthe shareholders are listed below,

Itl There are more than l0 shareholders, and all of the shareholders owning l0% or more of any
class of stock issued by said corporation are listed below.

t ] There are more than I 0 shareholders, but no shareholder owns l0% or more of any class

ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)

Qualified Terminal Interest Property Trust under the Will of Stuart C. Davidson f//b/o Sally F. Davidson
John G. Laytham

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.

President, Vice-President, SecretalX, Treasurer, etc.)
Directors: Sally F. Davidson, John G. Laytham, Thomas M. Meyer, Claude J. Andersen, Jeffrey R. Owens, Stuart P. Davidson, Olga Merck
Davidson, Alexander J, Davidson, Lindsay Shea

Officers: Sally F. Davidson, Chairman of the Board; John G. Laytham, President; Thomas M. Meyer, EVP and Asst. Secretary;
Claude J, Andersen, Secretary; Jeffrey R. Owens, Treasurer; Virginia I. Laytham, Asst Secretary

(check if applicable) [r] There is more corporation information and Par. l(b) is continued further on a

"Rezoning Attachment to Par. l(b)" form,

FORM RZA-I Updated (711106')



Rezoning Attachment to Par. 1(b)

DATE: September 16,2013

Page 3 of 8

It4tS I .-
(enter date affidavit is notarized)

for Application No. (s): FDP 2011-PR-005
(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)

The Evans Property Group LLC
8230 Old Courthouse Road
Suite 350
Vienna. VA 22182

DESCRIPTION OF CORPORATION: (check one statement)

tt) There are l0 or less shareholders, and all ofthe shareholders are listed below.

t I There are more than l0 shareholders, and all of the shareholders owning l0% or more of any

class of stock issued by said corporation are listed below,

t ] There are more than l0 shareholders, bul @ of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THn SHAREHOLDER: (enter first name, middle initial, and last name)
James A. Evans, Member/Manager
Stephen D. Evans, Member

NAMES OF OFFICERS & DIRECTORS: (enter fust name, middle initial, last name, and title, e.g.

President, Vice-President, Secretary, Treasurer, etc.)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
VIKA, Incorporated
8l 80 Greensboro Drive, Suite 200
Mclean. VA22102

DESCRIPTION OF CORPORATION: (check one statement)

lt) There are l0 or less shareholders, and all ofthe shareholders are listed below.

t ] There are more than 1 0 shareholders, and all of the shareholders ownin g l|Yo or more of any

class of stock issued by said corporation are listed below,

t ] There are more than l0 shareholders, but no shareholder owns l0olo or more of any class

ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)

John F. Amatetti, Charles A. Irish, Jr., Harry L. Jenkins, Robert R. Cochran, Mark G, Morelock, Jeffrey B, Amateau, Kyle U. Oliver,
P. Christopher Champagne

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial,last name, and title, e.g.

President, Vice-President, Secreta ry, Treasu rer, etc.)

(cheok if applicable) [r] There is more corporation information and Par. l(b) is continued further on a

"Rezoning Attachment to Par. 1(b)" form.

FORM RZA-I Updated ('ilt106)



Rezoning Attachment to Par. 1(b)

DATE: September 16,2073

Page 4 of 8

ll4zslu
for Application No. (s):

(enter date affidavit is notarized)
FDP 201r-PR-005

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Davis, Carter, Scott Ltd
1676 Intemational Drive, #500
Mclean, Virginia 22102

DESCRIPTION OF CORPORATION: (check one statement)

Vl There are 10 or less shareholders, and all of the shareholders are listed below.

t I There are more than l0 shareholders, and all of the shareholders owning l0o/o or more of any

class of stock issued by said corporation are listed below.

t ] There are more than l0 shareholders, but no shareholder owns I 0olo or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF TIIE SHAREHOLDER: (enter first name, middle initial, and last name)
Douglas N. Carter, Lena L Scott, Patricia A. Appleton, C. Robert Atkinson, Marcia K. Calhoun, Christine C. Garrity,
Christopher L, Garwood, Alan K. Houde

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.

President, Vice-President, Secreta ty, Treasu rer, etc.)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
M.J. Wells & Associates, Inc,
I 420 Spring Hill Road, Suite 6 l0
Mclean, Virginia 22102

DESCRIPTION OF CORPORATION: (check one statement)

t ] There are l0 or less shareholders, and all ofthe shareholders are listed below.

[t] There are more lhan l0 shareholders, and all of the shareholders owning l0% or more of any

class of stock issued by said corporation are listed below.

t ] There are more than I 0 shareholders, but no shareholder owns l0olo or more of any class

ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)

M.J. Wells & Associates, Inc, Employee Stock Ownership Trust. All employees are eligible plan participants; however, no one employee

owns I 00lo or more of any class of stock.

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial,last name, and title, e.g.

President, Vice-President, Secretary, Treasurer, etc.)

(check if applicable) [r] There is more cor?oration information and Par. l(b) is continued further on a

"Rezoning Attachment to Par. 1(b)" form.

FORM RZA-I Updated (7ltl06)



Rezoning Attachment to Par. l(b)

DATE: September 16, 2013

Page 5 of 8

ll4t5 l-
for Application No. (s):

(enter date affidavit is notarized)
FDP 201l-PR-005

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)

LSC Landscape Architecture Inc l/k/a Lewis Scully Gionet Inc'
l919 Gallows Road, Suite I l0
Vienna, Yirginia22182

DESCRIPTION OF CORPORATION: (check one statement)

ttl There are 10 or less shareholders, and all ofthe shareholders are listed below,

t ] There are more than l0 shareholders, and all of the shareholders owning l0% or more of any

class ofstock issued by said corporation are listed below'

I I There are more than I 0 shareholders, but rlo shareholder owns I 0% or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF TIIE SHAREHOLDER: (enter first name, middle initial, and last name)
Mark R. Lewis. Mark C. Gionet, Robert K. Esselburn, Yunhui Connie Fan

NAMES OF OFFICERS & DIRECTORS: (enter frst name, middle initial, last name, and title, e.g.

President, Vice-President, Secretary, Treasurer, etc.)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)

Walsh, Colucci, Lubeley, Emrich & Walsh, P.C,
2200 Clarendon Boulevard, I 3th Floor
Arlington, Virginia 2220 I

DESCRIPTION OF CORPORATION: (check one statement)

t ] There are l0 or less shareholders, and all ofthe shareholders are listed below.

l,tl There are more than I 0 shareholders, and all of the shareholders ownin g l0% or more of any

class ofstock issued by said corporation are listed below.

t 1 There are more than 10 shareholders, but no shareholder owns l0% or more of any class

ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)

David J. Bomgardner, E. Andrew Burcher, Thomas J. Colucci, Michael J. Coughlin, Peter M. Dolan, Jr., Jay du Von, William A. Fogarty,

John H. Foote, H. Mark Goetanan, Bryan H. Guidash, Michael D. Lubeley, J. Randall Minchew, M. Catharine Puskar, John E. Rinaldi,

Kathleen H. Smith, Lynne J. Strobel, Garth M. Wainman, Nan E. Walsh, Martin D' Walsh

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.

Presid ent, Vice-President, Secreta ry, Treasu rer, etc.)

(check if applicable) [ll

FORM RZA-I Updated (711106)

There is more cotporation information and Par. l(b) is continued further on a

"Rezoning Attachment to Par. l(b)" form.



Rezoning Attachment to Par. l(b)

DATE: September L6,2013

for Application No. (s):
(enter date affidavit is notarized)

FDP 201l-PR-005
(enter County-assi gned appl ication number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
VIKA Virginia, LLC
8 I 80 Greensboro Drive, #200
Mclean, YA22102

DESCRIPTION OF CORPORATION: (check one statement)

Vl There are l0 or less shareholders, and all of the shareholders are listed below,

t 1 There are more than l0 shareholders, and all of the shareholders owning l0% or more of any

class of stock issued by said corporation are listed below.

t I There are more than I 0 shareholders, but no shareholder owns l0o4 or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDER: (enter hrst name, middle initial, and last name)
John F. Amatetti, Charles A. Irish, Jr., Harry L, Jenkins, Robert R, Cochran, Mark G. Morelock, Jeffrey B, Amateau, Kyle U. Oliver,
P. Christohper Champagne

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.

President, Vice-President, Secreta ry, Treasurer, etc.)

Page 6 of 8

I\qlSl c-.

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, cify, state, and zip code)

Sittler Development Associates, LLC
1856 Old Reston Avenue
Reston, VA 20190

DESCRIPTION OF CORPORATION: (check pne statement)

ltl There are l0 or less shareholders, and all ofthe shareholders are listed below.

t ] There are more than 10 shareholders, and all of the shareholders owning l|oh or more of any

class ofstock issued by said corporation are listed below.

t ] There are more than I 0 shareholders, but no shareholder owns l0olo or more of any class

of stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
J. David Sittler

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.

President, Vice-President, Secreta ry, Treasu rer, etc.)

(check if applicable) t I There is more corporation information and Par. I (b) is continued further on a

"Rezoning Attachment to Par. l(b)" form.

FORM MA-l Updatcd (7ltl06)



Rezoning Attachment to Par. l(b)

DATE: September 16,2013
(enter date affidavit is notarized)

Page 7 of 8

Ir(ts l,-
for Application No. (s): FDP 201l-PR-005

(enter County-assi gned appl ication number (s))

NAMA & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)

8334 Leesburg Pike, LLC fMa 8334 Leesburg Pike Associates
8334 Leesburg Pike
Vienna, VA22182

DESCRIPTION OF CORPORATION: (check one statement)

Vl There are l0 or less shareholders, and all of the shareholders are listed below.

I ] There are more than l0 shareholders, and all of the shareholders ownin g l0Yo or more of any

class ofstock issued by said corporation are listed below.

t ] There are more than l0 shareholders, but no shareholder owns I 00/o or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Ali Akbar Parvizian, Managing Member
Nasrin Parvizian, Member
Massud Parvizian and Inger Parvizian, as tenants by the entirety, Member

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial,last name, and title, e.g.

President, Vice-President, Secretary, Treasurer, etc,)

::===::: -:=:=
NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)

Polysonics Corp.
405 Belle Air Lane
Warrenton. VA 20186

DESCRIPTION OF CORPORATION: (check one statement)

Vl There are l0 or less shareholders, and all of the shareholders are listed below.

t 1 There are more than l0 shareholders, and all of the shareholders ownin g l0o/o or more of any

class of stock issued by said corporation are listed below.

t ] There are more than l0 shareholders, but no shareholder owns I 0olo or more of any class

of stock issued by said corporation, and no shareholders are listed below.

NAMES OFTHE SHAREHOLDERS: (enter first name, middle initial, and last name)

Gordon E. Jacobs, Denise A. Jacobs

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial,last name, and title, e.g,

President, Vice-President, Secretary, Treasurer, etc.)

(check if applicable) Vl The re is more corporation information and Par. I (b) is continued further on a

"Rezoning Attachment to Par. I (b)" form,

FORM RZA-I Updated (711106)



Page 8 of 8
Rezoning Attachment to Par. l(b)

DATE: September 16, 2013
(enter date affidavit is notarized) (tqts l-

for Application No. (s): FDP 2011-PR-005
(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Kimel Company
l1257 S Glen Rd. Suite A
Potomac, MD 20854

DESCRIPTION OF CORPORATION: (check one statement)

Vl There are l0 or less shareholders, and all of the shareholders are listed below,

t 1 There are more than l0 shareholders, and allof the shareholders owning l0% or more of any
class of stock issued by said corporation are listed below.

t 1 There are more than l0 shareholders, but no shareholder owns l0%o or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF TIIE SHAREHOLDER: (enter first name, middle initial, and last name)
Joel D. Kimel

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e,g.
President, Vice-President, Secretary, Treasurer, etc,)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, cify, state, and zip code)

DESCRIPTION OF CORPORATION: (check one statement)
There are l0 or less shareholders, and all ofthe shareholders are listed below.
There are more than l0 shareholders, and all of the shareholders owning l0o/o or more of any
class ofstock issued by said corporation are listed below.
There are more than l0 shareholders, but no shareholder owns I 0oZ or more of any class

ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.

Presid ent, Vice-President, Secreta ry, Treasurer, etc.)

(check if applicable) t 1 There is more corporation information and Par. l(b) is continued further on a
"Rezoning Attachment to Par. | (b)" form.

FORM RZA-I Updated (7/l/06)



Page Three
REZONING AFFIDAVIT

DATE: September 16. 2013
l n15l-(enter date affidavit is notarized)

for Application No. (s): FDP 201 l-PR-005
(enter County-assigned application number(s))

1(c). The following constitutes a listing**t of allof the PARTNERS, both GENERAL and LIMITED, in
any partnership disclosed in this affidavit:

PARTNERSHIP INFORMATION

PARTI\-ERSIilP NAME & ADDRESS: (enter complete name, number, street, cify, state and zip code)
8334 Leesburg Pike Associates IFORMER]
5869 Westhiemer Road
Houston. TX7705'l

(check if applicable) t I The above-listed partnership has no limited partners.

NAMES AND TITLE OF THE PARTNERS (enter first name, middle initial, last name, and title, e.g.

General Partner, Limited Partner, or General and Limited Partner)

General Partners:
Ghassem (Gus) Parvizian (nmi)
Abdolreza Parvizian (nmi)
Ali Akbar Parvizian
Nasrin Parvizian (nmi)

(check if applicable) t I There is more partnership information and Par. l(c) is continued on a "Rezoning
Attachment to Par. l(c)" form.

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than l0 shareholders
has no shareholder owning l|Yo or more of any class of stock . In the case of an APPLICANT, TITLE OWNER,
CONTRACT PaRCHASER, or LESSEE* of the land that is a partnership, corporation, er lrusl, such successive breakdown
must include a listing and further breakdown of all of its partnerc, of its shareholders as requlred above, and of
beneJiciaries ol any trusls. Such successive breakdown must also lnclude breakdowns of any partnershlp, corporation, or
trust owning l0% or more of the APPLICANT, TITLE OWNER, CONTRACT PURCHASER or LESSEE* of the land.
Limited liability companies and real estste lnvestment trusts and thelr equivalents arc trcated as corporations, with members
being deemed the equlvalent olshareholders; managing members shull also be listed Use footnote numbers to designate
parfirerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on

the attachment page.

FORM RZA-I Updated (7/l/06)



DATE: September 16,2013

REZONING AFFIDAVIT
Page Four

lt415lc
(enter date affrdavit is notarized)

for Application No. (s1: FDP 2011-PR-005

:_=::sgg I:=--:-:-=-:::==
l(d). One of the following boxes gg! be checked:

t I In addition to the names listed in Paragraphs l(a), l(b), and l(c) above, the following is a listing
of any and all other individuals who own in the aggregate (directly and as a shareholder, partner,

and beneficiary of a trust) l0% or more of the APPLICANT' TITLE OWNER' CONTRACT
PIJRCHASER, or LESSEE* of the [and:

tyl Other than the names listed in Paragraphs I (a), I (b), and I (c) above, no individual owns in the

aggregate (directly and as a shareholder, partner, and beneficiary of a trust) l0% or more of the

AppLICANT, TITLE OWNER, CONTRACT PIJRCIIASER, or LESSEE* of the land.

2. That no member of the Fairfax County Board of Supervisors, Planning Commission, or any member of
his or her immediate household owns or has any financial interest in the subject land either

individually, by ownership of stock in a corporation owning such land, or through an interest in a

partnership owning such land.

EXCEPT AS FOLLOWS: NW,: If answer is none, enter "NONE" on the line below.)

None

(check if applicable) t ] There are more interests to be listed and Par. 2 is continued on a

"Rezoning Attachment to Par. 2" form.

FORM RZA-l Updated (7/l/06)



for Application No. (s):

REZONING AFFIDAVIT

DATE: September 16. 2013
(enter date affidavit is notarized)

FDP 201l-PR-005

::::::-g':::39:TgggY:rrg'19l:-=-===:==:
3. That within the twelve-month period prior to the public hearing of this application, no member of the

Fairfax County Board of Supervisors, Planning Commission, or any member of his or her immediate

household, either directly or by way of partnership in which any of them is a partner, employee, agent,

or attorney, or through a partner of any of them, or through a corporation in which any of them is an

officer, director, employee, agent, or attorney or holds l0% or more of the outstanding bonds or shares

ofstock ofa particular class, has, or has had any business or financial relationship, other than any

ordinary depositor or customer relationship with or by a retail establishment, public utility, or bank,

including any gift or donation having a value of more than $100, singularly or in the aggregate, with
any of those listed in Par. I above.

EXCEPT AS FOLLOWS: CIlQ$: lf answer is none, enter "NONE" on line below.)

Clyde's of Georgetown, Inc., the sister company to Clyde's Real Estate Group, Inc., a tille owner listed in Paragraph | (a) of this

affidavit, donated in excess of$100 to Friends ofPat Herrity,

(NO'[E: Business or financial relationships of the type described in this paragraph that arise after
the filing of this application and before eacb public hearing must be disclosed prior to the
public hearings. See Par. 4 below.)

(check if applicable) t l There are more disclosures to be listed and Par. 3 is continued on a

"Rezoning Attachment to Par. 3" form.

4. That the information contained in this affidavit is complete, that all partnerships, corporations,
and trusts owning l0Yo or more of the APPLICAI$T, TITLE OWNER' CONTRACT
PURCHASER, or LESSEE* of the land have been listed and broken down, and that prior to each

and everT pubtic hearing on this matter, I will reexamine this aflidavit and provide any changed
or supplemental information, including business or financial relationships of the type described
in Paragraph 3 above, that arise on or after the date of this application.

WITNESS the following signature:

(check one) [l] Applicant's Authorized Agent

(type or print first name, middle initial, last name, and title of signee)

Subscribed and sworn to before me this 16 day of September

eg Virginia countylciry@

My commission expires:

Reglstr$or I
iloqrytu![c

Page Five
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yfro*t RZA-l updared (7/l/06)
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\

Elizabeth D. Baker, agent

tU30t20r5

20 13 , in the State/Comm.



County of Farrfax,

September 19,2013

Suzanne Lin, Staff Coordinator
Zoning Evaluation Division
Deparhent of Planning and Zoning

Jo Ellen Groves, Paralegal 
"hKOffice of the County Attorney

Revised Affidavit
Application No.: SEA 2008-MD-036
Applicant: NVCommercial Incorporated
PC Hearing Date: 10116/13
BOS Hearing Date: 10/29/13

12t528

Office of the County Attorney
Suite 549, 12000 Govemment Center Parkway

Fairfax, Virginia 2203 5 -0064
Phone: (703) 324-2421; Fax: (703) 324-2665

www. fairfaxcounty. gov

Virginia

DATE:

TO:

FROM:

SUBJECT:

REF.:

Attrached is an affidavit which has been approved by the Office of the County Attomey for the
referenced case. Please include this affidavit dated 9/16/13, which bears my initials and is
numbered 121528b, when you prepare the staff report.

Thank you for your cooperation.

Attachments
cc: (w/attach) Amy Moxley, Planning Technician I (Sent via e-mail)

Zoning Evaluation Division
Department of Planning and Zoning

\\sl TPROLAWPGCOI\Documents\l2l 528UEG\Affidavits\54233 Ldoc



SPECIAL EXCEPTION AFFIDAVIT

DATE: September 16, 2013
(enter date affidavit is notarized )

do hereby state that I am anI, Elizabeth D. Baker, agent

(enter name of applicant or authorized agent)

(checkone) tl applicant

[,t] applicant's authorized agent listed in Par. | (a) below
t2, t 5z-e b

in Apptication No.(s): SEA 2008-MD-036
(enter County-assigned application number(s), e.g. SE 88-V-001)

and that, to the best of my knowledge and beliel the following information is true:

l(a). The following constitutes a listing of the names and addresses of aIIAPPLICAI\TS, TITLE
OWNERS, CONTRACT PURCHASERS, and LESSEES of the land described in the
application,* and, if any of the foregoing is a TRUSTEE,** each BENEFICIARY of such trust,
and aIIATTORNEYS and REAL ESTATE BROKERS' and all AGENTS who have acted on
behalf of any of the foregoing with respect to the application:

(NO'IE: All relationships to the application listed above in BOLD print are to be disclosed.
Multiple relationships may be listed together, e.9., Attorney/Agent, Contract Purchaserllessee,
Applicant/Title Owner, etc. For a multiparcel application, list the Tax Map Number(s) of the
parcel(s) for each owner(s) in the Relationship column.)

NAME ADDRESS RELATIONSHIP(S)
(enter first name, middle initial, and (enter number, street, city, state, and zip code) (enter applicable relationships
last name) listed in BOLD above)

NVCommercial Incorporated 8230 Leesburg Pike, Suite 500 ApplicanVAgent for Contract Purchaser

Agents: 
Vienna,vA 22182 ofraxMap29-3((r))7rApr.

Stephen M. Cumbie
Russell (nmi) Marks
Jack W. Waghorn

Commonwealth of Virginia 14685 Avion Parkway, Suite 230 Title Owner of Tax Map
Virginia Dcparfrnent of Transportation Chantilly, VA 20151 29-3 (l)) 7lA pt. and portions of the

Agenrs: 
nublic right-of-way associated with

Richard R. Bennett
James L. YanZee

(check if applicable) ltl There are more relationships to be listed and Par. l(a) is continued
on a "Special Exception Attachment to Par. I (a)" form.

* In the case of a condominium, the title owner, contract purchaser, or lessee of l0% or more of the units
in the condominium.

** List as follows: Name of trustee, Trustee for (name of trust. if applicable), for the benefit of: (state
name of each beneficiarv).

)to* SEA-I updated (7/r/06)



Page I of 2

Special f,xception Attachment to Par. l(a)

DATE: September 16, 2013
(enter date affidavit is notarized)

lzr szs bfor Application No. (s): SEA 2008-MD-036
(enter County-assigned application number (s))

(NOTE: All relationships to the application are to be disclosed. Multiple relationships may be listed together,
e.g,, Attorney/Agent, Contract Purchaser/Lessee, ApplicantlTitle Owner, etc. For a multiparcel
application, list the Tax Map Number(s) of the parcel (s) for each owner(s) in the Relationship
column.)

NAME
(enter first name, middle initial, and
last name)
VIKA, Incorporated
Agents:
John F. Amatetti
Robert R. Cocbran
P. Christopher Champagne
Anthony C. Morse
Andrea R. Crossett

VIKA Virginia, LLC
Agents:
John F. Amatetti
Robert R. Cochran
P. Christopher Champagne
Anthony C. Morse
Andrea R. Crossett

LSG Landscape Architecture Inc.
Agents:
Robert K. Esselburn
Steve H. Choi

Sittler Development Associates, LLC
Agent:
J. David Sittler

Walsh, Colucci, Lubeley, Emrich &
Walsh. P.C.
Agents:
Martin D, Walsh
Lynne J, Strobel
Timothy S, Sampson
M. Catharine Puskar
Sara V. Mariska
G. Evan Pritchard
Jonathan D. Puvak
Elizabeth D. Baker
Inda E. Stagg
Elizabeth A. Nicholson

(check ifapplicable)

ADDRESS
(enter number, street, city, state, and zip code)

8 l 80 Creensboro Drive, Suite 200
Mclean, VA22102

RELATTONSHTP(S)
(enter applicable relationships
listed in BOLD above)

Engineers/Agent

8 I 80 Greensboro Drive, Suite 200
McLean, VA22102

l9l9 Gallows Road, Suite I l0
Vienna, Virginia 22182

1856 Old Reston Avenue
Reston, VA 20190

2200 Clarendon Boulevard, Suite 1300
Arlington, Virginia 22201

Engineers/Agent

Landscape ArchitectVAgent

Consultant/Agent for NVCommercial
Incorporated

Attomeys/Planners/A gent

V) There are more relationships to be listed and Par. 1(a) is continued further
on a "Special Exception Attachment to Par. I (a)" form.

FORM SEA-I Updated (7 / | /05)



Page 2 of 2

Special Exception Attachment to Par. l(a)

DATE: September 16,2013

for Application No. (s):
(enter date affidavit is notarized)

sEA 2008-MD-036 l&t=zs b
(enter County-assigned application number (s))

(NOllE: All relationships to the application are to be disclosed. Multiple relationships may be listed together,
e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. For a multiparcel
application, list the Ta:< Map Number(s) of the parcel (s) for each owner(s) in the Relationship
column.)

NAME ADDRESS RELATIONSHIP(S)
(enter first name, middle initial, and (enter number, street, city, state, and zip code) (enter applicable relationships
last name) listed in BOLD above)

Tysons Central LLC 8230 Leesburg Pike, Suite 500 Contract purchaser ofTax Map

Agenrs: 
Vicnna"VA 22182 29-3((l))7lApt.

Stephen M, Cumbie
Russell (nmi) Marks

(check if applicable) t 1 There are more relationships to be listed and Par. l(a) is continued further
on a "Special Exception Attachment to Par. I (a)" form.

FORM SEA-I Updated (7/l/06)



Page Two
SPECIAL EXCEPTION AFFIDAVIT

DATE: September 16, 2013
(enter date affidavit is notarized)

for Application No. (s): SEA 2008-MD-036 la tszt b
(enter County-assigned application number(s))

l(b). The following constitutes a listing*** of the SHAREHOLDERS of all corporations disclosed in this
affidavit who own 10Yo or more of any class of stock issued by said corporation, and where such
corporation has l0 or less shareholders, a listing ofall ofthe shareholders:

OOTE: Include SOLE PROPRIETORSHIPS, LIMITED LIABILITY COMPANIES, and REAL ESTATE
II{VESTMENT TRUSTS herein.)

CORPORATION INFORMATION

NAME & ADDRESS OF CORPORATION: (enter complete name and number, street, city, state, and zip
code) NVCommercial Incorporatcd

8230 Leesburg Pikc, Suite 500
Vienna, VA 22182

DESCRIPTION OF CORPORATION: (check one statement)

ltj There are l0 or less shareholders, and all ofthe shareholders are listed below,

I I There are more than l0 shareholders, and all of the shareholders owningl0%o or more of
any class ofstock issued by said corporation are listed below.

I 1 There are more than l0 shareholders, but no shareholder owns | 0olo or more of any class
ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF SHAREIIOLDERS: (enter first name, middle initial and last name)
Stephen M. Cumbie
Petcr H. Lunt

(check if applicable) lt) There is more corporation information and Par. l(b) is continued on a "Special
Exception Affrdavit Attachment l(b)" form.

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than I 0 shareholders
has no sharehofder owning l07o or more of any class of stock. In the case of sn APPLICANT, TITLE OWNER,
CONTRACT PURCHASER, or LESSEE* ol the land that is a partnershlp, corporatlon, or lrtrsl, such successlve breakdown
must include a llstlng and further breakdown of all of lts partnerc, of lts shareholders as requlred above, and of
beneficiaries of any trusts, Such successlve breakdown must qlso include breshdorrns of any partnerchip, corporalion, or
trust ownlng 1096 or more of the APPLICANT, TITLE OIYNER, CONTRACT PURCHASER, or LESSEE* of the land
Llmiled liabilily companles and real estale lnvestment trusts and lheir equlvalen8 arc treoted as corporatiow, with metnbers
belng deemed the equivalent of shareholden; managlng memberc shall also be listed. Use footnote numbers to designate
partnerships or corporations, which have fuither listings on an attachment page, and reference the same footnote numbers on
the attachment page,

FORM SEA-I Updated (7/l/06)



Page I of 4
Special Exception Attachment to Par. l(b)

DATE: September 16, 2013

(enter date affidavit is notarized)
for Application No. (s): SEA 2008-MD'036

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, s8eet, city, state, and zip code)
Commonwealth of Virginia, Virginia Department of Transportation
14685 Avion Parkway, Suite 230
Chantilly, VA 20151

DESCRIPTION OF CORPORATION: (check one statement)
There are l0 or less shareholders, and all ofthe shareholders are listed below.
There are more than I 0 shareholders, and all of the shareholders owning l0o/o or more of any

class ofstock issued by said corporation are listed below.
There are more than l0 shareholders, but no shareholder owns l0olo or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF TIIE SHAREHOLDDRS: (enter first name, middle initial, and last name)
A public ontity with no shareholders or
ownerc.

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
VIKA Virginia" LLC
8180 Greensboro Drive, #200
Mcl,ean, VA2ZI02

DESCRIPTION OF CORPORATION: (check one statement)

Vl There are l0 or less shareholders, and all ofthe shareholders are listed below.

t 1 There are more than l0 shareholders, and all of the shareholders owning l0% or more of any

class ofstock issued by said corporation are listed below.

t ] There are more than I 0 shareholders, but no shareholder owns 100/o or more of any class

ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
John F. Amaletti, Cbarles A. Irish, Jr.,
Harry L. Jenkins, Robert R. Cochran,
Mark G. Morelock, Jefhey B, Amateau,
Kyle U. Oliver, P, Christopher Champagte

(check if applicable) Itl There is more corporation information and Par. l(b) is continued further on a

"Special Exception Attachment to Par. l(b)'form.

| 3, tszs b

FORM SEA-I Updated (7/r/06)



Special Exception Attachment to Par. l(b)

DATE: September 16, 2013

Page 2 of 4

ta tSzs b
(enter date affrdavit is notarized)

for Application No. (s): SEA 2008-MD-036
(enter County-assi gned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
VIKA, Incorporated
8180 Grecnsboro Drive, Suite 200
Mclean, VA22102

DESCRIPTION OF CORPORATION: (check ry statement)

[t] There are l0 or less shareholders, and all ofthe shareholders are listed below.

I ] There are more than l0 shareholders, and all ofthe shareholders owning l0%o or more ofany
class ofstock issued by said corporation are listed below.

I I There are more than l0 shareholders, but no $hareholder owns l0% or more ofany class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF TIIE SHAREHOLDERS: (enter first name, middle initial, and last name)
John F. Amatetti, Charles A. Irish, Jr,,
Harry L. Jenkins, Robert R. Cochran,
Mark G. Morelock, Jeffrey B, Amateau,

tIt:::1L::::::
NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
LSG Landscapc Architecture Inc
l9l9 Gallows Road, Suite I | 0
Vienna, Virginia22182

DESCRIPTION OF CORPORATION: (check qg statement)

V) There are l0 or less shareholders, and all of the shareholders are listed below.

t ] There are more than l0 shareholders, and all of the shareholders owning l0% or more of any
class of stock issued by said corporation are listed below.

t ] There are more than l0 shareholders, but no shareholderowns l07o or more ofany class
ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter fint name, middle initial, and last name)
Mark R, Lewis, Mark C. Gionet.
Robert K. Esselbum, Yunhui Connie Fan

(check if applicable) ltl There is more corporation information and Par. l(b) is continued further on a
"Special Exception Attachment to Par. l(b)" form.

FORM SEA-l Updated (7/l/06)



for Application No. (s):

Special Exception Attachment to Par. l(b)

DATE: September 16, 2013

(enter date affidavit is notarized)
sEA 2008-MD-036

Page 3 of 4

12, tszg b(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, streeg city, state, and zip code)
Walsh, Colucci, Lubeley, Emrich & Walsh, P,C,
2200 Clarendon Boulevard, I 3th Floor
Arf ington, Y tginia 2220 |

DESCRIPTION OF CORPORATION: (check one staternent)

I ] There are l0 or less shareholders, and all ofthe shareholders are listed below.
It) There are more than I 0 shareholders, and all of the shareholders owning l0%o or more of any

class ofstock issued by said corporation are listed below,

t I There are more than l0 shareholders, but no shareholder owns I 00lo or more of any class of
stock issued by said corporation, and no shareholders are listed below,

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
David J, Bomgardncr, E. Andrcw Burcher, Bryan H, Guidash, Michael D. Lubeley,
Thomas J. Colucci, Michael J. Coughlin, J. Randall Minchcw, M. Catharine Puskar,
Peter M. Dolan, Jr,, Jay du Von, John E. Rinaldi, Kathleen H. Smith,
William A. Fogarty, John H. Foote, Lynne J. Strobel, Garth M. Wainman,
H. Mark Goetzrnan, Nan E, Walsh, Martin D. Walsh

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, cify, state, and zip code)
Sittler Development Associates, LLC
l856 Old Reston Avenue
Reston. VA 20190

DESCRIPTION OF CORPORATION: (check one statement)

Vl There are l0 or less shareholders, and all of the shareholders are listed below.

t ] There are more than l0 shareholders, and all of the shareholders ovming l}Yo or more of any
class ofstock issued by said corporation are listed below.

t ] Therearemorethan l0shareholders,butnoshareholderowns l0Toormoreofanyclass
ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter fust name, middle initial, and last name)
J. David Sittler

(check ifapplicable) ltl There is more corporation information and Par. l(b) is continued further on a
"Special Exception Attachment to Par. l(b)" form.

FORM SEA-I Updated (7/l/06)



Prge 4 of 4
Special Exception Attachment to Par. l(b)

DATE: September 16, 2013
(enter date affidavit is notarized)

for Application No. (s): SEA 2008-MD-036
(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)

Tysons Central LLC
8230 Leesburg Pike, Suite 500
Vienna. VA 22182

DESCRIPTION OF CORPORATION: (check one statement)

[tl There are l0 or less shareholders, and all ofthe shareholders are listed below.

t ] There are more than l0 shareholders, and all of the shareholders owning l0% or more of any
class ofstock issued by said corporation are listed below.

t ] There are more than l0 shareholders, but no shareholder owns l0olo or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Members: Stephen M. Cumbie, Russell Administrative Mcmbers: Stephen M,
(nmi) Marks, Peter H. Lunt, Cumbie Family Cumbie, Russell (nmi) Marks
Trust f/b/o Druscilla French and Tavlor B.
Cumbie

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)

DESCRIPTION OF CORPORATION: (check one statement)

There are l0 or less shareholders, and all ofthe shareholders are listed below.
There are more than l0 shareholders, and all of the shareholders owning l|Yo or more of any
class ofstock issued by said corporation are listed below.
There are more than l0 shareholders, but no shareholder owns l0o% or more of any class

of stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)

(a,tszrb

(check if applicable ) t I There is more corporation information and Par. I (b) is continued further on a

"Special Exception Attachment to Par. I (b)" form.

FORM SEA-I Updated (7/l/06)



Page Three
SPECIAL EXCEPTION AFFTDAVIT

DATE: September 16, 2013
(enter date affidavit is notarized)

for Application No. (s): SEA 2008-MD-036 la rszs b
(enter County-assigned application number(s))

l(c). The following constitutes a listing*** of all of the PARThIERS, both GENERAL and LIMITED, in
any partnership disclosed in this affidavit:

PARTNERSHIP INFORMATION

PARTNERSIIIP NAME & ADDRESS: (enter complete name, and number, street, city, state, and zip code)
None

(check if applicable) [ ] The above-listed partnership has no limited nartners.

NAMES AIID TITLE OF TIIE PARTNERS (enter first name, middle initial, last name, and title, e.g,
General Partner, Limited Partner, or General and Limited Partner)

(check if applicable) [ ] There is more partnership information and Par. l(c) is continued on a "special
Exception Affrdavit Attachment to Par. l(c)" form.

t"lf All listings which inslude partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down
successively until: (a) only individual persons are listed g (b) the listing for a corporation having more than l0 shareholders
has no shareholder owning l07o or more of any class of stock. In the case of an APPLICANT, TITLE OWNER,
CONTRACT PURCHASER, or LESSEE* of the land that is a partnerchlp, corporatlon, or trust, such successlve breakdown
musl include a listing and further breahdown of all of its parlners, of lts shareholders as required above, and of
beneficiaries of any trusts, Such successive breakdown must also lnclude breakdowns of any partnenhip, corporatlon, or
trust owning l0ol or more of lhe APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land
Ltmlted llablllty companles and real eslate lnvesrment trusts snd their equivalents sre lrcated qs corporations, with members
belng deemed the equivalent of shareholderc; managing memben shaU also be llsted Use footnote numbers to designate
parrrerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on
the attachment page.

FORM SEA-l Updated (7/l/06)



Page Four
SPECIAL EXCEPTION AFT'IDAVIT

DATE: September 16, 2013
(enter date affidavit is notarized)

for Application No. 1s;: SEA 2008-MD-036 12., tEzr b
(enter County-assigned application number(s))

1(d). One of the following boxes gqgg! be checked:

t I In addition to the names listed in Paragraphs I (a), I (b), and I (c) above, the following is a listing
of any and all other individuals who own in the aggregate (directly and as a shareholder, partner,
and beneficiary of a trust) l0% or more of the APPLICAIIT, TITLE OWNER, CONTRACT
PURCHASER. or LESSEE* of the land:

Vl Other than the names listed in Paragraphs l(a), l(b), and l(c) above, no individual owns in the
ag$egate (directly and as a shareholder, partner, and beneficiary of a trust) l0% or more of the
APPLICANT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land.

2. That no member of the Fairfax County Board of Supervisors, Planning Commission, or any member of
his or her immediate household owns or has any financial interest in the subject land either
individually, by ownership of stock in a corporafion owning such land, or through an interest in a
parfrrership owning such land.

EXCEPT AS FOLLOWS: N.9f,8: If answer is none, enter "NONE" on the line below,)
None

(check if applicable) t I There are more interests to be listed and Par. 2 is continued on a

"Special Exception Attachment to Par, 2" form.

FORM SEA-I Updated (7/l/06)



Application No.(s): sEA 2008-MD-036
(county-assigned application number(s), to be entered by County Staff)

SPECIAL EXCEPTION AFFIDAVIT

DATE: September 16,2013

Page Five

I a rSzsb

4.

(enter date affidavit is notarized)

3. That within the twelve-month period prior to the public hearing of this application, no member of the
Fairfax County Board of Supervisors, Planning Commission, or any member of his or her immediate
household, either directly or by way of partnership in which any of them is a partner, employee, agent,
or attorney, or through a partner of any of them, or through a corporation in which any of them is an

officer, director, employee, agent, or attorney or holds l0% or more of the outstanding bonds or shares

of stock of a particular class, has, or has had any business or financial relationship, other than any
ordinary depositor or customer relationship with or by a retail establishment, public utility, or bank,
including any gift or donation having a value of more than $100, singularly or in the aggregate, with
any ofthose listed in Par. I above.
EXCEPT AS FOLLOWS: NE: If answer is none, enter "NONE" on line below.)

Clyde's of Georgetown, lnc., the sister company to Clyde's Real Estate Group, Inc., a title owner listed in Paragraph I (a) of this
affidavit, donated in excess of$100 to Friends ofPat Herrity.

NOTE: Business or financial relationships of the type described in tbis paragraph tbat arise after
the filing of this application and before eacb public hearing must be disclosed prior to the
public hearings. See Par. 4 below.)

(check ifapplicable) t I There are more disclosures to be listed and Par. 3 is continued on a
"special Exception Attachment to Par, 3" form.

That the information contained in this affidavit is complete, that all partnerships, corporations,
and trusts owning l0%o or more of the APPLICANT, TITLE OWNER, CONTRACT
PURCHASER, or LESSEE* of the land have been listed and broken down, and that prior to each

and every public hearing on this matterr l will reexamine this aflidavit and provide any changed
or supplemental information, including business or financial relationships of the type described
in Paragraph 3 above, that arise on or after the date of this application,

WITNESS the following signature:

(check one) tl
Elizabeth D. Baker, agent

(type or print first name, middle initial, last name, and & title of signee)

Subscribed and sworn to before me this 16 dav of September 2o_]L, in the State/comm.
of Virginia , County/City of Arlington

My commission expires:

n &rso!!.r nps
$o* sEA-r Updated (7U06)
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County of Fairfax,

REF.:

Suite 54e, t rrooff ::#:,%"#3, fIffi :I
Fairfax, Virginia 2203 5 -0064

Phone: (703) 324-2421; Fax: (703) 324-2665
www. fairfaxcounty. gov

September 19,2013

Suzanne Lin, Staff Coordinator
Zoning Evaluation Division
Department of Planning and Zoning

,.\
Jo Ellen Groves, Paralegab\
Offrce of the County Attorney

Revised Affidavit
PA.20n -PR-005
Applicant: NV Commercial Incorporated and Clyde's Real Estate Group Inc.
PC Hearing Date: 10/16/16
BOS Hearing Date: l0l29l|3

rtt447

Attached is an affidavit which has been approved by the Office of the County Attorney for the
referenced case. Please include this affidavit dated 9/16/13, which bears my initials and is
numbered 1I1447d, when you prepare the staff report.

Thank you for your cooperation.

Attachments
cc: (w/attach) Amy Moxley, Planning Technician I (Sent via e-mail)

Zoning Evaluation Divi si on
Department of Planning and Zoning

Virginia

DATE:

TO:

FROM:

STJBJECT:

\\sl TPROLAWPGCOl\Documents\l I 1,l47VEG\Affi davits\542324.doc



REZONING AFFIDAVIT

DATE: September 16,2013
(enter date affidavit is notarized)

1. Elizabeth D. Baker, agent , do hereby state that I am an
(enter name of applicant or authorized agent)

(checkone) tl applicant
1lt4q7d

in Application No.(s):

[t] applicant's authorized agent listed in Par. l(a) below

RZ20t l-PR-005
(enter County'assigned application number(s), e.g. RZ 88-V-001)

and that, to the best of my knowledge and belief, the following information is true:

l(a). The following constitutes a listing of the names and addresses of aIIAPPLICAI\TS, TITLE
OWNERS, CONTRACT PURCHASERS, and LESSEES of the land described in the
application,* and, if any of the foregoing is a TRUSTEE,** each BENEFICIARY of such trust,
and all ATTORNEYS and REAL ESTATE BROKERS, and aIIAGENTS who have acted on
behalf of any of the foregoing with respect to the application:

NIE: All relationships to the application listed above in BOLD print must be disclosed.
Multiple relationships may be listed together, e.9., Attorney/Agent, Contract Purchaser/Lessee,
Applicant/Title Owner, etc. For a multiparcel application, list the Tax Map Number(s) of the
parcel(s) for each owner(s) in the Relationship column,)

NAME ADDRESS RELATIONSHIP(S)
(enter first name, middle initial, and (enter number, sheet, city, state, and zip code) (enter applicable relationships
last name) listed in BOLD above)

NVCommercial Incorporatcd 8230 Leesburg Pike, Suite 500 Co-ApplicanVAgenl for Owner of

Agenrs: Vienna'VA 22182 
33;:#l]]:i'AT'il1#!3T11fi,,^

Stephen M. Cumbie pt.: Contract Purchaser of Tax Map
Russell (nmi) Marks 29-3 (l) 71,72,73,76;
Jack W. Waghom

Clyde's Real Estate Group, Inc. 3236 M Street, NW
Washington, DC 20007

Agents:
Jeffrey R. Owens
John G. Laytham
Thomas M. Meyer

Co-Applicant/Title Owner of Tax Map
2e-3 (( r )) 7s, 78A

(check if applicable) [.t] There are more relationships to be listed and Par. l(a) is
continued on a "Rezoning Attachment to Par. | (a)" form.

* In the case of a condominium, the title owner, contract purchaser, or lessee of l|Yo or more of the units in the
condominium.

** List as follows: Name of trustee, Trustee for (name of trust. if applicable), for the benefit of (state name of
each beneficiary).

!\onr',r nzn-r Updatcd (7/r/06)



Page I oI 4
Rezoning Attachment to Par. l(a)

DATE: September 16,2013
(enter date affidavit is notarized)

RZ20t l-PR-005 l\ \4+1 dfor Application No, (s):
(enter County-assigned application number (s))

1]!oTE: All relationships to the application are to be disclosed. Multiple relationships may be listed
together, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. For a

multiparcel application, list the Tax Map Numbe(s) of the paroel(s) for each owner(s) in the

Relationship column.

NAME ADDRESS RELATIONSHIP(S)
(enter first name, middle initial, and (enter number, street, city, state, and zip code) (enter applicable relationships
last name)

Tysons One, LLC

Agents:
Robert A, Young
Stephen M. Cumbie
Russell (nmi) Marks

Tysons Properties, L.L,C.

Agents:
Lenora R. Lassen
Fred M. Gober

McBay Tysons, L.L.C.

Agents:
Sharon H, McBay
Matthew W, McBay
Kathleen M. Rugh

c/o NVCommercial Incorporated
8230 Leesburg Pike, Suite 500
Vienna, VA 22182

14016 Welland Terrace
North Potomac, Maryland 20878

l7l3 Chesterbrook Vale Court
Mclean, Virginia 22101

listed in BOLD above)

Title Owner of Tax Map
2e-3 (( | )) 6s

Title Owncr of Tax Map
2e-3 ((r)) 7r

Title Owner of Tax Map
2e-3 ((t)) 73

Leesburg Pike Investors, L.L.C. 8391 Old Courthouse Road, Suite 320 Title Owner of Tax Map
Vienn4 Virginia 22 | 82 29-3 ((l)) 72

Agent:
Glenn H. Rosenthal

8334 Leesburg Pike, LLC 8334 Leesburg Pike Title Owner of Tax Map
fNa 8334 Leesburg Pike Associates Vienna, VA 22 | 82 29-3 ((l)) 76

Agents:
Ali Akbar Parvizian
Nasrin Pawizian (nmi)
Massud Parvizian (nmi)
Inger Parvizian (nmi)
Ghassem (Gus) Parvizian (nmi)
Abdolreza Parvizian (nmi)

(check ifapplicable) t{) There are more relationships to be listed and Par. l(a) is continued further
on a "Rezoning Attachment to Par. l(a)" form.

FORM RZA-l Updated (7/l/06)



Rezoning Attachment to Par. l(a)

DATE: September 16,2013
(enter date affrdavit is notarized)

Page 2 ot 4

llt4L+14
for Application No. (s): RZ201l-PR-005

(enter County-assigned application number (s))

NIE: All relationships to the application are to be disclosed. Multiple relationships may be listed
together, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. For a

multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owner(s) in the
Relationship column.

NAME
(enter first name, middle initial, and
last name)

Commonwealth of Virginia
Virginia Department of Transportation
Agents:
Richard R. Bennett
James L. YanZee

VIKA, Incorporaled
Agents:
John F. Amatetti
Robert R. Cochran
P, Christopher Champagne
Anthony C. Morse
Andrea R. Crossett

VIKA Virginia, LLC
Agents:
John F. Amatetti
Robert R. Cochran
P. Christopher Champagne
Anthony C. Morse
Andrea R. Crossett

Davis, Carter, Scott Ltd
Agents:
Douglas N. Carter
Steve Saff(former)
Triet (nmi) Nguyen
Andrew R. Makin (former)

M,J. Wells & Associates, Inc.
Agents:
Robin L. Antonucci
Christopher R. Kabatt
Terence J. Miller
Michael R. Pinkoske
Justin B. Schor
William F. Johnson

ADDRESS
(enter number, sheet, city, state, and zip code)

14685 Avion Parkway, Suite 230
Chantilly, VA 20151

RELATIONSIIIP(S)
(enter applicable relationships
listed in BOLD above)

Title Owner of Tax Map
29-3 ((l)) 7lA pt,

8 | 80 Greensboro Drive, Suite 200
Mclean, VA22102

8l 80 Greensboro Drive, Suite 200
Mslean, VA22102

1676 International Drive, #500
Mclean, Virginia 22 102

1420 Spring Hill Road, Suite 610
Mclean, Yirginia?2l02

Engineers/Agent

EngineerVAgent

Architects/Agent

Transportation ConsultanU
Agent

(check ifapplicable) There are more relationships to be listed and Par. l(a) is continued further
on a "Rezoning Attachment to Par. l(a)" form.

FORM RZA-I Updatrd (7/l/06)
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Rezoning Attachment to Par. l(a)

DATE: September 16,2013
(enter date affidavit is notarized)

R220fi -PR-005

Page 3 of 4

lll+41 a
for Application No. (s):

(enter County-assi gned application n umber (s))

(NO1IE: All relationships to the application are to be disclosed. Multiple relationships may be listed
together, e.g., Attorney/Agent, Contract Purchaser/Lessee, Applicant/Title Owner, etc. For a
multiparcel application, list the Tax Map Number(s) of the parcel(s) for each owne(s) in the
Relationship column.

NAME
(enter first name, middle initial, and
last name)

LSG Landscape Architecture Inc.
f/k/a Lewis Scully Gionet Inc.
Agents:
Sunny J. Scully (former)
Robert K. Esselburn
Steve H. Choi

The Evans Property Group LLC
Agent:
James A. Evans

Sittler Development Associates, LLC
Agent:
J. David Sittler

Polysonics Corp.
Agents:
George (nmi) Spano
Darshit (nmi) Joshi
Christopher J, Kamer

Walsh, Colucci, Lubeley, Emrich &
Walsh, P.C.
Agents:
Martin D. Walsh
Lynne L Strobel
Timothy S. Sampson
M. Catharine Puskar
Sara V. Mariska
C. Evan Pritchard
Jonathan D. Puvak
Elizabcth D. Baker
Inda E. Stagg
Kara M. W, Bowyer (former)
Megan C. Rappolt
Elizabeth A. Nicholson

f/Ua Elizabeth A. McKeebv

(check ifapplicable)

ADDRESS
(enter number, street, city, state, and zip code)

l9l 9 Gallows Road, Suite I l 0
Vienna, Virginia 22182

RELATIONSHTP(S)
(enter applicable relationships
listed in BOLD above)

Landscape ArchitectVAgent

8230 Old Courlhouse Road, Suite 350
Vienna, VA 22 | 82

1856 Old Reston Avenue
Reston,VA 20190

405 Belle Air Lane
Warrenton, VA 20186

ConsullanVAgent for Clyde's Real Estate
Croup, Inc.

ConsultanVAgent for NVCommercial,
Incorporated

Noise ConsultanVAgent

2200 Clarendon Boulevard, Suite 1300
Arlington, Virginia 22201

AttorneyVPlanners/Agenl

Vl There are more relationships to be listed and Par, l(a) is continued further
on a "Rezoning Attachment to Par. l(a)" form.

FORM RZA-l Updated (7/l/06)



Page 4 of 4
Rezoning Attachment to Par. 1(a)

DATE: September 16,2013
1 Lr4q1/t

for Application No. (s):
(enter date affidavit is notarized)

RZ20n -PR-005
(enter County-assi gned appl ication number (s))

NOTE: All relationships to the application are to be disclosed. Multiple relationships may be listed

together, e.g., Afforney/Agent, Contract Purchaserllessee, Applicant/Title Owner, etc. For a
multiparcel application, list the Tax Map Numbe(s) of the parcel(s) for each owner(s) in the

Relationship column.

NAME ADDRESS RELATIONSHIP(S)
(enter first name, middle initial, and (enter number, street, city, state, and zip code) (enter applicable relationships
last name) listed in BOLD above)

CBRE, Inc. 8270 Greensboro Drive Real Estate Broker/Agent for

Agenf 
Mclean, vA 22102 Leesburg Pike Investors, L.L,C.

Robert D. Faktorow

Kimmel Company

Agent:
Joel D. Kimmel

Tysons Central LLC

Agents:
Stephen M. Cumbie
Russell (nmi) Marks

I1257 S Glen Rd. Suite A
Polomac. MD 20854

8230 Leesburg Pike, Suite 500
Vienna, VA 22l82

Real Estate Bmker/Agent for
8334 Leesburg Pike, LLC

Contract Purshaser of Tax Map
29-3 ((l)) 7lA pt.

(check ifapplicable) t 1 There are more relationships to be listed and Par. l(a) is continued further
on a "Rezoning Attachment to Par. I (a)" form.

FoRM RZA-| Updated (7/l/06)



Page Two
REZONING AFFIDAVIT

DATE: September 16, 2013
(enter date affidavit is notarized) tl t +41@{

for Application No. (s): RZ 201 l-PR-005
(enter County-assigned application number(s))

l(b). The following constitutes a listing*** of the SHAREHOLDERS of all corporations disclosed in this
affidavit who own l0% or more of any class of stock issued by said corporation, and where such
corporation has l0 or less shareholders, a listing ofall ofthe shareholders, and ifthe corporation iq
an ownerof the subject land, all of the OFFICERS and DIRECTQRS of such corporation:

(NOTE: Include SOLE PROPRIETORSIIIPS, LIMITED LIABILITY COMPANIES, and REAL ESTATE
IIWf,STMENT TRUSTS herein.)

CORPORATION INFORMATION

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
NVCommercial Incorporated
8230 Leesburg Pike, Suite 500
Vienna, VA 221 82

DESCRIPTION OF CORPORATION: (checkry statement)

lt) There are l0 or less shareholders, and all ofthe shareholders are listed below.

t ] There are more than I 0 shareholders, and all of the shareholders ownin g lDYo or more of
any class of stock issued by said corporation are listed below.

t I There are more than I 0 shareholders, but no shareholder owns I 07o or more of any class
ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF SHAREHOLDERS: (enter first name, middle initial, and last name)
Stephen M. Cumbie
Peter H. Lunt

NAMES OF OFICICERS & DIRECTORS: (enter first name, middle initial, last name & title, e.g. President,
Vice President, Secretary, Treasurer, etc.)
Stephen M. Cumbie, President, Director; Peter H. Lunt, EVP, Director; Heather M. Carmines, Secretary; Connie P, Greer, former
Secretary

(check if applicable) Vl There is more corporation information and Par. l(b) is continued on a "Rezoning
Attachment I(b)" form,

*** All listings whioh include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down
successively until: (a) only individual persons are listed or (b) the listing for a corporation having more than | 0 shareholders
has no shareholder owning 107o or more of any class of stock. In the case of an APPLICANT, TITLE OWNER,
CONTBACT PURCHASER, or LESSEE* of the land that ls a partnenhip, corporation, or trust, such successive breakdown
must lnclude a listing and futther breakdown of all of lts partners, of lts shareholders as requlred above, and of
beneliciaries of any trusts. Such successive breakdown must also include breahdowns of any partnership, corporatlon, or
trust owning 1094 or more of the APPLICANT, TITLE OWNER, CONTRACT PARCHASE&, or LESSEE* olthe land
Ltmtted llabtlity companies and real estate investrnent trusts and thelr equlvalents arc treated as corporatlons, wilh members
being deemed the equivalent of shareholders; managing menbers shsll olso be ltsted. Use footnote numbers to designate
partnerships or corporations, which have further listings on an attachment page, and reference the same footnote numbers on
the attachment page.

FORM RZA-l Updated (7/l/06)



Page I of 12

Rezoning Attachment to Par. 1(b)

DATE: September 16,2013
(enter date affidavit is notarized)

for Application No, (s): RZ 2011-PR-005
(enter County-assigned appl ication n um ber (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Tysons One, LLC
c/o NVCommercial Incorporated
8230 Leesburg Pike, Suite 500
Vienna, VA 22182

DESCRIPTION OF CORPORATION: (check one statement)

Vl There are f 0g{9gg shareholders, and all of the shareholders are listed below.

t 1 There are more than l0 shareholders, and all ofthe shareholders owning l0% or more ofany
class ofstock issued by said corporation are listed below.

t I There are more than 10 shareholders, but no shareholder owns I 00lo or more of any class of
stock issued by said corporation, and no shareholders are liste4 below.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
NVCommercial Incorporated, Manager
Members: The Young Group, Inc., Courtney B. Young, Steven P, Young II, Joseph G. Wetzel, Robert A. Young & Nancy B. Young
(deceased) as tenants by the entirety, Stephen M. Cumbie, Peter H. Lunt" Russell (nmi) Marks, Cumbie Family Trust f/b/o Druscilla French

and Taylor B. Cumbie

NAMES OF OX'FICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g,

President, Vice-President, Secretary, Treasurer, etc.)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
The Young Group, Inc.
6718 Whittier Avenue Suite 220
Mclean, VA22l0l

DESCRIPTION OF CORPORATION: (check ohe statement)

Vl There are !@!999 shareholders, and all of the shareholders are listed below.

I 1 There are more than l0 shareholders, and all of the shareholders owning l0o/o or more of any
class ofstock issued by said corporation are listed below.

t I There are more than l0 shareholders, but no shareholder owns I 00lo or more of any class

ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Robert A. Young
Nancy B. Young (deceased)

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.

President, Vice'President, Secretary, Treasurer, etc.)
Robert A. Young, PresidenVCEO/Director
Nancy B. Young, Secretary (deceased)

(check if applicable) t/1 There is more corporation information and Par. l(b) is continued further on a
"Rezoning Attachment to Par. l(b)' form.

FORM RzA-l Updated (7/l/06)
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Rezoning Attachment to Par. l(b)

DATE: September 16, 2013

Paee Z-of 12 
-

\ \ \LtL'tl d(enter date affidavit is notarized)
for Application No. (s): RZ 201l-PR-005

(enter County-assi gned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, steet, city, state, and zip code)
Tysons Properties, L.L.C.
14016 Welland Tenace
North Potomac, Maryland 20878

DESCRIPTION OF CORPORATION: (check one statement)

V) There are l0 or less shareholders, and all of the shareholders are listed below.

t ] There are more than l0 shareholders, and all of the shareholders owning l|Yo or more of any
class ofstock issued by said corporation are listed below.

t ] There are more than I 0 shareholders, but no shareholder ovrns I 070 or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREIIOLDER: (enter first name, middle initial, and last name)
Lasseu Family Limited Partnership, Sole Manager/Member

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.

President, Vice-President, Secretary, Treasurer, etc.)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Leesburg Pike Investors, L.L.C.
8391 Old Courthouse Road, Suite 320
Vienna, Virginia 22 182

DESCRIPTION OF CORPORATION: (check gne statement)

I ] There are l0 or less shareholders, and all ofthe shareholders are listed below.

[t] There are more than l0 shareholders, and all of the shareholders owning l|Yo or more of any
class ofstock issued by said corporation are listed below.

t ] There are more than l0 shareholders, but no shareholder owns 100/o or more of any class

ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAR-OHOLDERS: (enter first name, middle initial, and last name)
Managers: Glenn H. Rosenthal and Ronald D. Slrawn (former)
Members: Loretta K. Rosenthal, Michael (nmi) Mellor, Alan L, Meltzer, Shelton Zuckerman Family Trust f/b/o Shelton Zuckcrman, David
B. Lutz & Jackie Lutz

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.

President, Vice-President, Secretary, Treasurer, etc.)

(check if applicable) [y] There is more gorporation information and Par. l(b) is continued further on a

"Rezoning Attachment to Par. | (b)' form.

FORM RZA-l Updated (7/l/06)



Rezoning Attachment to Par. 1(b)

DATE: September 16,2013

Page 3 of 12

t t t L+q1t((enter date affidavit is notarized)
for Application No. (s): RZ 201l-PR-005

(enter County-assigned appl ication num ber (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
McBay Tysons, L.L,C.
l713 Chesterbrook Vale Court
Mclean, Virginia 22101

DESCRIPTION OF CORPORATION: (check q statement)

V) Therd are l0 or less shareholders, and all ofthe shareholders are listed below,
t ] There are more than l0 shareholders, and all ofthe shareholders owning l0% or more ofany

class ofstock issued by said corporation are listed below.

t ] Therearemorethan l0shareholders,butnoshareholderowns l0Toormoreofanyclassof
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Sharon H. McBay, Manager, Member
Matthew W. McBay, Manager, Member
Shauna McBay Lonergan, Manager, Member
Wilbur L. McBay Trust f/b/o Sharon H. McBay, Matthew W. McBay and Shauna McBay Lonergan, Member

NAMES OF OFFICERS & DIRECTORS: (enter frst name, middle initial, last name, and title, e.g.
President, Vice-President, Secreta ry, Treasu rer, etc,)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Clyde's Real Estate Group, Inc.
3236 M Street. NW
Washinglon, DC 20007

DESCRIPTION OF CORPORATION: (check one statement)

It) Thero are l0 or less shareholders, and all ofthe shareholders are listed below.
t 1 There are more than l0 shareholders, and all of the shareholders owning l}Vo or more of any

class ofstock issued by said corporation are listed below.

t I Therearemorethan l0shareholders,butnoshareholderowns l0%ormoreofanyclass
ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Clyde's Restaurant Group, Inc.

NAMES OF OFFICERS & DIRECTORS: (enter fust name, middle initial, last name, and title, e.g.
President, Vice-President, Secretary, Treasurer, etc.)
Directors: Sally F, Davidson, John G. Laytham, Thomas M. Meyer, Claude J. Andenen, Jeffrey R. Owens
Offrcers: Sally F. Davidson, Chairman of the Board; John G. Laytham, President; Thomas M. Meyer, EVP and Asst. Secretary;
Claude J. Andersen, Secretary; Jeffrey R, Owens, Treasurer; Virginia I. Laytham, Asst Secretary

(check if applicable) I"l There is more cor?oration information and Par. l(b) is continued further on a

"Rezoning Attachment to Par. l(b)" form,

FORM RZA-I Updated (7/l/06)



Rezoning Attachment to Par. l(b)

DATE: September 16, 2013

Page 4 of 72

I t,tLl(L+1d
for Application No. (s):

(enter date affidavit is notarized)
RZ20ll -PR-005

(enter County-assi gned application num ber (s))

NAME & ADDRESS OF CORPORATION: (urter complete name, number, street, cify, state, and zip code)
Clyde's Restaurant Group Inc.
3236 M Sheet, NW
Washinglon, DC 20007

DESCRIPTION OF CORPORATION: (check one statement)

Vl There are l0 or less shareholders, and all of the shareholders are listed below.

I ] There are more than l0 shareholders, and all of the shareholders owning l0% or more of any
class of stock issued by said oorporation are listed below.

I ] Therearemorethan l0shareholders,butnoshareholderowns l0Toormoreofanyclassof
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDER; (enter first name, middle initial, and last name)
Clvde Inc.

NAMES OF OFFICERS & DIRECTORS: (enter fust name, middle initial, last name, and title, e.g.

President, Vice-President, Secretary, Treasu rer, etc.)
Directors: Sally F. Davidson, Iohn G. Lafham, Thomas M. Meyer, Claude J. Andersen, Jeffrey R. Owens
Offrcers: Sally F, Davidson, Chairman of the Board; John G. Laytham, President; Thomas M. Meyer, EVP and Asst, Secrctary;
Claude J. Andersen, Secretary; Jeffrey R. Owens, Treasurer; Virginia I. Lafham, Asst Secretary

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Clyde Inc.
3236 M Street. NW
Washington, DC 20007

DESCRIPTION OF CORPORATION: (check @ statement)

t ] There are l0 or less shareholders, and all ofthe shareholden are listed below.

ltl There are more than l0 shareholders, and all of the shareholders owning lloh or more of any
class of stock issued by said corporation are listed below.

t 1 There are more than l0 shareholders, but no shareholder owns 10%o or more of any class

ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (entor first name, middle initial, and last name)

Qualified Terminal Interest Property Trust under the Will of Stuart C, Davidson f//b/o Sally F, Davidson
John G. Laytham

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.

President, Vice-President, Secreta ry, Treasurer, etc,)
Directors; Sally F. Davidson, John G. Laytham, Thomas M, Meyer, Claude J. Andersen, Jeffrey R. Owens, Stuart P, Davidson, Olga Merck
Davidson, Alexander J. Davidson, Lindsay Shea

Officers: Sally F. Davidson, Chairman of thc Board; John G, Laytham, President; Thomas M. Meyer, EVP and Asst. Secrelary;
Claude J, Andersen, Secretary; Jeffrey R. Owens, Treasurer; Virginia L Layrham, Asst Secretary

(check if applicable) Vj There is more corporation information and Par. I (b) is continued further on a

"Rezoning Attachment to Par. 1(b)" form.

FORM RZA-I Updated (7/l/06)



Rezoning Attachment to Par. l(b)

DATE: September 16,2013

Page 5 ot 12

t t tutLtld(enter date affidavit is notarized)
for Application No. (s): RZ 201l-PR-005

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
The Evans Property Croup LLC
8230 Old Courthouse Road
suite 350
Vienna. VA 22182

DESCRIPTION OF CORPORATION: (checkrystatement)

Dll There are 10 or less shareholders, and all ofthe shareholders are listed below.

t ] Thereare morethan l0shareholders,andall oftheshareholdersowning l0Yoor moreofany
class ofstock issued by said corporation are listed below.

t ] There are more than l0 shareholders, but no shareholder owns l0olo or more of any class of
stosk issued by said corporation, and no shareholders are listed below.

NAMES OF THB SHAREHOLDER: (enter first name, middle initial, and last name)
James A. Evans, Member/lvtanager
Stephen D. Evans, Member

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.

President, Vice-President, Secretary, Treasu rer, etc.)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
VIKA, Incorporated
8 I 80 Greensboro Drive, Suite 200
Mcl.ean, V A 22102

DESCRIPTTON OF CORPORATION: (check one statement)

ttl There are l0 or less shareholders, and all ofthe shareholders are listed below.

t ] There are more than l0 shareholders, and all ofthe shareholders owning l0% or more ofany
class ofstock issued by said corporation are listed below.

I ] There are ry.1@l! shareholders, but no shareholder owns l07o or more of any class
ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF THf, SHAREHOLDERS: (enter first name, middle i4itial, and last name)
John F. Amatetti, Charles A. Irish, Jr., Harry L. Jenkins, Robert R, Cochran, Mark G, Morelock, Jeffrey B. Amateau, Kylc U. Oliver,
P, Christopher Champagne

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.

President, Vice'President, Secreta ry, Treasurer, etc.)

(check if applicable) t/] There is more corporation information and Par. l(b) is continued further on a

"Rezoning Attachment to Par. l(b)" form.

FORM RZA-l Updated (7/l/06)



Rezoning Attachment to Par. l(b)

DATE: September 16,2013
(enter date affrdavit is notarized)

for Application No. (s): RZ 201l-PR-005
(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, sreet, city, state, and zip code)
Davis, Carter, Scott Ltd
1676 Intemational Drive, #500
Mclean, Virginia 22102

DESCRIPTION OF CORPORATION: (check one statement)

Vl There are l0 or less shareholders, and all of the shareholders are listed below.

t I There are more than 10 shareholders, and all ofthe shareholders owning l07o or more ofany
class of stock issued by said corporation are listed below.

t I There are 4q919..,994-lQ shareholders, but no shareholder owns l0% or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Douglas N. Carter, Lena I. Scott, Pahicia A, Appleton, C. Robert Atkinson, Marcia K. Calhoun, Christine C. Garrity,
Christopher L. Garwood, Alan K. Houde

Page 6 of 12
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NAMES OF OFFICERS & DIRECTORS: (enter fust name, middle initial, last name, and title, e.g.

President, Vice-President, Secretary, Treasurer, etc.)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
M,J. Wells & Associates, Inc.
1420 Spring Hill Road, Suite 610
Mclean, Virginia 22102

DESCRIPTION OF CORPORATION: (check one stratement)

I I There are l0 or less shareholders, and all ofthe shareholders are listed below.

Itl There are more than I 0 shareholders, and all of the shareholders owning l0/o or more of any
class ofstock issued by said corporation are listed below.

t ] There are more than l0 shareholders, but no shareholder owns l07o or more ofany class
ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
M.J. Wells & Associates, Inc. Employee Stock Ownership Trust. All employees are eligible plan participants; however, no one employee
owns | 0% or more of any class of slock.

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.

President, Vice-President, Secretary, Treasurer, etc.)

(check if applicable) lll There is more corporation information and Par. I (b) is continued firrther on a
"Rezoning Attachment to Par. l(b)" form.

FORM RZA-I Updated (7/l/06)



Rezoning Attachment to Par. l(b)

DATE: September 16,2013

Page 7 ot 12

tt 1,4 41d(enter date affidavit is notarized)
for Application No. (s): RZ 201l-PR-005

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
LSG Landscape Architecture Inc f/k/a kwis Scully Gionel Inc.
l919 Gallows Road, Suite I l0
Vienna, Virginia 22182

DESCRIPTION OF CORPORATION: (check one statement)

V) There are l0 or less shareholders, and all of the shareholders are listed below.

t 1 There are more than l0 shareholders, and all of the shareholders owning lDYo or more of any
class ofstock issued by said corporation are listed below.

I I There are ry!@lll shareholders, but no shareholder owns l0olo or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Mark R. Lewis, Sunny J. Scully (former), Mark C. Gionet, Robert K. Esselbum, Yunhui Connie Fan

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Vice-President, Secreta ra, Treasu rer, etc.)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Walsh, Colucci, Lubeley, Emrich & Walsh, P.C.
2200 Clarendon Boulevard, I 3th Floor
Arlington, Y irginia 2220 |

DESCRIPTION OF CORPORATION: (check ry statement)

t 1 There are l0 or less shareholders, and all ofthe shareholden are listed below.

Itj There are more than l0 shareholders, and all ofthe shareholders owning l0% or more ofany
class ofstock issued by said corporation are listed below.

t 1 There are more than l0 shareholders, but no shareholder owns 100/o or more of any class
ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
David J. Bomgardner, E. Andrcw Burcher, Thomas J, Colucci, Michael J. Coughlin, Peter M. Dolan, Jr., Jay du Von,
Jerry K, Emrich (former), William A, Fogarty, John H. Foote, H. Mark Goetzman, Bryan H. Guidash, Michael D. Lubeley, J. Randall
Minchew, M. Catharine Puskar, John E. Rinaldi, Kathleen H. Smith, Lynne J. Strobel, Garth M. Wainman, Nan E. Walsh, Martin D. Walsh

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g,

President, Vice-President, Secretary, Treasu rer, etc.)

(check if applicable) [,t) There is more corporation information and Par. I (b) is continued further on a
"Rezoning Attachmentto Par. l(b)" form.

FORM RZA-I UPdared (7/l/06)
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Rezoning Attachment to Par. l(b)

DATE: September 16,2013
(enter date affidavit is notarized)

for Application No. (s): RZ 201l-PR-005
(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
VII(A Virginia, LLC
8 I 80 Grecnsboro Drive, #200
Mclean, VA22102

DESCRIPTION OF CORPORATION: (check gg statement)

VJ There are l0 or less shareholders, and all of the shareholders are listed below.

t ] There are more than l0 shareholders, and all of the shareholders owning l0%o or more of any
class of stock issued by said corporation are listed below.

t 1 There aremorethan l0 shareholders, but no shareholder owns l0% or more ofany class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF TIIE SHAREHOLDER: (enter first name, middle initial, and last name)
John F. Amatetti, Charles A. Irish, Jr., Harry L. Jenkins, Robert R. Cochran, Mark G. Morelock, Jeffrey B. Amateau, Kyle U. Oliver,
P. Christopher Champagne

I r I +r+1d

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, Iast name, and title, e.g.
President, Vice-President, Secreta ry, Treasu rer, etc,)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Commonwealth of Virginia, Virginia Department of Transportation
14685 Avion Parkway, Suite 230
Chantilly, VA 20151

DESCRIPTION OF CORPORATION: (check gp statement)

t
I

t

There are l0 or less shareholders, and all ofthe shareholders are listed below.
There are more than l0 shareholders, and all ofthe shareholders owning l0o/o or more ofany
class ofstock issued by said corporation are listed below,
There are more t}tan l0 shareholders, but no shareholder owns l0olo or more of any class

of stock issued by said corporation, and no slareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
A public entity with no shareholders or owners.

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g,
President, Vice-President, Secreta ry, Treasu rer, etc,)
Richard R. Bennett, State Right-otWay and Utilities Director; Gregory A. Whirley, Commissioner; Richard L. Wallon, Jr., Chief of Policy
and Environment

(check if applicable) lnl There is more corporation information and Par. l(b) is continued further on a

"Rezoning Attachment to Par. I (b)" form.

FORM RZA-I Updabd (7 I | 106)
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Rezoning Attachment to Par. l(b)

DATE: September 16,2013 Irr+ul-td
for Application No. (s):

(enter date affrdavit is notarized)
Pe20n -PR-005

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
8334 Leesburg Pike, LLC ftVa 8334 Leesburg Pike Associates
8334 Leesburg Pike
Vienna, VA 22182

DESCRIPTION OF CORPORATION: (check one statement)

Vl There are l0 or less shareholders, and all of the shareholders are listed below.

t ] There are more than l0 shareholders, and all of the shareholders owning l0Vo or more of any
class of stock issued by said corporation are listed below.

I ] There are 1ryltha4_!! shareholders, but no shareholder owns 100/o or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THD SHAREIIOLDER: (enter first name, middle initial, and last name)
Ali Akbar Parvizian, Managing Member
Nasrin Parvizian, Member
Massud Parvizian and Inger Parvizian, as tenants by the entirety, Member

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.

Presidenl Vice'President, Secretary, Treasu rer, etc.)

NAME & ADDRESS OF CORPORATION; (enter complete name, number, street, city, state, and zip code)
Polysonics Corp,
405 Belle Air Lane
Warrenton. VA 20186

DESCRIPTION OF CORPORATION: (check ry statement)

Itj There are l0 or less shareholders, and all ofthe shareholders are listed below.

t ] There are more than l0 shareholders, and all of the shareholders owning l0% or more of any
class ofstock issued by said corporation are listed below.

t ] Therearemorethan l0shareholders,butnoshareholderowns l0Toormoreofanyclass
ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter frstname, middle initial, and last name)
Gordon E. Jacobs, Denise A, Jacobs

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.

President, Vice-President, Secretary, Treasu rer, etc.)

(cheok if applicable) V) There is more oorporation information and Par. I (b) is continued further on a

"Rezoning Attachment to Par, l(b)" form.

FORM RZA-I Updated (7/l/06)



Rezoning Affachment to Par. 1(b)

DATE: September 16, 2013

Page l0 of 12

\ttL{r-{1 d(enter date affidavit is notarized)
for Application No. (s): RZ 201 l-PR-005

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Sittler Devclopment Associates, LLC
l856 Old Reston Avenue
Reston,VA 20190

DESCRIPTION OF CORPORATION: (check one statement)

bll There are l0 or less shareholders, and all ofthe shareholders are listed below.

t 1 There are more than l0 shareholders, and all ofthe shareholders owning l0% or more ofany
class ofstock issued by said corporation are listed below.

t I There are more than | 0 shareholders, but no shareholder owns I 0oZ or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
J. David Sittler

NAMES OF OFFICERS & DIRECTORS: (onter frst name, middle initial, last name, and title, e.g.
President, Vice-President, Secretary, Treasurer, etc.)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Sellica Corporation
| 1820 Danville Drive
Rockville. MD 20852

DESCRIPTION OF CORPORATION: (check ry statement)

[tl There are l0 or less shareholders, and all ofthe shareholders are listed below.

I ] There are ry!@!Q shareholders, and all of the shareholders owning l0% or more of any
class ofstock issued by said corporation are listed below.

I ] There are more than l0 shareholders, but no shareholder owns l0o4 or more of any class
ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
Lenora R. Lassen, Lori S, Albert, Teni E. Gobcr

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Vice-President, Secretary, Treasurer, etc,)
Lenora R. Lassen, President/VP/Director; Lori S. Albert, Secretary; Teni E. Gober, Treasurer; Fred M. Gober, Executive Director/Director

(check if applicable) V'l There is more corporation information and Par. l(b) is continued further on a
"Rezoning Attachment to Par. I (b)' form.

FORM RZA-| Updared (7/l/06)



Rezoning Attachment to Par. 1(b)

DATE: September 16,2013
(enter date affidavit is notarized)

for Application No. (s): RZ 201l-PR-005
(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Kimel Company
I1257 S Glen Rd. Suite A
Potomac, MD 20854

DESCRIPTION OF CORPORATION: (check one statement)

Vl There are l0 or less shareholders, and all of the shareholders are listed below.
t I Therearemorethan l0shareholders,andalloftheshareholdersowning l0%oor moreofany

class ofstock issued by said corporation are listed below.
I I There are more than l0 shareholders, but no shareholder owns I 0olo or more of any class of

stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Joel D. Kimel

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Vice-President, Secretary, Treasurer, etc.)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
CBRE, Inc.
8270 Greensboro Drive
Mcl.ean, VA 22102

DESCRIPTION OF CORPORATION: (check ry statement)

tt) There are 10 or less shareholders, and all ofthe shareholders are listed below.

t ] There are more than l0 shareholders, and all of the shareholders owning l|Yo or more of any
class of stock issued by said corporation are listed below.

t ] There are more than l0 shareholders, but no shareholder owns l07o or more of any class
ofstock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDERS: (enter first name, middle initial, and last name)
CBRE Group, Inc.

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g,
President, Vice-President, Secretary, Treasurer, etc.)

(check if applicable) [y] There is more corporation information and Par. l(b) is continued further on a

"Rezoning Attachment to Par. l(b)" form.

FORM RZA-I Updated (7/r/06)

Page l1 of 12

llr l{Ltf d



Rezoning Attachment to Par. l(b)

DATE: September 16,2013
(enter date affidavit is notarized)

RZ20t1-PR-005

Page 12 of 12

ItL+q1d
for Application No. (s):

(enter County-assigned application number (s))

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
CBRE Group, Inc.
l I 150 Santa Monica Boulevard
Los Angeles, CA 90025

DESCRIPTION OF CORPORATION: (check one statement)

I 1 There are l0 or less shareholders, and all ofthe shareholders are listed below.

t 1 There are more than 10 shareholders, and all of the shareholders owning l0Yo or more of any
class ofstock issued by said corporation are listed below.

Pl There are more than 10 shareholders, but no shareholder ovrns l0olo or more of any class of
stock issued by said corporation, and no shareholders are listed below.

NAMES OF THE SHAREHOLDER: (enter first name, middle initial, and last name)
Publicly traded

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e.g.
President, Vice-President, Secreta ry, Treasu rer, etc,)

NAME & ADDRESS OF CORPORATION: (enter complete name, number, street, city, state, and zip code)
Tysons Central LLC
8230 Leesburg Pike, Suite 500
Vienna, VA 22182

DESCRIPTION OF CORPORATION: (check one statement)

Vl There are l0 or less shareholders, and all ofthe shareholders are listed below.

t ] There are more than l0 shareholders, and all of the shareholders owning l0o/o or more of any
class ofstock issued by said corporation are listed below.

t ] There are more than 10 shareholders, but no shareholder owns l0olo or more of any class
ofstock issued by said corporation, and no shareholders are listed below,

NAMES OF THE SHAREHOLDERS; (enter first name, middle initial, and last name)
Members: Stephen M. Cumbie, Russell (nmi) Marks, Peter H. Lunt, Cumbie Family Trust f/b/o Druscilla French and Taylor B. Cumbie
Administrative Members: Stephen M. Cumbie, Russell (nmi) Marks

NAMES OF OFFICERS & DIRECTORS: (enter first name, middle initial, last name, and title, e,g,

President, Vice-President, Secreta ry, Treasurer, etc,)

(check if applicable) t 1 There is more corporation information and Par. I (b) is continued further on a

"Rezoning Attachment to Par. l(b)" form.

FORM RZA-I Updabd (T 1106)
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REZONING AFFIDAVIT

DATE: September 16,2013
(enter date affidavit is notarized)

for Application No, (s): RZ 201l-PR-005
(enter County-assigned application numbe(s))

l(c). The following constitutes a listing*** of all ofthe PARTNERS, both GENERAL and LIMITED, in
any partnership disclosed in this affidavit:

PARTNERSHIP INFORMATION

PARTNERSHIP NAME & ADDRESS: (enter complete name, number, street, city, state and zip code)
Lassen Family Limited Partnership
l4016 Welland Tenace
North Potomac, Maryland 20878

(check if applicable) [ ] The above-listed partnership has no limited partners.

NAMES AND TITLE OF TIIE PARTNERS (enter first name, middle initial, last name, and title, e.g.
General Partner, Limited Partner, or General and Limited Partner)
General Partner:
Sellica Corporation

Limited PartneN:
Lenora R. Lassen
Raymond E. Lassen lrrevocablc Trust flblo Lenora R. Lassen
Terri E. Gober
Lori S. Albert
Lassen Grandchildren Trust f/b/o underage grandchildren of Lenora R. Lassen

(check if applicable) [ ] There is more partnership information and Par. l(c) is continued on a "Rezoning
Attachment to Par. l(c)" form.

*** All listings which include partnerships, corporations, or trusts, to include the names of beneficiaries, must be broken down
successivelyuntil: (a)onlyindividualpersonsarelistedor(b)thelistingforacorporationhavingmorethan l0shareholders
has no shareholder owning l0% or more of any class of stock. In the case of an APPLICANT, TITLE OWNER,
CONTRACT PaRCHASER, or LESSEE* ollhe land that is a partnershlp, corporalion, or trust, such successive breakdown
mast lnclude a listing and further breakdown of all of its partners, of lts sharehoWers as required above, and of
beneticiaries of any trusts. Such successive breahdown mast also include breakdowns ol any partnership, corporatlon, or
trust oi'nlng 1096 or more of the APPLICANT, TITLE OWNER, CONTMCT PARCHASER or LESSEE* of the land
Limited ltability companles and real estate lnvestment trusts and their equlvalents arc trcated as corporatlons, wlth members
being deemed the equivalent of shareholders; tnanaging members shall also be listed Use footnote numbers to designate
partnerships or corporations, whioh have further listings on an attachment page, and reference the same footnote numbers on
the attachment page.

FORM RZA- | Updatcd (7/l/06)

t\r'tqr /
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Rezoning Attachment to Par. l(c)

DATE: September 16,2013
(enter date affidavit is notarized)

RZZon -PR-005
Ir t tL141d

for Application No. (s):
(enter County-assi gned application number (s))

PARTNERSHIP NAME & ADDRESS: (enter complete name & number, street, city, state & zip code)
8334 Leesburg Pike Associates IFORMER]
5869 Westhicmcr Road
Houston, TX77057

(check if applicable) Pl The above-listed partnership has no limited partners.

NAMES AND TITLES OF THE PARTNERS: (enter first name, middle initial, last name, and title, e.g.,

General Partner, Limited Partner, or General and Limited Partner)
General Partners:
Ghassem (Gus) Parvizian (nmi)
Abdolreza Parvizian (nmi)
Ali Akbar Parvizian
Nasrin Parvizian (nmi)

(check if applicable) t I There is more partnership information and Par. l(c) is continued further on a

"Rezoning Attachment to Par. l(c)" form.

FORM RZA-I Updated (7/l/06)



REZONING AFFIDAVIT
Poge Four

tf t.t+]d
for Application No. (s): RZ 201 l-PR-005

(enter County-assigned appl ication n umber(s))

l(d). One of the following boxes 4g! be checked:

I I ln addition to the names listed in Paragraphs l(a), 1(b), and l(c) above, the following is a listing
of any and all other individuals who own in the aggregate (directly and as a shareholder, partner,
and beneficiary of a fust) lvYo or more of the APPLICANT, TITLE OWNER, CONTRACT
PURCIIASER, or LESSEE* of the land:

kl Other than tle names listed in Paragraphs l(a), 1(b), and l(c) above, no individual owns in the
aggregate (directly and as a shareholder, partner, and beneficiary of a trust) I 0% or more of the
APPLICAIIT, TITLE OWNER, CONTRACT PURCHASER, or LESSEE* of the land.

2. That no member of the Fairfax County Board of Supervisors, Planning Commission, or any member of
his or her immediate household owns or has any financial interest in the subject land either
individually, by ownership of stock in a corporation owning such land, or through an interest in a
partnership owning such land.

EXCEPT AS FOLLOWS: QNOIE: If answer is none, enter "NONE" on the line below.)

None

(check if applicable) t ] There are more interests to be listed and Par.2 is continued on a
"Rezoning Attachment to Par. 2" form.

DATE: September 16,2073
(enter date affidavit is notarized)

FORM RZA-I Updated (7/l/06)
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REZONING AFFIDAVIT

DATE: Sentember 16. 2013
(enter date affidavit is notarized)

\tt4ry14
for Application No. (s): RZ 201l-PR-005

(enter County-assigned application numbe(s))

3. That within the twelve-month period priorto the public hearing of this application, no member of the
Fairfax County Board of Supervisors, Planning Commission, or any member of his or her immediate
household, either directly or by way of partnership in whioh any of them is a partner, employee, agent,
or attorney, or through a partner of any of them, or through a corporation in which any of them is an
officer, director, employee, agent, or attorney or holds l00h or more of the outstanding bonds or shares
of stock of a particular class, has, or has had any business or financial relationship, other than any
ordinary depositor or customer relationship with or by a retail establishment, public utility, or bank,
including any gift or donation having a value of more than $100, singularly or in the aggregate, with
any of those listed in Par. I above.

EXCEPT AS FOLLOWS: ME: If answer is none, enter'.NONE" on line below.)
Clyde's of Georgetown, Inc,, the sister company to Clyde's Real Estate Group, Inc,, a co-applicant listed in Paragraph | (a) of this
affidavit, donated in excess of$100 to Friends ofPat Herrity.

CIOTE: Business or financial relationships of the type described in this paragraph that arise after
the filing of this application and before each public hearing must be disclosed prior to the
public hearings. See Par. 4 below.)

(check ifapplicable) t I There are more disclosures to be listed and Par. 3 is continued on a
"Rezoning Attachment to Par. 3" form.

That the information contained in this affidavit is complete, that all pailnerships, corporations,
and trusts owning l0Yo or more of the APPLICANT, TITLE OWNER, CONTRACT
PURCIIASIR, or LESSEE* of the land have been listed and broken down, and that prior to each
and evely public hearing on this matterr l will reexamine this aflidavit and provide any changed
or supplemental information, including business or financial relationships of the type described
in Paragraph 3 above, that arise on or after the date ofthis application.

WITNESS the following signature:

(check one)

Elizabeth D. Baker, agent
(type or print first name, middle initial, last name, and title of signee)

Subscribed and sworn to before me this 16 day of September 20l3 , in the State/Comm,
of Virginia countylcit[or4g!!4gqg1

My commission expires: lll3o/2015

Rsgi$retfon ,2Sg94S
lJotrry Pubtic

; ql{.otwuul$

4.

[l] Applicant's Authorized Agent

$\onv RZA-I updated (7/l/06)
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Elizabeth D. Bakcr
Senior Land Use Planner
(703) 5284700 Ext. 5414
ebaker@arl.thelandlawyers.com

WALSH COLUCCI
LUBELEY EMRICII

& WALSH PC

September 19,2013

Via Hand Delivem

Barbara C. Berlin
Director, Zoning Evaluation Division
Fairfax County Departrnent of Planning &Zonng
12055 Government Center Parkway, Suite 801

Fairfax, Virginia 22035

Re: RZ20l l-PR-005
Request for Rezoning from the C-8, HC, SC Districts to the PTC, HC, SC Districts
NVCommercial lncorporated and Clyde's Real Estate Group, Inc. ("NVC" and

"Clyde's"; together, the "Applicants")
TM29-3 (1)) 65, 71,71Apt.,72,73,75,76 and 78A (the "Application Property")

Dear Ms. Berlin:

Please accept this letter as a statement of justification for a proposed rezoning of consolidated
properties located in the Tysons Cental 7 District of Tysons. NVC and Clyde's are co-
applicants. NVC is the contract purchaser of Parcels 65, 7l,7lA pt., 72, 73, and 76 while
Clyde's is the owner of Parcels 75 and 78A. The Applicants are requesting a rezoning of the

Application Property from the C-8 (Highway Commercial Conidor), HC and SC Districts to the

PTC (Planned Tysons Comer Urban), HC and SC Districts in order to permit the construction of
a hansit-oriented, mixed use development with an overall floor area ratio ("FAR") of up to 8.05.

When complete, development of the Application Property will consist of six multi-story towers,
noted as Buildings A, B, C, D, E and F on the Conceptual Development Plan (*CDP"), with
structured parking and associated public amenities. A mixture of offtce, hotel, residential, eating
establishment and retail uses is proposed.

Pronertv Description - The Application Property is a

consolidation of eight parcels of land totaling 5.79 acres and

is located in the northern quadrant of the intersections of
Leesburg Pike (Rte. 7) and Chain Bridge Road, Providence
Magisterial District. Currently established on the Application
Property is a mixture of low rise retail and commercial uses;

Clyde's Restaurant occupies Parcels 75 and 78A.

rEoxS 7o3 srtl7oo r FAx 7o3 5253197 I WWW.THSLINDLAWYERS,COM

COURTHOUSE PLAZA ' 22OO CLARENDON BLVD., TTIIRTESNTH ILOOR ' ANLINGTON, VA22207.3?59

LouDouN oFFrcB Zo3 ?3? 3639 r pnrxcB wrtlrAx orprca 7ol 680 4664

.t

y''i,t ull
'*'"' r, )'l'n
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All existing uses are accessed from an existing service/frontage road adjacent to the ramp for the

grade separated interchange of Leesburg Pike and Chain Bridge Road ("Tysons Cenhal Street").

However, the Application Property is located adjacent to the proposed Greensboro Station

serving the Silver Metro line cunently under construction through Tysons (the "Metro Station").
The proposed northem pedestrian enty/exit point for the Metro Station will be located on a
portion of Parcel 7lA located immediately adjacent to the Application Property. All but a small
portion of Parcels 75 and 78A of the Application Property is located within % mile of the Metro
Station entance, making it a prime location for redevelopment in a transit-oriented, pedestrian

friendly mode.

A 53 foot change in elevation challenges development on the Application Property, which has its

lowest elevation of approximately 461 feet above sea level located near the southwestern comer

of Parcel 7lA and its highest elevation of approximately 514 feet above sea level located near

the northeastem comer of Parcel 75.

Zoni4g Historv - All of the Application Property is zoned C-8, HC and SC, which allows a
variety of retail and service uses. To the best of our knowledge, there are no proffers or
development conditions from previously approved zoning actions that encumber development of
the Application Property.

Description of Develonment Pronosal

Overall Vision -- Refened to as Tysons Cental, the proposed development seeks to transform

the current mixture of small, aging retail structures in to a mixed use development that

capitalizes on its proximity to Metro while significantly enhancing the Metro Station area. As
currently planned, the Metro Station entance area lacks good pedestrian linkages, a strong

design element and a sense of excitement and vitality. Tysons Central will bring well designed

buildings with high quality materials within steps of the Metro Station, providing a lively
interface between uses on the site and transit riders. A comprehensive pedestrian system will
provide safe and convenient passage for those working, residing or visiting Tysons Central and

adjacent properties.

The Applicants are working with Dulles Transit Partners in creating an urban plaza at the

entrance to the Metro Station (the "Meto Plazd'). Upon descending the Greensboro Station

escalator, the experience will be vibrant and urban. Views will include a hard surface plaz.a,

broken with vignettes of greenery, a water feature and public art. Seating areas will invite users

to stop, enjoy the amenities and people watch. An offrce building and an iconic hotel/residential

tower with ground level retail or restaurant uses will front on the plaza. Vertical tansportation
will invite and transport pedestrians further into Tysons Central and lead them up to a public
plaza, referred to as Central piazz.s, ringed by a mixture of office and residential towers with
ground level retail and service uses.

The European styled piaz-za is primarily hardscape with a central area including a water feature,

trees and seating to accommodate a space for public gatherings. Between the Metro Plaza and
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Central Piazzais an elevated Sky Park. This public park space will permit visual connections to

both the plaza and piazza and help link the spaces. The Sky Park will include lounge areas, a

shade structure and landscaping to create a park space near the station, but more relaxed than that

anticipated with the heavy pedestrian movement at the Meho Plaza. Clyde's Park, the Comer
Park and the Pocket Park are other public park spaces designed to offer a variety ofpassive and

active recreational opportunities. These areas are supplemented by private areas intended for use

by residents.

While the pedestrian will be the focus of the proposed development, additions to the grid of
streets are also provided.

o A new local street, identified as Station Place, is envisioned along the western periphery

of parcel 71A. Station Place will provide access to the Metro Station and adjacent

properties from Leesburg Pike and will intersect with a new street paralleling Leesburg

Pike identified as Center Steet.
r Center Sheet will extend eastward from the adjacent SAlC/Ivleridian Property to Pinnacle

Drive, Initially, Center Sfieet will be constructed as an interim street, respecting the

existing development on adjacent properties to the north. Ultimately with the

redevelopment of adjacent parcels, Center Steet may follow a slightly different
alignment conceptually depicted on the CDP.

o Viale Centrale is a new local steet connecting Center Street with Leesburg Pike. With
right-in and right-out only access from Leesburg Pike, this new street provides an

important link and reduces traflic on Station Place.
r In addition, access to the Application Property is provided along the existing public street

to the west identified as Tysons Cental Street on the CDP. A new street, also called

Tysons Central Street, located between Buildings E and F will connect the existing
Tysons Central Steet with Viale Centrale. This short section of steet as well as Viale
Centrale are proposed as private steets as they are located over underground parking.

With the exception of parallel parking on the street grid, all parking will be structured. The

architects have taken advantage of the site's natural topography to design parking in to the slope.

Structured parking will include both below grade parking and above grade levels in the

buildings. Access to the parking garages is provided from Tysons Central Street, Center Street

and Viale Centrale. Care has been taken to ensure that the majority of street frontages are

activated, with office lobbies, retaiVhotel uses, residential lobbies and attractive architectural

elements and streetscape treaments.

The CDP provides for two development options; Option I maximizes commercial uses and

Option 2 that maximizes residential uses. The Applicants reserve the right to develop in
accordance with either option or a combination of the two. Option I proposes a mar<imum of
1,807,000 gross square feet ('GSF") with an overall floor area ration ("FAR") of 7.17. The mix
of uses is approximately 35Yo offrce, 47Yo residenttal,9o/o hotel, and 9Yo retal and service uses.

Option 2 proposes a macimum of 2,029,000 gross square feet with an overall FAR of 8.05 and a

mix of 15o/o offree,69% residential,So6 hotel and 8% retail uses.
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Land Use Mix and FAR

Use GSr Percentage of
Total

FAR
nl

OPTION I
-Office
-Residential
-Hotel
-- Retail
TOTAL

OPTION 2
--OfEce

-Residential
-Hotel
- Retail
TOTAL

631,000
848,000
155,000
173.000

l,807,ooo

320,000
1,441,000

155,000
173.000

2,029,000

35%
47%
9%
8%

r00%

l5%
69%
8%
80&

r00%

2.50

7.t7

1.27

8.05

[] Based on a land weaof 252,291 SF

Six distinct buildings are proposed as follows:

Buildine A - Building A will be situated within the southwestern corner of the Application
Property, immediately adjacent to the proposed northern pedestrian entry/exit platform for the

Metro Station. The proposed use of Building A, under both Options I and 2, is office with retail
uses which may include a small grocery store and/or eating establishments. The building could
range from 15-25 stories with a morimum height of 300 feet and a maximum GFA of 382,000

square feet.

Building B - Building B will be situated north of Building A at the intersection of Station Place

and Center Street. This structure may be up to 29 stories with a maximum height of 330 feet.

This tower is planned for approximately 358,000 gross square feet, with a 200 room hotel

occupying the lower floors and between 100 and 175 multi-family residential dwelling units

above. Hotel amenities and related retail uses will occupy and enliven the ground level. The
Applicants reserve the right to develop Building B as a hotel only or as a residential tower only,
with ground floor retail uses.

Building C - Building C will be situated to the east of Building B at the intersection of Center

Street and Viale Centrale. The building is proposed to be between 28 and 38 stories and have a

maximum height of approximately 380 feet, Proposed primary use of this approximately
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343,000 gross square foot building is residential with an element of ground level neighborhood
serving retail and public facility uses.

Buildine D - Building D will be situated on the northeastern portion of the Application Property
in the vicinity of the current Clyde's Restaurant. The building is proposed to be between 20 and

26 stories and have a maximum height of approximately 290 feet. Proposed primary use of this
245,000 to 363,000 gross square foot building is residential with 260 to 360 multi'family
dwelling units and associated amenities.

Building E - Building E will be situated immediately south of Building D, also in the vicinity of
the current Clyde's Restaurant. Under Option l, the building is proposed to be 8 to 16 stories

and have a maximum height of approximately 195 feet. Proposed primary use of this 106,000 to
245,000 gross square foot building is either offrce or hotel with neighborhood serving retail,
restaurant and service opportunities.

Under Option 2, Building E will include up to 228,000 gross square feet, including residential
and retail, restaurant and service uses, and a maximum height of 210 feet.

Building F - Building F is situated at the interchange of the Route 7 and Route 123 and adjacent

to Viale Centrale and Tysons Central Street. Under Option 1, the proposed primary use of this up
to 257,000 gross square foot building is office with ground floor neighborhood serving retail and

service opportunities. The building is proposed to be up to 19 stories and have a maximum
height of approximately 265 feet.

Under Option 2, Building E is primarily residential with approximately 262to 414 units,415,000
gross square feet,Z7 to34 stories and a maximum height of 400 feet.

Phased Site Development - It is anticipated that the proposed development will be phased. Due
to the nattue of the design with the six proposed buildings constructed on top of one large plinth,
multiple buildings could well be built concunently. Phasing options are depicted on the CDP.
Each phase provides interim development scenarios that conform to the overall vision for Tysons
with critical links within the street grid provided. Parks and open space adjacent to the phased

development will be constructed to serve the occupants of the constructed buildings and to
ensure that pedestrian access to the Meho Station is maintained.

Comprehensivq Plan Recommendations

The Application Property is located in the Tysons Central 7 District of Tysons Corner Urban
Center in the Area II Plan (the "Plan"). Guidance is provided in both the Areawide
Recommendations and in the more site specific Tysons Central 7 - North Subdistrict
recommendations. The Application Property is recommended for Transit Station Mixed Use,

which is described as a balanced mix of retail, o{fice, artJcivic, hotel, and residential uses, with
office comprising approximately 65% and residential comprising 20Yo or more of the total
development throughout all Transit Station Mixed-Use areas. Planned intensity
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recommendations are based on a tiered approach. The majority of the Application Property,

960/o, is located in within % mile of a proposed Metro Station entrance and the remaining 4o/o is

located within % mile of the Metro Station entance. Sites within Yn mile of a Metro station are

not subject to a maximum FAR, however, office use within % mile in excess of 2.5 FAR requires

approval of a special exception or granting of bonus intensity.

Intensity Tiers and FAR

Intensity Tiers Land Area and
Density Credits

GFA FAR

< % mile 241,631 SF Option 1- 1,789,000
Ontion 2 - 2.009.000

7.40
8.32

t/e - t/q nrjle 10,660 sF Option I - 18,000
Option 2 -20.000

t.69
1.88

TOTAL 2s2.29r SF Option I - 1,807,000
Option 2 -2,029,000

7.r7
8.05

The proposed rezoning and CDP are in keeping with the intensity recommendations of
the Plan. Tysons Central's maximum overall FAR of 7.17 for Option I includes a combined
offrce and high trip generating retail FAR of 2.50. The mix set forth in the tabulations on the

CDP is approximately 35% office, 47%o rcsidential, 9%o hotel, and 9o/o rctail and service, which
provides a full complement of uses to ensure activity both day and night.

Under Option 2, it is not anticipated that combined office and high trip uses will approach

2.50 FAR. The mix under Option 2 becomes 15% offrce,690A residential, 8% hotel and 8%

retail/service. However, this land use mix is still in conformance with the Comprehensive Plan

recommendations for Transit Station Mixed Use when reviewed in the context of existing and

proposed uses in an expanded area adjacent to the Greensboro Station. All together

approximately 38.4 acres of land between Leesburg Pike, Wespark Drive, Greensboro Drive and

Pinnacle Drive are planned for Transit Station Mixed Use. This includes the Application
Property, approximately two-thirds of the property to the west currently under consideration for
rezoning to the PTC District under RZ 2010-PR-022 (the "solutions Plaza Application"), and the
properties to the north and east of the Application Property. The proposed mix of uses for the

combination of the Application Property, the Transit Station Mixed Use portion of Solutions

Plaza and Westpark Plaza Application properties and the existing uses on the balance of the area

planned for Transit Station Mixed Use is 63Vo offrce,28% residenttal,3o/o hotel and 604 retail, as

provided in the table below. This mix is in keeping with the Transit Mixed Use description in the

Comprehensive Plan.
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Tysons Central T District Planned Transit Mixed Use

(Area North of Leesburg Pike, South of Greensboro, West of Pinnacle)

Tax Man ID Orvner . Land Area ($S) Use (GF4)

Existins Develooment to Remain
29-3 (15) 34 EOP Marshall I, LLC
29-3 (15)) 3C Marshall Property LLC
29-3 (15) 2 E25l Greensboro Drive Property LLC
29-3 (15)) 38 WRIT 8283 Greensboro Drive LLC
29-3 (l)) 78 Elizabeth Bles

Solutions Plaza Application [l]
29-3 (15)) 4D Meridian
29-3 (15)) 4E Meridian
29-3 (15)) 4F Meridian
29-3 ((15)) 7C Campus Point Realty Corp.
29-3 (( 15)) 7D Campus Point Realty Corp.

NVC/Clvde's Apolication (Ontion 2)
29-3 ((l))75 Clyde's Real Estate Group Inc.

29-3 ((l)) 78A Clyde's Real Estate Group Inc.

29-3 ((l)) 7l Tysons Properties LLC
29:3 ((l)) 72 Leesburg Pike Investors, LLC
29-3 ((l))73 McBay Tysons LLC
29-3 ((l)) 76 Parvizian Abdolreza et al, Parvizian Inc.

USE CFA PS&CANT
3'198'663 63Vo

151,358 266,590 (Office)
l I1,176 198,995 (Office)
174,240 179,514 (Office)
l3l,l92 236,200(Offtce)
39,461 23,455 (Retail)

164,076
120,497 Combined
77,979 1,99'.1,364(Office)
104,251 I12,000 (Retail)
66,548

58,779
26,014 Combined
25,523 320,000 (Oflice)
35,693 1,2141,000(Resi)
40,353 155,000 (Hotel)
31,440 173,000 (Retail)

Office
Residential
Ifotel
Retail
TOTAL

1,441,000
155,000

28Vo
3Yo

308.455 6/o
5,103,118 r00%

[l] The Solutions Plaza Application includes residential uses, hotel use and additional retail uses, but these uses are

located on parcels planned for Residential Mixed Use, not Transit Mixed Use, and thus have not been included in

this analysis.

The Plan also provides guidance on consolidation, street grid, urban design, urban park

standards and a host of other topics. Below is a description of how the proposed rezoning and

CDP for the Application Property meets the major elements of the Plan and the specific

subdistrict recommendations. Where the description of compliance with the major elements also

satisfies the subdistrict recommendations, it is so noted and not repeated.
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Plan Guidance Applicants' Proposal

Maior Elements of the Plan
trMix and arrangement of uses The proposed mix of uses is in keeping with overall

guidance in the Land Use section and the North
Subdistrict description. The Conceptual Land Use

Map identifies the Application Property as

appropriate for Transit Mixed Use, allowing office,
hotel, residential and retail uses. Oflice use accounts
for 35Yo of the total GFA; residential uses account
for 47Yo, hotel accounts for 9% and retail/services
me proposed atSo/o under Option I and l5Yo offtce,
69% residential,Syo hotel and 8% retail under
Option 2. As outlined above, when the Option 2 mix
is analyzed in context of a larger area, the resultant
mix conforms to the Comprehensive Plan's guidance.

Retail, service and eating establishments are
proposed along Metro Plaza and Viale Centrale.
These uses will help create a lively pedestrian

environment.
trAflordable and workforce housing Twenty percent of the residential units will be

provided as workforce housing in keeping with the
Plan guidance. Contributions to workforce housing
by the commercial components are detailed in the
oroffers.

[Green building expectations Residential structures will be designed and
constructed to meet a minimum of LEED (NC)
certification or an equivalent. The office and hotel
buildings will be designed and constructed to meet a

minimum of LEED Silver certification,
O Stormwater Management With the use of innovative stormwater management

techniques and facilities, the Applicants proposal
will help protect the downstream receiving waters in
the Tysons area from further degradation and
provide sufficient controls to proportionally improve
the condition of the receiving waters,

It is the intent of this application to commit to a
stormwater management plan which not only
attempts to mimic the pre-developed peak release
rates for the l-, 2- and 10-year storms, but also the
pre-developed runoff volumes for the l- and Z-yeu
storms. In order to contol both the post-developed
peak flow rates and reduce the post-developed runoff
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volumes (similar to LEED), it is the intent of the
stormwater management plan to make use of certain
low impact development (LID) techniques that will
aid in water runoffreduction and reuse, below is a
list of possible alternative to provide water quality
and quantity:

o Green roofs will allow for a portion of the
runoffvolume to be decreased through the
uptake by plantings on the green roof.

o Tree box filters will also allow for a deglee
ofplant uptake, and can also be designed to
infiltate portions of the runoff volume,
depending on the characteristics of the insitu
soils.

o Pervioushardscapes/streetscapeswillallow
for infiltration of portions of the runoff
volume through the pervious surface into
storage below where it will be held for
infiltration into the gtound, depending on the

characteristics of the insitu soils.
r Stormwater reuse will allow for runoff

volume to be recycled into the water supply
of the new buildings for allowable purposes

such as grcy water, landscape irrigation, and

air conditioning unit cooling. So, instead of
merely holding runoffto reduce its peak flow
rate, detention vaults on a site which as

stormwater reuse can hold runoff until it is
reused in the buildings. This reuse has the
added benefit of reducing the demand on the
domestic water supply, while infiltration
techniques will have the added benefit of
rechareins the surroundine water table.

D Consolidation performance objectives The assemblage of eight parcels that comprise the
Application Property is a logical consolidation,
given the uses that currently exist on the Application
Property and the more intense uses that are currently
located on its periphery. The Applicants have
worked for several years in assembling the eight
parcels which are owned by seven different entities.
The shape and location of the Application Property
will assist in achieving many of the performance
obiectives for develooine an efficientlv functionins
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community, with a grid of streets, a comprehensive
public open space system and pedestrian network.

ETransoortation
oGrid of streets on and off-site The Applicants have worked with many of the

property owners in the area bounded by Greensboro
Drive, Westpark Drive, Leesburg Pike, Route 123

and Pinnacle Drive to prepare a network of streets to
provide accessibility and connectivity. The goal was
to create a grid that is both effective and practical.
The proposed sfreet network was shared with Fairfax
County Department of Transportation (FCDOT)
during the Tysons planning process. The grid
includes a significant new east-west road connecting
Westpark Drive with Pinnacle Drive, identified as

Center Street. The Applicants have pursued a license

agteement from property to the west to provide an

off-site connection to Pinnacle Drive, and have
coordinated efforts with property owners to the north
in order to construct an interim section of Center
Street until such time as the adjacent properties are

ready to redevelop and can complete the full section
of the sffeet.
Station Place, a new local street immediately
adjacent to the Metro Station will also add to the
intended connected grid for Tysons Central 7 North.
The Applicants have worked with Meridian, the
property owner immediately to the east of the
Application Property, who is also processing a PTC
rezoning application, in order to coordinate
construction of Station Place. Viale Centrale,
another local street connecting Leesburg Pike and
Center Street, is provided all on-site and provides a

kev link in the srid of streets.

"Vehicle trip reduction objectives The Traffrc Impact Statement (*TIA"), prepared by
Wells * Associates, Inc. and submitted with the
application includes a Transportation Demand
Management ("TDM") vehicle trip reduction goal of
40o/ofor residential and commercial uses. These
reduction goals were agreed upon with FCDOT and

VDOT during the scoping of the TIA. The proffers
however provide greater reductions than included in
the TIA.

oParking management Parkins manaqement is critical to the success of a
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TDM program. The Applicants propose to develop
parking in phases with the first phases potentially
providing more parking than that recommended in
the Plan and the PTC District regulations. With later
phases, less parking will be constructed so that with
completion of the proposed development, the total
parking provided is at or below the maximum rates
permitted on the Zonng Ordinance. Details of the
parking management plan are provided in the TDM
Drogram.

oPhasing to transportation improvements
and programs

The CDP provides a series of phasing exhibits.
Based on marketing and timing considerations, the
Applicants shall, at their sole discretion, decide the
sequence of building construction. With any
sequence, critical links within the street grid and
pedestrian network, and public park spaces will be
provided. The Applicants'proffers elaborate on the
phasing commitments based on the findings of the
Application Property's TIA and a larger area

consolidated TIA.
oTraffic impact analysis evaluating three
time periods; first phase, interim phase and
olan build-out

The TIA referenced above provides the evaluation
over three phases.

[Urban Design
oAchievement of the building, site design,
and public realm design guidelines to
achieve the urban aesthetic vision for
Tysons.

Davis Carter Scott, the project's architect, has

studied the physical characteristics of the
Application Property and has identified design
opportunities and challenges. It has also reviewed in
the vision and design guidelines for Tysons as set

forth in the Plan. The proposed site design creates a
new urban center with iconic mixed use buildings at

the foot of the metro escalator and a variety of
exciting public spaces. Together, the landscape
architect and architect have recommended building
forms, massing, steetscapes, pedestrian connections,
public plazas, open park areas, and private amenity
spaces -- all designed with the Urban Design section
of the Plan in mind.

oA variety of buildings heights with the
tallest buildings in the ranges specified by
the building height map.

Six new buildings are proposed, with heights ranging
Iiom a potential of 75 feet for Building E to a
maximum of 400 feet for Building F, an iconic
residential signature tower. The entirety of the
Application Property falls within Building Height
Tier l. with a maximum buildine heisht of 400 feet.
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All proposed heights are in keeping with the Plan's
buildins heieht map.

"Shadow and wind studies demonstrating
that the design creates an inviting
environment and does not cause a canyon
effect.

The architects have sited the buildings to avoid
canyon effects and to ensure sufficient natural light,
particularly in public spaces. Shadow studies have
been provided in the CDP.

trUrban park standards A preliminary analysis of the urban park standards
and the needs of the future residents, employees and

visitors of the Application Property has been
prepared. The urban park standard recommended for
Tysons Urban Center is 1.5 acres for each 1000

residents and 1.0 acre for each 10,000 employees.
The recommended park area for the Application
Property varies based on the amount of commercial
and residential uses proposed. A park and open
space system has been designed for Tysons Central
providing a variety of public urban parks, which are
key to attracting residents and employees. Overall
1.8 acres of park area are provided with Option I
and 1.93 acres with Option 2. As part of the park
system, a significant enhancement to the Metro
Station entrance area is proposed. Transforming this
mea from a mundane and not overly functional space

to a vibrant and bustling promenade activated with
water features, public art and ground level uses, will
provide a highly utilized public park space that will
be enjoyed daily. The Applicants also propose an
interconnected series of park spaces on the top of the
parking plinth. The key featwe is a European styled
piaz.za, reached by a vertical transportation element
from the Meto Plaza or at- grade on Viale Centrale.
This piazza will be brought to life by people coming
to and from the Metro Station and the large number
of oflise workers and residents in the area. It will
include a mixture of hardscaping and landscaping
along with specialty paving, outdoor seating, and a
central water feature. Additional areas of open space
are provided in a Sky Park between Buildings A and
B, and in three ground level parks east of Viale
Centrale. These include Comer Park located along
Leesburg Pike; Clyde's Park, a highly amenitized
park between Buildings D and E; and Pocket Park, a
small passive park alone Center Street). Private oark



Page 13

areas are proposed on the roofs ofthe residential and

hotel buildings and throughout the development.

! Active recreation facilities Active recreational facilities such as swimming
pools, play areas, lawn games, fitness centers, are

proposed within the buildings, private open space

and park areas. Contributions to athletic fields in the
Tvsons area are detailed in the proffers.

EPublic Facilities ln addition to extending of the grid of streets and
providing of parks and open spaces, the Applicants
is working with Dulles Transit Partners to provide
extensive enhancements to the Metro Plaz.a. This is
an important feature to implementing the Tysons
vision where transit facilities are attractive,
convenient and lively spaces that encourage the use

of nansit and become one of the focal points in the
urban neighborhood. The Applicants have also
proffered to make interim improvements to the plaza
area which may include interim "pop-up" retail uses

so that the immediate area around the station is
enhanced as quickly as possible.

In addition, the Applicants have proffered to design,
permit, construct and make available to the County
approximately 5,400 square feet of space on the first
floor of Building C to house a public/community use

which most likely would be a an educational facility
or institution of higher education, but could also be a

museum, art gallery/studio, theatre, cultural center,
County or State offices or other similar use. The
Applicants are also providing approximately 9,100
square feet on the second floor of Building C for
future expansion of the public/communiW use

DDemonstrating how other properties in the
subdistrict and in the general vicinity of the
proposal can develop in conformance with
the Plan

The Applicants have worked with their neighbors to
develop a proposed grid of steets for the subdistrict
resulting in appropriately sized, walkable blocks.
Plans showing how these new blocks that are not a
part of the Application Property can develop with a
variety of buildings, heights and uses in
conformance with the Plan will be provided.

Tysons Central T North Subdistrict - Redevelopment Option Guidance
l. Development proposals should provide for the following:

DThe vision for this subdistrict is to remain
one ofTysons sreatest concentrations of

As previously described in Major Elements of the
Plan, the Tysons Central Option I CDP proposes a
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office space, with the provision of more
office buildings with highest intensities near

the Metro Station. However, to become a

vibrant 24-hour area, the area's diversity of
land use including hotel, residential and

retail uses should be provided at intensities
and land use mixes consistent with the
Areawide Land Use Recommendations.

mixture of uses, including office (35o/o), residential
(47yo), hotel (9%) and retail (8%). Office buildings
are situated closest to the Metro StatiorU Route 7,

and the Route 7/Route 123 interchange with other
buildings being mixed in this compact development.
Under Option 2, Building A remains and is

expanded for office use directly adjacent to the

Metro Station.
Dlogical and substantial parcel
consolidation should be provided that results
in well-designed projects that fuitction
efficiently on their own, include a grid of
steets and public open space system, and
integrate with and facilitate the
redevelopment of other parcels in
conformance with the Plan. In most cases,

consolidation should be sufficient in size to
permit redevelopment in several phases that
are linked to the provision of public
facilities and infrastructure and demonstrate

attainment of critical Plan objectives such as

TDM mode splits, green buildings and

affordable/workforce housing. If
consolidation carnot be achieved, as an

altemative, coordinated proffered
development plans may be provided as

indicated in the Areawide Land Use
Recommendations.

A logical area has been assembled for this
application. The area is comprised of eight small and

odd shaped parcels which have been brought
together to form a sizeable redevelopment
opportunity. It is substantial enough to provide for
extensions of the grid of streets, a well thought out
park and open space system, a well connected
pedestrian system and a mix of uses to ensure 24
hour activity. Green building practices and
workforce housing are being provided in
conformance with Plan guidance. Detailed phasing

plans have been included in the CDP indicating how
streets, park space, parking, streetscapes and

amenities can be developed with the construction of
each building.

o For the area developed with freestanding
retail uses that is east of the Metro Station
(adjacent to the Route 7/Route 123

interchange) and west of the existing water
tower, full consolidation should be provided
in order to address circulation and access

needs associated with a significant increase
in intensity for this area. If full
consolidation cannot be achieved,
coordinated profifered development plans
encompassing most of this area may be an

appropriate altemative if critical vehicular
circulation improvements which connect
Pinnacle Drive to both Solutions Drive and
Route 7 can be provided and if it can be
demonstrated that any unconsolidated

With this amended application, the proposed

development has consolidated all the land east of the

Metro Station and west of the existing water tower.
Full consolidation in keeping with the
Comprehensive Plan recommendations has been

achieved.

The Applicants have worked diligently to provide a

critical vehicular connection between Pinnacle Drive
and Solutions Drive. This is accomplished by
constructing the new street along the Application
Property's northern boundary to its eastern corner
and then utilizing committed right-of way dedication
on adjacent property to provide a connection to
Pinnacle Drive. To widen this connection to a full
street section, the Applicants have worked with the
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property can be developed in accordance
with the Plan. Under both circumstances,
this area will also need to coordinate access

and circulation with the abutting portion of
this subdistrict.

U.S. Government in an effort to secure street
easements, that process is on-going. The Applicants
will continue to work with many of the property
owners in the area bounded by Greensboro Drive,
Westpark Drive, Leesburg Pike, Route 123 and
Pinnacle Drive to coordinate accessibility and
connectiviW.

tlRedevelopment should occur in a manner
that fosters vehicular and pedeshian access

and circulation. Development proposals
should show how the proposed development
will be integrated within the subdistrict as

well as the abutting districts/subdistricts
through the provision of the grid of streets.

The Applicants propose to construct a key section of
Center Street on the Application Property. This will
be an interim section until such time as properties to
the north redevelop and complete the street. The
Applicants have worked with its neighbors to
coordinate a grid that will work for all.

The major circulation improvement for this
subdistrict is a new street connecting
Westpark Drive to Piruracle Drive and
potentially extending to International Drive,
where the new street would align with
Tysons Boulevard. Redevelopment along
the planned new street alignment should
provide the right-of-way and construct the
street, in phases if necessary. In addition,
other streets (creating urban blocks) as well
as other pedeshian and bike circulation
improvements should be provided to
improve connectivity. The ability to realize
planned intensities will depend on the

degree to which access and circulation
improvements are implemented consistent
with the Area-wide Urban Design and
Transportation Recommendations.

As described above, the Applicants are planning to
construct Center Sheet from its western boundary to
Pinnacle Drive. Utilizing right-of-way on adjacent
Parcel 2 and apotential easement on adjacent Parcel

69 owned by the U.S. Government Center Steet
would extend to Pinnacle Drive.

lPublicly 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 Environmental
Stewardshin recommendations.

A park and open space system has been designed for
Tysons Central providing a variety of public urban
parks, which are key to attracting residents and

employees. Overall 1.8 acres of publicly accessible
park area are provided under Option I and 1.93 acres

under Option 2.

CIWhen redevelopment includes a

residential component, it should include
recreational facilities and other amenities for
the residents, as well as

The proposed residential towers will include a

comprehensive package of recreational amenities,
including indoor and outdoor leisure facilities. It is
anticipated these will include swimmine pools,
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affordable/workforce housing as indicated
under the Areawide Land Use
Recommendations.

fitness gyms, sport courts, clubrooms and exercise
areas. The specific amenities for each building will
be formulated at the time of Final Development Plan
approval. Twenty percent of all residential units will
be provided as workforce units.

trPublic facility, transportation and
infrastructure analyses should be performed
in conjunction with any development
application. The results of these analyses
should identifr needed improvements, the
phasing of these improvements with new
development, and appropriate measures to
mitigate other impacts. Also, commitnents
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.

The Traffic Impact Statement ("TIA") prepared by
Wells * Associates, Inc. details the impacts of the
proposed development on the tansportation
infrastructure and identifi es appropriate mitigation
measures.

lThis subdistrict contains the highest
natural elevation in the County, and its
skyline is visible from great distances, This
subdistrict has some of the tallest buildings
in Tysons, and new buildings are expected
to contribute to its distinctive skyline.
Maximum building heights range from 175

feet to 400 feet, depending on location, as

conceptually shown on the Building Height
Map in the Areawide Urban Design
Recommendations. The tallest buildings
should be closest to the Metro Station with a
ma:<imum heieht of 400 feet.

Six new buildings are proposed, with heights ranging
from 85 feet for Building E to 400 feet for Building
B, the iconic hotel residential signatue tower. All
proposed heights are in keeping with the Plan's
building height map.

DA potential circulator alignment extends
through this subdistrict as described in the
Areawide Transportation
Recommendations. In addition to the above
guidance for this area, redevelopment
proposals along the circulator route should
provide right-of-way or otherwise
accommodate the circulator and should
make appropriate contributions toward its
construction cost. See the Intensity section
for Areawide Land Use Recommendations.

The circulator map included in the Comprehensive
Plan shows a conceptual circulator routes along the
Application Property's Center Sheet frontage.
However, the County has undertaken a Circulator
System Study to study and refine the alignments. No
circulator route has been proposed adjacent to the
Application Property in the study.
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Wq-*gr"q flpd Modifications

To the best of our knowledge, there are no known hazardous or toxic materials on the

Application Property or any planned with the proposed use. A number of Zoning Ordinance
modifications and waivers as well as Public Facilities modifications are requested to
accommodate the proposed development. These modifications and waivers are detailed on Sheet

C-2 of the CDP. Waivers related to the urban road design standards are provided on Sheet S-5 of
the CDP.

Imolementins the Tvsons Vision

Approval and construction of the proposed development will create an exciting urban experience

that is anticipated when exiting the Greensboro Metro Station. The proposed development will
further the vision of the Comprehensive PIan by creating an attractive, vibrant and urban mixed-
use development that is active both day and night. It will transform an underdeveloped and aging
land mass into a pedestrian friendly, transit-oriented mixed use community. The Metro Plaza,
Central Piazza, pocket parks and sidewalks will invite pedestrians to explore this new
neighborhood. A connected street grid, will promote the new urban form envisioned in the

Comprehensive Plan. New residential opportunities will help address the current imbalance
between those who work and live in Tysons. The provision of on-site workforce housing will
allow for diversity and the constuction of sustainable buildings will promote environmental
awareness. It will be a significant and welcome change to this critical area of Tysons.

Very truly yours,

WALSH, COLUCCI, LUBELEY, EMRICH & WALSH, P.C.

6op-

{A0539900.DOC / I SOJ for Applic*ion 112,6112 003736 000006}

ElizabetffD. Baker
Senior Land Use Planner



WALSH COLUCCI

""""?i:,"#i""'
Elizabeth D. Baker
Senior Land Use Planner
(703) 528-4700 Ext. 5414
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September 19,2013

Barbara C. Berlin, Director
Zorung Evaluation Division
Fairfax County Departrnent of Planning and Zoning
12055 Government Center Parkway, Suite 801

Fairfax, Virginia 22035

Re: FDP 2012-PR-005
NVCommercial Incorporated (the "Applicant")
Tax Map 29-3 (l)) 73 pt.,75 pt.,and76 pt. (the "Application Property")

Dear Ms. Berlin:

This letter serves as the statement of justification for an application seeking Final
Development Plan ("FDP") approval for a residentiaVmixed use building located in the Tysons

Central District of the Tysons Corner Urban Center. The Applicant, NVCommercial
Incorporated, is processing a concurrent application for the rezoning of the Application Property

and additional properties, jointly referred to as Tysons Central, to the Planned Tysons Corner

Urban ("PTC") District.

I. Final Develonment Plan Ar:e?

The Tysons Cental development proposal includes six new buildings. It is an area with
superior redevelopment potential because it is developed with relatively low intensity buildings
and is situated immediately adjacent to the future Greensboro Metro Station. The FDP area is

42,213 square feet in size and is identified in the Fairfax County tax records as 29-3 ((1)) 29-3
(l)) 73 pt., 75 pt., and 76 pt. It is situated in the northern quadrant of the interchange of
Leesburg Pike (Route 7) and Chain Bridge Road (Route 123). All if the Application Property is
located within %mile of the metro station entrance.

U. Proposed Development

The Conceptual Development Plan ("CDP") for the Application Property provides for six
buildings, one of which is identified as Building F. Two development options are provided on
the CDP for Building F; Option I being an office building with a Gross Floor Area ("GFA") of
upto257,000 square feet and Option 2 being a residential building with a GFA of up to 415,000
square feet. This application seeks approval of a FDP for Option 2 along with interim uses on the
remainder of adjacent Parcel 73.

rf,oxr 7o3 |r,t47oo r PAx 7o3 s253197 r WWW.THBLANDLAWYERS.COM
couRTrfouss PLLZA t 22OO CLARBNDON BLVD., TllrRTrlNTl{ FLOOR r ABLINGTON, vA 2Z2Or-3359

LOUDOUI{ O?rtCB 7O3 n7 3633 I PRINCB wrLLrAM Orrtcs 7O3 680 4664
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Building F will be located at the intersection of Leesburg Pike and a new proposed local

street refened to as Viale Centrale. Leesburg Pike is planned as a low speed boulevard and

provides for high volume vehicle and pedestrian movements. Viale Cenhale is part of the

proposed new grid of streets and ultimately is planned to extend northeastward to connect with
future Center Street. It is envisioned that Viale Centrale will be a two lane street with on-street
parking and will offer a pedestrian-friendly setting with retail storefronts, cafds and restaurants.

Tysons Central Sheet, a new private street, is planned along the Application Property's north
eastem perimeter. Tysons Central Street is a short connector street providing access to the

existing Tysons Central Street that exists adjacent to the Leesburg Pike/Chain Bridge Road

interchange fttmp.

Proposed as a 2l to 34 story residential building, Building F will also include between

10,000 and 17,000 square feet of retail, senice and amenity uses fronting on to Leesburg Pike,

Viale Centrale and Tysons Central Street at the ground level. Pedestrian access to residential

lobbies is proposed from Viale Centrale and the north side of Tysons Central Street. Parking is
provided in a combination of underground and seven grade structures with on-street parking

along Viale Centrale. Access to the structured parking will be provided from Tysons Central

Street and the private alley to the rear of the building. A residential tower sits atop the parking
podium. With a minimum height of 325 feet and a maximum height 400 feet, Building F will
create a dramatic addition to the Tysons skyline, offering wonderful views for its residents and

making the most of its meto location. Building F will include a maximum GFA of 411,000 with
between 375 and4l4 dwelling units.

The architectural style of the building is contemporary with a sleek silhouette, floor to
ceiling glass and metal windows and projecting balconies. The base of the building will include
residential and retail/service enfries and extensive tansparent glazing. The Applicant will
include passive amenities and active recreational facilities within Building F and on its podium
and rooftop levels. These will include an interior fitness center and community/gathering room
as well as outdoor dining and lounging areas, play areas, swimming pool and sunning terrace.

The podium is situated on the south side of the building to ensure maximum use.

The streetscapes along the frontages of Building F are designed to meet or exceed the

recommendations in the Tysons Urban Design Guidelines (the "Guidelines"). The Applicant will
be providing a minimum 16 foot sfieetscape along Viale Centrale and Tysons Central Street.

This will be composed of a six foot landscape/amenity panel, a six foot clear sidewalk and a
minimum four foot building zone. A more extensive streetscape is planned along Leesburg Pike,
where the existing service drive will be removed to create the boulevard treatment envisioned in
the Tysons Plan. This area is enhanced in the southem portion of the Application Property to
create a public park area identified as "Corner Park". This area will accommodate emergency
fire access when needed, but will incorporate as a mixture of hardscaping and landscaping and

function to provide seating, picnicking and gathering spaces for the residents of Building F and

the larger community.
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III. Prooosedlntgfjpa"ndQff-Site..ImnfpJ.em,ents

The Applicant proposes to make interim improvements adjacent to the Application
Property; specifically on the reminder of Parcel 73 not included in this application. These

improvements will provide for the interim use of Parcel 73 as a park area. The Applicant intends
to remove the existing building and asphalt paving on Parcel 73 and improve the area with a
large open lawn panel, trees, pathways and benches. This will be an ideal spot for a picnic on the
lawn, a game of frisbee or can jam, or as a convenient dog exercise area. It will provide an area

of respite in this neighborhood transitioning from suburban retail use to a transit oriented mix of
uses. It is envisioned that the interim park use will remain until such times as Buildings A, B or
C are constructed.

In order to construct the proposed grid of streets, the Applicant will be reconstructing a
portion of the existing Tysons Central Street adjacent to the Leesburg Pike/Chain Bridge Road

interchange ramp. The street grade will be lowered to meet the proposed grade of the new grid;
this will require off-site improvements as Shown on Sheet C-7.

While the Applicant intends to construct Viale Centale to Route 7 with the construction
of Building F, Sheet C-7A of the FDP shows an alternate interim access utilizing the existing
service drive from Viale Centrale to the service drive's current access on to Route 7. In the event
there is a delay in the approval of the Leesburg PikeA/iale Cenftale intersection; Building F can

easily access the street network from the existing service street. In order to ensure a pleasant

environment for pedestrians walking to Metro or elsewhere in the community, the Applicant will
be installing a missing link in the sidewalk paralleling the service drive between the Application
Property and the Metro station.

IV. Comnrehensive PIan Guidance

The Application Property is located in the Tysons Central 7 District of Tysons Corner
Urban Center in the Area II Plan (the "Plan"). Guidance is provided in both the Areawide
Recommendations and in the more site specific Tysons Central 7 - North Subdistrict
recortmendations. The Plan recornmends that the Application Property be developed in keeping
with Transit Mixed-Use land use category which calls for a balanced mix of retail, offtce,
arts/civic, hotel, and residential uses. The Plan encourages the development of residential uses in
order to improve the balance between the number of people working in Tysons and the number
of people living in Tysons. The Plan also provides guidance on consolidation, street grid, urban
design, urban park standards and a host of other topics. These topics are discussed in detail in
the statement of justification for the rezoning and CDP. The proposed FDP is in keeping with
the CDP submission, however, certain elements of the Plan confonnance are reiterated below.

r Affordable and workforce housing

The proposed development will provide the full complement of worlcforce housing as

recommended in the Plan. Twenty percent of all units will be provided as worWrce
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dwelling units ("WDUs"). This will result in between 75 and 83 IYDUs with this
FDP.

Green building expectations

Building F will meet a minimum of LEED certitication, although the Applicant mqy
choose to design and construct the building to meet LEED Silver certification.

Stormwater management

Stormwater managetnent (SWM) tneesures for the Application Property are being
designed to protect receiving waters downstream of Tysons Corner by reducing
runoff from impervious surfaces using a progressive approach. This progressive
approach will, to the muimum extent practicable, strive to retain on-site and/or
reuse the /irst inch of rainfall. Proposed SWM and Best Management Practice
(BMP) facilities will follow a tiered approach and include (where applicable)
rainwater harvesting/detention vaults, runoffreducing BMPs, Innovqtive BMPs, and
Offsite or Shared SWM Facilities.

Addttionally, the above noted SWM Facilities will be designed to (where applicable)
meet the requirements of LEED 6.1 and 6.2 for the building based upon the LEED
Boundary identified for the building. Low Impact Development (LID) streetscape
design techniques will be identi/ied/detailed to treat/control the rain that falls on the
ground plane. Access points to the various SWM facilities have been detailed on the
FDP to ensure they are outside of the landscape amenity panel and sidewalk zone in
public rights-of-way of the streetscape.

Transportation - grid of streets

The Applicant has worked with many of the property owners in the Tysons Central
area from Westpark Drive to Pinnacle Drive to develop a grid of streets to provide
accessibility and connectivity for the area. In doing so, it has attempted to create a
grid that is both ffictive and achievable. It has also worked with Fairfax County
Department of Transportation (FCDOD to refine the grid and have included the grid
in the CDP. With this application, the Applicant will be constructing Viale Centrale

from Leesburg Pike to Tysons Central Street and Tysons Central Street from Viale
Centrale to the eastern boundary of the Application Property. A fourth lane on
Leesburg Pikc will be added along the CDP Application Property's frontage at the
time the connection of Viale Centrale to Leesburg Pike is constructed. These

improvements advance the creation a grid of streets in the nearfuture.
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r Urban design

o Achievement of the building, site design, and public realm design guidelines to
achieve the urban aesthetic vision for Tysons

Davis Carter Scott, the project's architect, has studied the physical
characteristics of the Application Property and has identi/ied design
opportunities and challenges. It has also reviewed in the vision and design
guidelines for Tysons as set forth in the Plan, Proposed Building F is an iconic
mixed use building in close proximity to the metro escalator. Together, the
landscape architect and architect have designed a building form with massing,
streetscapes, pedestrian connections, open park areas, and private amenity
spaces -- all designedwith the Urban Design section of the Plan in mind.

o A variety of buildings heights with the tallest buildings in the ranges specified by
the building height map

The Plan recommends maximum heights of 225 to 400 feet for the Application
Property. Building F is proposed to be a minimum height of 325 feet and a
macimum height of 400feet in keepingwith Plan guidance.

o Active recreation facilities

lhth this FDP application, the Applicant will include active reteational facilities
wtthin its building, on its podium and rooJtop, and on an interim basis, in the open
space area on the undeveloped portion of Parcel 73. These will include an interior
/itness center and community/gathertng room as well as outdoor dining and lounging
areas, play areas, swimming pool and sunning terrace. An open lawn panel on Parcel
73 will accommodate a number of active and passive activities.

V. Requested WaiveTs-S.R$ M.9".dilicatio-ns

To the best of our knowledge, there are no known hazardous or toxic materials on the
Application Property or are there any planned with the proposed uses. A number of Zonrng
Ordinance modifications and waivers as well as Public Facilities modifications are requested to
accommodate the proposed development. These modifications and waivers are detailed on
exhibits provided by VIKA.

Approval and construction of Building F will create an exciting urban experience at the
Greensboro Metro Station. The proposed development will further the vision of the
Comprehensive Plan by creating an atFactive, vibrant and urban mixed-use development that
takes full advantage of the new Silver Line transit opportunities. It will begin the hansformation
of an underdeveloped and aging land area into a pedestian friendly, transit-oriented mixed use

community. New residential opportunities will help address the current imbalance between
those who work and live in Tysons. The provision of on-site workforce housing will allow for
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diversity and the construction of sustainable buildings will promote environmental awareness. It
will be a significant and welcome change to this critical area of Tysons.

Thank you for your attention to this matter.

Very tnrly yours,

WALSH, COLUCCI, LUBELEY, EMRICH & WALSH, P.C.

fufr&**-
Elizabet{D. Baker
Senior Land Use Planner
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Ssnior Lrnd Use Planner
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WALSH COLUCCI
LUBELEY EMRICH

& llIALSH PC

August 19,20t3

Barbara C. Berlin
Director, Zoning Evaluation Division
Fairfax County Department of Planning &Znrung
12055 Government Center Parkway, Suite 801

Fairfax, Virginia 2203 5

Re: Application for Special Exception Amendment Application (SEA 2008-MD-036)
NVCommercial Incorporated (the "Applicant")
Tax Map 29-3 (1) 7lA pt. and portions of right-of-way associated with Rt. 7 (the

"Property")

Dear Ms. Berlin:

This letter serves as a statement of justification for an application seeking a special

exception amendment affecting 110,461 square feet of property (approximately 2.54 acres)

located at the future Greensboro Metro Station in the Tysons Corner area of Fairfax County. The

majority of the Property (109,249 square feet or 2.51 acres) is governed by SE 2008-MD'036
which was approved by the Board of Supervisors on February 23,2009. The special exception
permits regional transit use, specifically the Tysons Cental 7 Metro Station, now referred to as

the Greensboro Meto Station. A small portion of the hoperty as well as adjacent properties

identified as To< Map 29-3 (l)) 65, 71, 7lA pt., 72, 73, 75, 76, 78A have been proposed for
rezoning to the Planned Tysons Comer Urban (PTC) Dishict through application RZ 2011-PR-

005. This special exception application seeks to: (l) remove an area of 1,881 square feet from
the approved special exception to allow it to be rezoned PTC and incorporated into a mixed-use,

transit-oriented development; and (2) add an area of 1,212 square feet to the special exception to

ensure all constructed rail-related facilities are included in the special exception area. This will
result in a revised special exception area of 108,540 square feet (approximately 2,49 aeres).

The Property is located north and south of Route 7 and within the median of Route 7.

The areas to be deleted from, and added to, the special exception area are portions of Tax Map
29-3 (l) 7lA located north of Route 7. The portion of land to be deleted is currently
undeveloped, although facilities for the Greensboro Station are currently under construction
immediately to the west. Proposed use of the deleted land area is shown on the Conceptual
Development Plan associated with RZ 2011-PR-005. The portion of land to be added includes
an area of concrete pavement to accommodate pedestrian activity at the escalator building.

In accordance with the Ordinance requirements of Article 9-011, please accept the

following information regarding the proposed special exception application.

prol{B 7o35tt47oo r PAx 7o3 5253197 r wwrt,TtllLANDLAwvBRs.coM
COURTHOUSB pLAZA s 22OO CLARONDON BLVD., TlltRTglNTH PLOOR r ARLINGTON, VA 222Or-3359

LouDouN oFprcB zo3 z3z 3633 | pRrNca wrLLraM orFrcs Zo3 680 4664
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o Type of operation. Deletion and addition of these small land areas do not affect the

remainder of the Special Exception; the type of operation remains unchanged.

o Hours of operation. Amendments to the special exception area do not affect the

remainder of the Special Exception; the hours of operation remain unchanged.

r Number of patrons. Amendments to the special exception area do not affect the

remainder of the Special Exception; the number of patrons remains unchanged.

o Number of employees. Amendments to the special exception area do not affect the

remainder of the Special Exception; the number of employees remains unchanged.

o Traffic Generation. Amendments to the special exception area do not affect the

remainder of the Special Exception; the traffrc generation remains unchanged.

o Area to be served. Amendments to the special exception area do not affect the remainder

of the Special Exception; the area to be served remains unchanged.

o Building fagade and architecture. Amendments to the special exception area do not affect

the remainder of the Special Exception; the building fagade and architecture remain

unchanged.

The Property is located in the Tysons Central 7 portion of the Tysons Corner Urban

Center (the "Plan"). The Plan identifies the Property as appropriate for Transit-Mixed Use and

as part of the Route 7 boulevard.

To the best of our knowledge and belief, the proposed use will be in conforrnance with all
applicable ordinances, regulations and adopted standards subject to any waivers or modifications
previously approved.

Thank you very much for your attention to this matter. Should you require any additional

information, please call me.

Very truly yours,

WALSH, COLUCCI, LUBELEY, EMRICH & WALSH, P.C.

Senior Land Use Planner

{A0574630.DOC / I Justification SE Letter 8/19/13 003736 000006}



TO:

FROM:

SUBJECT:

APPENDIX 6

DATE: August t5,2013

Barbara C. Berlin, AICP, Director
Zoning Evaluation Division, DPZ

Pamela G. Nee, Chief W4,*
Environment and Development Review Branch, DPZ

Land Use Analysis:
RZI CDP 20 1 I -PR- 005, NVCommercial Incorporated and
Clyde's Real Estate Group, Inc.
FDP 2011-PR-005, NVCommercial Incorporated and Clyde's Real Estate Group, Inc.
SEA 2008-MD-036, NVCommercial Incorporated

This memorandum, prepared by Brenda Cho, includes citations from the Comprehensive Plan that
provide guidance for the evaluation of the subject Rezoning (RZ), Conceptual Development Plan
(CDP), and Final Development Plan (FDP) applications dated February 22,2011, as revised through
July 10, 2013; Special Exception Amendment (SEA) application dated May 13, 2013; and the latest
proffers dated July 10, 2013. The extent to which the application conforms to the applicable
guidance contained in the Comprehensive Plan is noted. Possible solutions to remedy identified
issues are suggested.

DESCRIPTION OF' TIIE APPLICATION

The subject rezoning application proposes a mixed-use, transit-oriented development along Route 7

(Leesburg Pike) near the Greensboro Metro station in the Tysons Corner Urban Center. The
applicant seeks to rezone 5.79 acres on Tax Map Parcels29-3 ((1)) 65, 71,7IApt.,72,73,75,76,
78A from the C-8 Highway Commercial District, Highway Corridor Overlay District (HC), and Sign
Control Overlay District (SC) to the Planned Tysons Corner Urban (PTC) District, HC and SC
Districts. The application property is located within the North Tysons Central 7 subdishict of the
Tysons Central 7 District.

The proposed development for the site includes two options for redevelopment with a maximum of
2,029,000 square feet of gross square footage or a floor area ratio (FAR) of 8.05 of office, hotel,
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Integrity * Teamwork * Public Service

Department of Planning and Zoning
Planning Division
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residential and retail uses. Option One proposes up to 631,000 square feet of office use, 848,000

square feet ofresidential use, 155,000 square feet ofhotel use, and 173,000 square feet ofretail uses

for a total of 1,807,000 square feet of development. Option Two proposes up to 320,000 square feet

of office use, 1,441,000 square feet of residential use, 155,000 square feet of hotel use, and 173,000

square feet of retail use for a total of 2,029,000 square feet of development. Overall, the office uses

will be capped at 631,000 square feet, which is equivalent to 2.5 FAR for the site. Both proposals

include the development of six new buildings, which vary between a minimum of 75 feet to a
maximum of 400 feet. The existing buildings on site will not remain as part of the site's final
redevelopment plan.

A concurrent FDP application is filed with the rezoning request. FDP 201l-PR-005 is filed for
Parcel 29-3 (1) 73 pt.,75 pt., and76 pt., which is referred to as Building or Block "F." The site

measures 42,213 square feet in area (.97 acres) and is located in the southeast comer of the

application site near the Chain Bridge Road (Route 123) and Leesburg Pike (Route 7) interchange. A
residential building with retail/service uses, measuring between 325 to 400 feet in height or between

27 to 34 stories, is proposed for the site. Up to 398,000 square feet of residential and 17,000 square

feet of retaiVservice uses are proposed for the new building.

SEA 2008-MD-036 is filed to amend SE 2008-MD-036 for removal of 1,881 square feet of
Metrorail-related property to be incorporated into the concurrent rezoning application. The proposed

use of the property is shown on the CDP.

LOCATION AND CIIARACTER OF TIIE AREA

The subject property is generally bounded by existing office uses to the north and west and

commercial uses across Route 7 to the south. To the east, there is the Route 123/RovteT
interchange, a water tower, and a telecommunications tower. The site is currently developed with
low density retail and commercial buildings, a single-story restaurant and adjoining parking lots.

The adjacent parcels to the west, bordered by Westpark and Greensboro Drives, are subject to

ongoing rezoning and final development plan applications ("Solutions Plaza" RZ/FDP 2010-PR-022

and "Westpark Plaza" RZ2013-PR-009) for mixed-use development.

COMPREIIENSIVE PLAN CITATIONS :

Land Use

The Comprehensive Plan Areawide Recommendations for Tysons may be accessed at:

http://www.fairfaxcounty.gsv/dpzlcomprehensiveplan/area2ltysonsl.pdf

The Comprehensive Plan District Recommendations for Tysons may be accessed at:

O:V013_Development_Review_Reports\Rezonings\RZ_201l-PR-005_NV_Commercial lu.docx
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http ://www. fairfaxcounty. gov/dplcomprehensivepl anlarea2ltysons2.p(lf

In the Fairfax County Comprehensive Plan, 2011 Edition, Area II, Tysons Corner Urban Center,
District Recommendations, as amended through June22,2010, on Pages t34-136, the Plan, as

applied to the application area, states the following:

"Tysons Central T

Tysons Central 7 District has two subdistricts, separated by Route 7. The North Subdishict is
envisioned to be a vibrant 24-hour mixed use center with residential, retail, and hospitality uses, as

well as a high concentration of office space. The South Subdistrict is envisioned as a civic center
with a great public space and a significant new public building or buildings. The South Subdistrict
will also include a mix of public, residential and commercial uses. The transformation in the South
Subdistrict will be influenced by redevelopment that comes with the extension of Boone Boulevard.
The northwestern portions of both subdistricts provide connectivity to the Tysons West District by
means of the grid of streets, which provides streets parallel to Route 7.

Along Route 7, a transformed streetscape will create a wide tree-lined boulevard on either side of the
at-grade Metro station. This redesign will result in a calming of traffic through this office area while
maintaining the capacity of Route 7. The streets leading to and from Tysons Central 7 will be
pedestrian-friendly, encouraging people to walk and bike and leading people to the civic center and
the business areas of the district.

Guidance for evaluating development proposals in each subdistrict is contained in the Areawide
Recommendations and the following subdistrict recommendations. Redevelopment options are
dependent on the degree to which necessary public infrastructure can be provided and Plan
objectives and development conditions set forth in the Areawide and subdistrict guidance can be
satisfi ed by development proposals.

North Tysons Central T Subdistrict

The North Subdishict is comprised of about 102 acres, and is generally bounded by Route 7 on the
west, International Drive on the north and east, and Route 123 on the south. This area contains the
highest natural elevation in the County, which make its skyline visible from great distances. Office
use is the predominant land use in the subdistrict. Two hotels are situated at opposite ends of the
area, one on the east side and one on the west. In addition, a small number of freestanding retail uses
are concentrated in the area adjacent to the Route TlRoute 123 interchange, which is also the
location of a water tower and a U.S. Army Communications Tower. Since the tower has a strategic
location near the highest point in Fairfax County, the communications tower function is expected to
remain, although it is desirable that the tower itself be rernoved and its functions incorporated onto
the top of a new building or buildings.

O:V013_Development_Review_Reports\Rezonings\RZ_201l-PR-005_NV_Commercial_lu.docx
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Base Plan

This area is planned for office with support retail and service uses at intensities up to 1.65 FAR. The
exception is the area adjacent to the Route 7/Route 123 interchange, which is planned for and

developed with retail uses and two existing public facilities (a communication tower and water
tower).

Redevelopment Option

The area will continue to have one of the highest concentrations of office space in Tysons, which has

made this cluster of business activity a desired address for businesses seeking signaturo headquarters

buildings. However, the subdistrict is envisioned to become a vibrant 24-hour mixed use area with
an increased intensity and diversity of land use including more office and hotel use and the addition
ofresidential and retail uses.

A Common Green tlpe urban park of at least one acre in size should be provided in the area between
Route 7 and Greensboro Drive as generally shown on the Land Use Concept Map. It should be large
enough for open-air activities. Public art and water features are encouraged to make the space

appealing and attractive. The Land Use Concept Map also shows that other open space amenities
should be provided throughout the area.

To achieve this vision, development proposals should address the Areawide Recommendations and
provide for the following.

o The vision for this subdistrict is to remain one of Tysons' greatest concentrations of office space,

with the provision of more office buildings with highest intensities near the Metro station.
However, to become a vibrant 24-hovr area, the area's diversity of land use including hotel,
residential and retail uses should be provided at intensities and land use mixes consistent with
the Areawide Land Use Recommendations.

. Logrcal and substantial parcel consolidation should be provided that results in well-designed
projects that function efficiently on their own, include a grid of streets and public open space

system, and integrate with and facilitate the redevelopment of other parcels in conformance with
the Plan. [n most cases, consolidation should be sufficient in size to permit redevelopment in
several phases that are linked to the provision of public facilities and infrasfucture and
demonstrate attainment of critical Plan objectives such as TDM mode splits, green buildings, and
affordable/workforce housing. If consolidation cannot be achieved, as an alternative, coordinated
proffered development plans may be provided as indicated in the Areawide Land Use
Recommendations.

o For the area developed with freestanding retail uses that is east of the station (adjacent to the
Route 7/Route 123 interchange) and west of the existing water tower, full consolidation
should be provided in order to address circulation and access needs associated with a

O:9013_Development_Review_Reports\Rezonings\RZ_201l-PR-005_NV_Commercial lu.docx
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significant increase in intensity for this area. If full consolidation cannot be achieved,

coordinated proffered development plans encompassing most of this areamay be an

appropriate alternative if critical vehicular circulation improvements which connect Pinnacle
Drive to both Solutions Drive and Route 7 canbe provided and if it can be demonstrated that
any unconsolidated property can be developed in accordance with the Plan. Under both
circumstances, this area will also need to coordinate access and circulation with the abutting
portion of this subdistrict...

o Redevelopment should occur in a manner that fosters vehicular and pedestrian access and
circulation. Development proposals should show how the proposed development will be
integrated within the subdistrict as well as the abutting districts through the provision of the grid
of streets.

The major circulation improvement for this subdistrict is a new street connecting Westpark
Drive to Pinnacle Drive and potentially extending to International Drive, where the new street
would align with Tysons Boulevard. Redevelopment along the planned new street alignment
should provide the right-of-way and construct the street, in phases if necessary. In addition, other
streets (creating urban blocks) as well as other pedestrian and bike circulation improvements
should be provided to improve connectivity. The ability to realize planned intensities will depend
on the degree to which access and circulation improvernents are implemented consistent with the
Areawide Urban Design and Transportation Recommendations.

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

When redevelopment includes a residential component, it should include recreational facilities
and other amenities for the residents, as well as affordable/workforce housing as indicated under
the Land Use guidelines.

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.

This subdistrict contains the highest natural elevation in the County, and its skyline is visible
from great distances. This subdistrict has some of the tallest buildings in Tysons, and new
buildings are expected to contribute to its distinctive skyline. Maximum building heights range
from 175 feet to 400 feet, depending upon location, as conceptually shown on the building

O:V013_Development_Review_Reports\Rezonings\RZ_2011-PR-005_NV_Commercial lu.docx
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height map and discussed in the Areawide Urban Design Recommendations. The tallest
buildings should be closest to the Metro station with a maximum height of 400 feet.

o A potential circulator alignment extends across this subdistrict, as described in the Areawide
Transportation Recommendations. ln addition to the above guidance for this area, redevelopment
proposals along the circulator route should provide right-of-way or other"wiss accommodate the
circulator and should make appropriate contributions toward its construction cost. See the
discussion of Intensitv in the Areawide Land Use Recommendations."

TYSONS COMPREIIENSIVE PLAN LAND USE CATEGORIES (PageZZ):

Transit Station Mixed Use

TYSONS COMPREIIENSM PLAN BUILDING HEIGHT TIERS (Page 116):

Tierl(225'-400')

LAND USE ANALYSIS

The land use analysis evaluates whether the application is in general conformance with
Comprehensive Plan objectives such as land use, intensity, and consolidation.

Land Use

The subject application is designated as the Transit Station Mixed Use land use category on the

Comprehensive Plan's Conceptual Land Use Map for Tysons (see Page 22). The Plan defines this

category as follows (see Pages 21-23):

"Transit Station Mixed Use: These areas are generally located near the Mefro stations.

They are planned for a balanced mix of retail, office, arts/civic, hotel, and residential uses.

The overall percentage of office uses throughout all of the Transit Station Mixed Use areas

should be approximately 650/o. This target of office uses will help Tysons maintain a balance
of land use and transportation over.the next 20 years. Individual developments may have
flexibility to build more than 65Yo offrce if other developments in the category are built or
rezoned with a use mix that contains proportionately less office. The residential component
should be on the order of 20% or more of the total development. It is anticipated that the
land use mix will vary by TOD District or subdistrict. Some districts or subdistricts will
have a concentration of offices and other areas will have a more residential character. In all
cases, synergies between complementary land uses should be pursued to promote vibrant
urban communities."

O:V013_Development_Review_Reports\Rezonings\RZ_201l-PR-005_NV_Commercial lu.docx
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The subject application proposes two options for the land use mix on site:

Option One

Option Two

Land Use Gross Floor Area
(square footage)

Percentage
of
Land Use

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

Office 320.000 t6% t.27
Residential 1.441.000 69% 5.71

Hotel 155,000 8% .67

Retail 173,000 8% .69

Totals 2.029.000 t000h 8.05

I Two alternative uses (office/retail and hoteVretail) for Building E are proposed for
Option One; the office/retail use is calculated in the chart. Offrce use on site is capped at
2.5 FAR, which is equivalent to 631,000 square feet for the site.
t The public facility use is not separated in the calculations; a portion of the retail GFA
in Building C will be allocated for the use.
3 Th" diff"r"nt uses do not intentionally add up to the proposed maximum GFA on site.

The proposed land use mixes are based on the maximum build out scenarios of the two options, as

shown on the CDP. Both options include more residential use than office use, and office
development is particularly low for Option Two at 16%, which is below the Transit Station Mixed
Use (TSMU) category's recofilmended percentage of 650/o for ofEce uses. However, the TSMU
guidance recommends an overall percentage of 650/o for office uses within the TSMU areas, which
cover alarge portion of the immediate area north of Route 7 and is predominantly developed with
existing office uses. When reviewing the application within the entire TSMU area in the vicinity, the
overall mix of existing and proposed uses will be 62% office, 24Yoresidential,9Yo hotel and 5%

Land Use Gross Floor Area
(square footage)

Percentage
of
Land Use

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

Office' 631,000 35% 2.50

Residential 848.000 47% 3.36

Hotel 155,000 9% .61

Retail 173,000 9% .69

Totals' 1.807.000 1000h 7.17

0:\2013_Development_Review_Reports\Rezonings\RZ_2011-PR-005_NV_Commercial lu.docx
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retail, which is compatible with the Plan's guidance. As the surrounding properties redevelop, the
overall land use mix will likely shift, and other proposed rezoning applications will be weighed
against the context of the broader area.

The applicant also proposes a mix of the options as another redevelopment scenario, if the proffered
maximum square footages are not exceeded (Proffer l, Conceptual Development Plan, July 10,

2013).ln Option Two, the total gross floor area for the different uses do not add up to the proposed
maximum square footage of 2,029,000 square feet, including a cap on office use at 631,000 square
feet, to permit flexibility with the different uses. Though overall land use ranges are not proposed,
each building is proposed with a minimum and maximum range of gross square footage and number
of dwelling units, which ensures a mix of uses and heights for the completed development.

A grocery store up to 27,000 square feet in area is proposed as part of the retail uses on site. The
Comprehensive Plan notes that non-office uses that generate similar or fewer peak period trips than
hotels, such as housing and neighborhood-serving retail, may be approved through a rezoning
without a Special Exception application in areas within 1/4 mile of the Metro station (Page 26). A
grocery store is considered a neighborhood-service retail use, and the grocery store for the site is
proposed to be located on the ground floor of Building A, which is adjacent to the Metro station.
However, the size, general location and type of retail uses, including the grocery store, will be
reviewed and approved on future FDPs for each building.

The land use proposed for the subject applications is in general conformance with the
Comprehensive Plan.

Intensity

In Transit Oriented Development (TOD) Districts, the Comprehensive Plan links intensity to a
property's distance from a Metro station. For sites within ll4 mile of a station, the Plan does not
specify a maximum floor area ratio (FAR) (Pages 23-24,26-27).

"The highest intensities in Tysons should be built in areas closest to the Metro station
enfrance. lntensities should decrease as the walking distance from the stations increases.
This reflects evidence from other urban areas that transit ridership is correlated with walking
distance to rail stations. Following this pattem, the intensity of redevelopment projects
within l/4 mile of the Metro stations should be determined through the rezoning process; in
other words, no individual site within these areas should be subject to a maximum FAR."

A majority of the subject property is located within 1/8 mile of the Greensboro Metro station and is
not subject to a maximum intensity. A small amount of the application site, approximately 10,660
square feet is located outside the l/8 mile radius.

The Comprehensive Plan recommends that floor area associated with public facilities not be
included when calculating the intensity for applications in Tysons (Page 2$.T\e current public

O:V013_Development_Review_Reports\Rezonings\RZ_2011-PR-005_NV_Commercial_lu.docx



Barbara Berlin
RZICDP lFDP 2OI I -PR-OOs

sEA 2008-MD-036
NVCommercial Incorporated and Clyde's Real Estate Group, Inc.
Page9

facility proposal (space for a public or community use) associated with the subject application will
be located on a maximum of two floors in Building C. The floor area, totaling approximately 14,500
square feet in Building C, is currently calculated towards the intensity. Removing the public facility
square footage will have a nominal impact on the overall FAR. However, staff recommends that the
applicant remove the public facility square footage from the overall GFA and FAR calculations to
satisff the Comprehensive P lan recommendation.

The intensity proposed for the subject applications is in general conformance with the
Comprehensive Plan.

Initial Development Level (IDL)

The Comprehensive Plan sets an initial development level (IDL) for office uses in Tysons and
recommends that a Tysons-wide summary of existing and approved development be provided with
all rezoning applications in Tysons (Pages 24-26).

The following table summarizes the built and approved (both CDP and FDP actions) office floor
area in Tysons and the office space proposed with the subject application.

Category CDP/GDP
Office GFA

(sq. ft.)

FDP/GDP
Office GFA

(sq. ft.)
Existing Development' 26,789,000 26,789,000
Approved, Unbuilt Development' 14,393,601 5,892,717
RZ2011-PR-005', 631,000 0

Total Office GFA 42.064.601 32.681.771

I Report to Board ofSupervisors on Tysons Corner, October 2Ol2
2 Includes applications approved prior to creation ofPTC district and approved
PTC applications, including RZ 201l-HM-032, pending BOS approval at
publication time
' Office uses currently.do not exist on site

On October 16,2012, the Board of Supervisors directed staff to "incorporate with the next Tysons-
wide plan amendment consideration of a change to the current lnterim Development Level (IDL) of
45 million square feet of office use and the criteria for evaluating any such change to the IDL." An
amendment to the Tysons Corner Urban Center section of the Comprehensive Plan, including review
of the current IDL, is in progress at the time of this memo's publication.

The office space proposed for the subject application, combined with existing and approved
development, would not exceed the 45 million square feet set as the IDL for office uses in the
Comprehensive Plan.
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Phasing Development to Transportation and Public Facilities

An important element of the Comprehensive Plan fol Tysons is the guidance on phasing
development to transportation improvements and public facilities (Pages 29-31). Regarding
transportation, the Plan states the following:

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

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

o A smaller CDA or a similar mechanism that provides a significant component of the
private sector's share of the Tysons-wide improvements needed by 2030; or

o Other binding commitments to phase development to the funding or construction of one
or more of the Tysons-wide improvements needed by 2030."

The Plan also recognizes the critical role that the Tysons Transportation Fund plays in funding
transportation improvements and the need to increase the contribution rate as part of a
comprehensive funding strategy (Page 71):

'Numerous small-scale improvements in Tysons Corner have been funded over the years

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

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

The applicant currently commits proffers (Proffers 34 and 35, Tysons Grid of Streets Transpoftation
Fund and Tysons-wide Transportation Funds. July 10, 2013) that address the Comprehensive Plan
recommendations for phasing development to transportation improvements by making conkibutions
to the transportation funds as set forth in the adopted BOS guidelines. These commitments are in
conformance with the Comprehensive Plan, subject to Fairfax County Deparfrnent of
Transportation's review of the proposed improvements to be credited against the monetary
contributions.
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Affordable and Workforce Housing

The applicant is proposing to meet the Comprehensive Plan guidance for the provision of affordable
and workforce housing (Pages 33-35) by proffering to adhere to the Board of Supervisors' Tysons
Corner Urban Center Workforce Dwelling Unit Administrative Policy Guidelines dated June22,
2010. These guidelines may be accessed at:

http://www.fairfaxcounty.gov/dpzltysonscorner/tysons_wdu policy guidelines_final_signed.pdf

The applicant is committing to provide 20Yo affordable and workforce units (WDUs) within the
generating building (Proffer 50, Workforce Dwelline Units, July 10, 2013). The applicant also
requests the option of consolidating the WDUs into one or more briildings, which would increase the
amount beyond 20o/o in some buildings.

The Plan also recommends that applicants contribute $3.00 (or $0.25 annually) per non-residential
square foot toward affordable housing opportunities in Tysons (Page 35):

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

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

The applicant is proffering to two options for non-residential contributions toward affordable
housing in Tysons (Proffer 51, Non-Residential Contribution for Workforce Housine, July 10,
2013). The first option is contribute one-time contribution of $3.00 per hotel or office square
footage. The second option is to contribute $0.25 per new office or hotel square foot annually for 16
years. The applicant proposes to exclude street level commercial retail/services and public uses,
which conforms to the Comprehensive Plan recommendation.
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Coordinated Development and Parcel Consolidation

The Comprehensive Plan's consolidation guidance for the subject application is as follows (Tysons
West North Tysons Central 7 Subdistrict Recommendations, Page 135):

"Iogical and substantial parcel consolidation should be provided that results in
well-designed projects that function efficiently on their own, include a grid of streets and
public open space system, and integrate with and facilitate the redevelopment of other
parcels in conformance with the Plan. ln most cases, consolidation should be sufEcient in
size to permit redevelopment in several phases that are linked to the provision of public
facilities and infrastructure and demonstrate attainment of critical Plan objectives such as

TDM mode splits, green buildings and affordable/workforce housing. If consolidation
cannot be achieved, as an alternative, coordinated proffered development plans may be
provided as indicated in the Areawide Land Use Recommendations.

o For the area developed with freestanding retail uses that is east of the station
(adjacent to the Leesburg Pike/Chain Bridge Road interchange) and west of the
existing water tower, fuIl consolidation should be provided in order to address
circulation and access needs associated with a significant increase in intensity for this
area. If fuIl consolidation cannot be achieved, coordinated proffered development
plans encompassing most of this area may be an appropriate altemative if critical
vehicular circulation improvements which connect Pinnacle Drive to both Solutions
Drive and Route 7 can be provided and if it can be demonstrated that any
unconsolidated property can be developed in accordance with the Plan. Under both
circumstances, this area will also need to coordinate access and circulation with the
abutting portion of this subdistrict."

The subject application meets the consolidation goal in the Plan's District Recommendations with
the proposed full consolidation of the parcels with the freestanding retail uses. The Comprehensive
Plan also sets five specific objectives for consolidations (Page 36):

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

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

' o Concepfual engineering of streets that demonshatb connectivity to surrounding areas
and satisff the guidance in the Transportation section should be completed. Such
engineering should be done in coordination with land owners in the surroundin g area,
and the proposed street alignments should be included in an official map, as described
in the Transportation section.
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o If an official map has already been adopted for the area, the development proposal
should be in confonnance with the street alignments in the map.

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

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

. Conformance with the guidance in the Urban Design section and any urban design
guidelines for the district or subdistrict; and

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

In the CDP, the applicant includes two street grid options (see CDP Sheets C-6A and C-6B) in
addition to the proposed development plan. The first grid option shows a street grid without a
limited access break to Route 7 due to ongoing Virginia Department of Transportation (VDOT)
review of the limited access break request at the time of this memo's publication. The second g.ld
option shows the ultimate configuration of Center Street, which is contingent on future easements
from the adjacent property. Fairfax County Department of Transportation (FCDOT) staff will
provide further review of the street grid proposals for overall functionality and feasibility.

The subject application meets the second objective by providing public parks and private amenities
on-site as well as a monetary contribution towards developing athletic fields off-site. The quality of
these parks and other park-related Plan objectives is to be further evaluated by Fairfax County Park
Authority staff.

The subject application meets the third objective by providing up to 14,500 square feet of space on-
site to a public or community use for 50 years and without rent. This proposal is discussed further in
the Public Facilities section of this memo.

The subject application meets the fourth objective by generally conforming to the Plan's urban
design guidance, as described in the Urban Design section of this memo.

Staff recommends that the applicant provide a potential building massing for the adjacent site(s) to
the north to help demonstrate that the subject application would not preclude the future
redevelopment of this property. The applicant shows a massing model on the adjacent site in an
illushative view (see Sheet A-168), but it is not clear if the model shows existing or conceptual
development. Generally, the illustration, as well as the proposed CDP, does not show a conflict with
future development of the adjacent property.
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Staffbelieves that the subject application is in conformance with the Comprehensive Plan guidance
for consolidation and coordinated development.

Public Facilities

The Comprehensive Plan's shategy for implementing public facilities to serve Tysons is to focus on
dedications of land or building space with the initial rezoning applications in a district (Page 9l).

"Practices employed by the County in the past to provide space for public facilities in largely
undeveloped suburban areas cannot be relied upon in an intensely developed area where
most of the land is privately owned. In Tysons it will be critical that the land area or spaces

for public uses are incorporated within private developments at no cost to the public sector.

While facilities may actually be constructed throughout the planning horizon based upon
need, it is critical that space for most, if not all, of these facilities be secured as soon as

possible. Therefore, rezoning proposals, through proffers, should commit to provide the
necessary land and/or space to ensure that places will be available to construct facilities in
concert with the pace of growth."

The Plan does not specify a particular use for a recommended public facility in the North Tysons
Cenhal 7 Subdistrict of the Tysons West District (Page 136).

The applicant proposes to address the public facility objective with a commitment to provide
approximately 5,400 square feet of ground floor space and, if requested, an additional 9,100 square
feet on the second floor in Building C for 50 years (Proffer 56, Public Facility, July 10, 2013). The
applicant currently proposes to provide the space with no rent to a public/community use. The
ground floor space will be designed and permitted by the applicant at no cost, and operating costs,
exclusive of real estate taxes, will be waived for the first l0 years with costs applied afterwards. Six
parking spaces at market rates will also be provided for the use. The 9,100 square foot second floor
space will be provided as a shell space with construction to be completed by the public/community
use, and operating costs and real estate taxes will be applied. The applicant also proposes to apply a

credit for a proposed waterline improvement in Leesburg Pike against their water
availability/taplmeter fees (Proffer 55, Waterline Improvement, July 10,2013), which staff does not
support.

The public facility commitment is in general conformance with the Comprehensive Plan, if the
proffer regarding the waterline improvement is amended to staff s satisfaction.

Parking

The Comprehensive Plan provides recommendations on maximizingthe efficiency of parking to
encourage transit use, walking, and bicycling; to limit the urban design impacts of parking; and to
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ensure that parking is priced such that spaces are available for those who choose to drive. The Plan
recommends specific strategies for managing parking on Pages 64-65:

"As the Tysons Corner area is developed, and the land use and transportation infrastructure
matures, parking requirements should be examined to determine if they are adequate for the
changing conditions. Rather than supplying parking for each individual use, parking should
be treated as a common resource for multiple uses. Implementing this practice will reap
many advantages in creating a more walkable environment. Providing transit service, an
effective mix of uses, and an appropriate network of sidewalks will reduce automobile use
and, consequently, the need to provide parking.

Additional methods listed below should be pursued to ensure the appropriate amount of
parking is provided.

o Encouragrng shared parking arrangements across parcel lines.
o Creating a parking management entity to coordinate shared parking efforts, enforce

parking regulations, apply parking pricing strategies where beneficial,. and monitor
parking demand and supply regularly.

o Securing parking management agreements such as parking pricing.
. Unbundling parking from commercial and residential leases and sales.
. Allowing on-street parking, and where appropriate, counting those spaces towards

parking requirements.
. Implementing "Smart Parking" technology to maxirnize parking utilization.
o Providing preferential parking for carpools, vanpools, and car-sharing vehicles.
o Reductions for shared parking on mixed use sites."

As part of a parking efficiency strategy for the application site, the applicant proposes to count
tandem and valet parking towards parking requirements (Proffer 39, Zoning Ordinance
Requirements, July 10, 2013) in addition to other strategies. Unbundling parking from the sale of
residential units (Proffer 43, Parkine Stipulations, July 10, 2013) is also proposed in accordance with
the suggested methods in the Comprehensive Plan.

Commercial off-street parking is proposed for the site on an interim bases in existing parking
surfaces, and commercial off-street parking provided in new parking structures on an interim basis is
proposed with approval of an FDP (Proffer 41, Commercial Off-Street Parkine, July 10, 2013). An
operational analysis will be provided for any comurercial off-street parking, which will be an
additional opportunity to review the proposed parking, and the applicant also commits to interior and
peripheral parking lot landscaping for new surface parking lots. However, it is not clear how existing
parking spaces used for commercial off-street parking will be mitigated, and the applicant does not
propose any time limitations on the "interim" status of the parking lots. Staff recommends added
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landscaping to supplernent any existing trees or other natural features to screen the existing parking
lots if they are used for interim commercial off-street parking.

URBAN DESIGN ANALYSIS

Several urban design issues have been identified and are discussed in the following sections.

Street Grid and Design

The Comprehensive Plan provides recommendations for both street grids (Pages 46-47, and 96) and
street cross sections (Pages 48-56).

Generally, the proposed grtd of existing and new streets is in conformance with the Comprehensive
Plan. Improvements are proposed to adjoining public streets, including Leesburg Pike (boulevard)
and Tysons Central Street (local). The applicant proposes to extend Tysons Central Street into the
site as a private, two way street and an east-west corurection to Viale Centrale (local). Viale Centrale
is one of three proposed public and private streets in addition to Center Street (collector) and Station
Place (collector). Viale Centrale is proposed as a private street, running north to south through the
site, with two lanes of traffic, and the street will serve as a primary pedestrian corridor through the
site. Station Place currently exists as a single lane drive aisle and will be ultimately be redeveloped
into a three-lane, two-way street with a bike lane, which will run north to south between Leesburg
Pike and Center Sheet. Center Street will extend east to west from the northem terminus of Station
Place to Pinnacle Drive. A private, two-way service alley at the northeast and southwest comers of
the site will facilitate fire access, loading and parking circulation along the eastern side of the site.

The resulting blocks are generally in conforrnance with the Plan's recommended block pattern (Page
96). The Plan recommends block lengths up to 600 feet long and perimeters of less than 2,000 feet.
All blocks in the subject application are within these guidelines.

Streetscape Design

The Urban Design section of the Comprehensive Plan provides detailed guidance on streetscapes
(Pages 96-108). The Plan defines three streetscape zones including the landscape amenity panel,
sidewalk, and buildingzone. Each zone serves a distinct purpose and has varying dimensions based
on the adjacent street type and land use.

Leesbure Pike
Along the building's frontage between the Metro Plaza and Viale Centrale, the applicant proposes a

4' wide building zone, 8'wide sidewalk, and 5' wide landscape area. An open area measuring
approximately 27 feet wide is proposed to function as a loading area and to accommodate outdoor
seating outside the active loading zone. A low decorative wall will separate this open area from a 5'
wide sidewalk (to also function as a Fairfax County trail) and 6' wide landscape area along Route 7.
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Center Street and Station Place
Center Street, in its interim phase, will be developed with a 4' wide building zono, 8' wide sidewalk,
and 8' wide sidewalk along the site's frontage. The applicant proposes a 6' wide landscape amenity
panel and 10' wide sidewalk along Station Place.

Viale Cenhale and Tysons Central Street
Viale Centrale, as a primary pedestrian corridor, is proposed with a 4' wide building zone, 6' wide
sidewalk, and 4' wide landscape amenity panel along both sides of the street. The portions of Tysons
Central Street along and through the site will be developed with a 4' wide building zone, 6' wide
sidewalk and 6' wide landscape amenity panel.

Overall, the proposed streetscapes are in conformance with the Comprehensive Plan's
recommendations.

Building Height

The subject property is within the Tier One area, which permits a height range of 225'to 400'. The
following table compares the maximum heights recommended in the Conceptual Building Heights
Map to that proposed range of heights for each building.

Building Proposed Use
Comprehensive Plan
Maximum Building

Height Range

Proposed
Building

Height Range*

BuildineA Office/Retail Tier 1:225'-400' 210'- 300'

Buildins B HotelAtesidential/Retail Tier 1:225'-400' 250'- 330'

Buildins C Residential/Retail Tier 1:225'-400' 290'- 380'

Buildine D Residential/Retail Tier 1: 225' - 400' 190'-290'
Buildine E (Option I - Office) Office/Retail Tier 1:225'-400' t25',-I95'
Buildine E (Option I - Hotel) Hotel,/Retail Tier l: 225' - 400' 75' - 760'

Buildine E (Option 2) Residential/Retail Tier 1:225'-400' t40'-2r0'
Buildine F (Option 1) Office/Retail Tier 1: 225'- 400' 185'- 265',

Buildine F (Option 2) Residential/Retail Tier 1: 225' - 400' 300'- 400'
rPenthouses, which are proposed up to 25 feet in height, are not included in the maximum height of the buildings.

In addition to the height guidance in the Areawide Recommendations, the District
Recommendations for the subject property address building height (Page 136).

"This subdistrict contains the highest natural elevation in the County, and its skyline is
visible from great distances. This subdistrict has some of the tallest buildings in Tysons, and
new buildings are expected to contribute to its distinctive skyline. Maximum building heights
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range from 175 feet to 400 feet, depending upon location, as conceptually shown on the
building height map and discussed in the Areawide Urban Design Recommendations. The
tallest buildings should be closest to the Metro station with a maximum height of 400 feet."

Overall, the proposed mix of heights for the development will result in a varied skyline near the
Greensboro Metro station, and the applicant proposes to commit to the minimum and maximum
buildings heights in the Development Tabulations (Proffer 14, Building Height, July 10, 2013). The
proposed minimum and maximum building heights are within a suitable range to retain a mix of
heights as development progresses. The buildings closest to the Metro station, which include
Buildings A and B are proposed at maximum heights between 300 to 330 feet, but the tallest
proposed building, Building F, is located closer to the Route 7/Route 123 interchange. Building C,
the second tallest building proposed on the site, is located in the interior of the site at the intersection
of Center Street and Viale Centrale. However, the close proximity and visibility of Buildings C and
F to the Metro station still promote a distinctive skyline as recommended.

The building heights proposed in the subject application is in general conformance with the
Comprehensive Plan.
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This department has reviewed the Conceptual Development Plan (CDP) and Final Development Plan
(FDP) dated August 16, 2013 as well as proffers revised through August 23,2013. Staff previously
provided comments on the application on August 8, 2013. The following additional comments respond
to proffer changes made since August 8"'.

Transportation Demand Management ODM)
In addition to an individualTDM program, previous zoning applicailons in Tysons have also included a
contribution to a future Transportation Management Association fiMA) to be provided within 10 years of
an application's rezoning. The TMA is intended to serve as a Tysons-wide organization that promotes
multi-modal transportation in Tysons and actively assists Tysons landowners with their individual TDM
programs. The ultimate goal of the TMA is to help improve traffic congestion in Tysons, provide
alternative transportation choices, and centralize TDM effons collectively to achieve trip reduction
targets discussed in the Comprehensive Plan for Tysons. As such, the TMA is a critical component of
changing travel behaviors as Tysons develops into an urban community. The TMA contributions
received from rezoning applications are intended to provide the initial funds needed to create the TMA.
These funds will be crucial to the operations of the TMA in early years as the organization increases
their membership base. Therefore it is important that contributions from zoning applicants be provided
in a time frame that maximizes the available funds for TMA start-up.

Unlike other Tysons applications that have committed to providing the contribution 10 years from their
zoning action, this application's proffers indicate that initial contributions for the TMA will not be received
until the first and second buildings of the development. Since the timing for these buildings is unknown,
it is possible that any contribution to the TMA would occur after the time the funds would be most
needed. lt is thus our recommendation that the applicant revise their proffers to provide the contribution
with 10 years of the zoning action in conformance with commitments made by other Tysons
applications.

Transportation Network and Road Phasing
The NV Commercial application has proposed a grid of streets composed of three new roads: Station
Place, Viale Centrale, and Center Street. Station Place and Viale Centrale are intended to serve as
north-south connectors to Leesburg Pike, while an interim Center Street is the east-west connector.
The construction of this grid of streets, however, is influenced by multiple factors affecting the
completion and design of ultimate streets with the proximity of existing remaining development on the
SAIC site and the Booz Allen Hamilton site west and north of the subject site. ln additlon, a limited
access break is needed to provide a street connection to Leesburg Pike.
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The applicant has come to an agreement with the applicant for RZ 2010-PR-022 (Solutions PlazalSAIC)
to provide a full cross section of Station Place. The three lane roadway is to be completed once the
existing surface parking on Solutions Plaza is reconfigured. Until then, NV Commercial will construct an
interim section of Station Place that accommodates a minimum of two travel lanes.

According to the Tysons Urban Center Area plan, Center Street is expected to be an important east-
west grid street that connects multiple areas of Tysons. Addressing this with the subject application has
been an iterative process, both as a means to provide more porosity to the development as well as
securing an adequately sized street. lt was determined through discussion with staff and the applicant
that a portion of Center Stret from Pinnacle Drive to Station Place could be constructed to serve as an
interim connection. Staff believes the ultimate Center Street should align further north curving off the
subject property.

The interim road is physically constrained by the Booz Allen Hamilton site. Multiple alternatives have
been examined for an interim Center Street including an option that would allow for an improved angle
at the intersection with Station Place, but an easement from the owners of the Booz Allen Hamilton site
would be required. Discussions with these owners have been unsuccessful to date. Nevertheless, the
applicant has an option which moves the interim connection further south and can be refined further at
FDP depending on any future discussion with the adjacent property or circumstances of the area.

Center Street is also expected to be extended to Pinnacle Drive. To accomplish this, a permanent road
easement is needed along property owned by the United States. Fairfax County anticipates completion
of an agreement between the County and United States Army to facilitate the conveyance of this land
area shortly. NV Commercial has agreed to construct this portion of the grid with the development of
Building D. Staff further requests that this road be constructed with Building E since this phase of
development would also demolish the existing Clyde's Restaurant building which currently conflicts with
the future roadway.

Viale Centrale is expected to be a private street that accesses Leesburg Pike. Because of its close
proximity to the Leesburg Pike and Route 123 interchange, this new road, combined with the applicant's
proposed changes to the existing service drive, and the widening of Leesburg Pike to four lanes
requires both a break in limited access and an adjustment to the limited access line. The limited access
break must be submitted to the Virginia Department of Transportation (VDOT) and approved by the
Commonwealth Transportation Board (CTB). The applicant has initiated this with VDOT. Though the
timing is subject to change, the limited access break is expected to be heard at the CTB by the close of
201 3.

Because approval of the timited acoess break for Viale Centrale remains uncertain, staff has significant
concerns with this site reaching full build out in the event the limited access break is denied. To this
end, staff has recommended that the applicant limit their development to 1.2 million square feet until
Center Street is connected to Pinnacle. The square footage limitation represents the reduction of the
site's total development from six buildings to four buildings, if the lower square footage option of the
development were to be pursued. The applicanfs proffers indicate that they will to limit their
development to 1.3 million square feet instead.
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Furthermore, should the currently proposed limited access break be denied by VDOT, the applicant has
proposed to escrow the cost of the completion of Viale Centrale to Leesburg Pike, submit a second
limited access break study to VDOT prior.to site plan for the third building, and provide an additional
traffic analysis at FDP for each building to ensure that there is sufficient traffic capacity with the existing
grid of streets.

Bus Operations and Layover Space
Staff identified a need for a bus layover space and bus stop along Leesburg Pike. Through discussions
with the applicant and the Fairfax Connector it was determined that a layover could be accommodated
on Leesburg Pike west of Station Place. The applicant has provided a preliminary design for such a
lcjtity that is currently under review by staff. The applicant has indicated their wiitingness to work with
Solutions Plaza to install the layover space with their first building and provide a busltop along their
Leesburg Pike frontage.

Waivers
The applicant has requested waivers for on-street parking and streetscape on various new streets. ln
general, staff supports the requested waivers. Additional comments will be provided under separate
cover.

Slip Ramp Credit
A slip ramp that would bonnect Route 123 to the portion of Pinnacle Drive west of lnternational Drive
was proposed by the applicant in their Traffic lmpact Analysis. Though it is not required for the
applicants site generated traffic, the applicant has indicated in their proffers a willingness to construct
the slip ramp in return for credit towards the Tysons Grid Fund. The cost of this sliplamp was not
anticipated in the Grid Fund. Further, VDOT has yet to indicate support for the tacility. For these
reasons stjaff does not support credit for the slip ramp. The applicant should revise their proffers
accordingly.

Other CDP lssues

Phasing
Phases B and C indicate that Viale Centrale will be temporarily closed for future construction phases.
The applicant should clariff the nature of the temporary closing. Any temporary closing of site access
and necessary maintenance of traffic should be reviewed by staff at FDp.

Street Design
The applicant provided an exhibit for an alternative to the interim modified 'T" intersection of Center St.
This alternatiye has a greater skew for the Center Street approach to Station Place despite the
accommodation of a third lane. In order to better accommodate vehicle turning movements, FCDOT
prefers the modified "T'shown in the CDP, but this altemative may be discussed at FDp. VoOt nas
also indicated concerns with heavy vehicle turning movements on Viale Centrale and Center Street, in
particular. The applicant should make necessary curb adjustments to heavy vehicle trip paths to avoid
potential conflicts with the curb and vegetation.

Sight Distance
There are potential sight distance conflicts with vegetation at the intersection of Viale Centrale and
Route 7. Street trees may need to be relocated prior to site plan. The applicant should also show
entrance sight distance for the current FDP area.

AKR/MEC
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This department has reviewed the Conceptual Development Plan (CDP), Final Development Plan
(FDP), and proffers revised through July 10, 2013. The following issues are identified by staff.

Transportation Network and Road Phasing

The NV Commercial application has proposed a grid of streets composed of three new roads: Station
Place, Viale Centrale, and Center Street. Station Place and Viale Centrale are intended to serve as
north-south connectors to Leesburg Pike, while an interim Center Street is the east-west connector.
The construction of this grid of streets, however, is influenced by multiple factors affecting the
completion and design of ultimate streets with the proximity of existing remaining development on the
SAIC site and the Booz Allen Hamilton site west and north of the subject site. In addition,.a limited
access break is needed to provide a street connection to Leesburg Pike.

The applicant has come to an agreement with the applicant for RZ 2010-PR-022 (Solutions PlazalSA|C)
to provide a full cross section of Station Place. The three lane roadway is to be completed once the
existing surface parking on Solutions Plaza is reconfigured. Until then, NV Commercial will construct an

interim section of Station Place that accommodates a minimum of two travel lanes.

According to the Tysons Urban Center Area plan, Center Street is expected to be an important east-
west grid street that connects multiple areas of Tysons. Addressing this with the subject application has
been an iterative process, both as a means to provide more porosity to the development as well as
securing an adequately sized street. lt was determined through discussion with staff and the applicant
that a portion of Center Stret from Pinnacle Drive to Station Place could be constructed to serve as an

interim connection. Staff believes the ultimate Center Street should align further north curving off the
subject propefi.

The interim road is physically constrained by the Booz Allen Hamilton site. Multiple alternatives have
been examined for an interim Center Street including an option that would allow for an improved angle
at the intersection with Station Place, but an easement from the owners of the Booz Allen Hamilton site
would be required. Discussions with these owners have been unsuccessful to date. Nevertheless, the
applicant has an option which moves the interim connection further south and can be refined further at
FDP depending on any future discussion with the adjacent property or circumstances of the area.

Fairfax County Department of Transportation
4050 Legato Road, Suite 400

Fairfa4 VA22033-2895
Phone: (703) 877-5600 TTY: 7ll

Fax: (703) 877-5697
www. fairfaxcounty. gov/fcdot

*niryki,fuCsaty
fo25YananlMn
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Center Street is also expected to be extended to Pinnacle Drive. To accomplish this, a permanent road

easement is needed along property owned by the United States. Fairfax County anticipates completion

of an agreement between the County and United States Army to facilitate the conveyance of this land

area shortly. NV Commercial has agreed to construct this portion of the grid with the development of

Building D. Staff further requests that this road be constructed with Building E since this phase of

development would also demolish the existing Clyde's Restaurant building which currently conflicts with

the future roadway.

Viale Centrale is expected to be a private street that accesses Leesburg Pike. Because of its close

proximity to the Leesburg Pike and Route 123 interchange, this new road, combined with the applicant's

proposed changes to the existing service drive, and the widening of Leesburg Pike to four lanes

requires both a break in limited access and an adjustment to the limited access line. The limited access

break must be submitted to the Virginia Department of Transportation (VDOT) and approved by the

Commonwealth Transportation Board (CTB). The applicant has initiated this with VDOT. Though the

timing is subject to change, the limited access break is expected to be heard at the CTB by the close of

2013.

Because approval of the limited access break for Viale Centrale remains uncertain, staff has significant

concerns with this site reaching full build out in the event the limited access break is denied. To this

end, the applicant has agreed to limit their development to 1.2 million square feet until Center Street is

connected to Pinnacle Drive. The connection to Pinnacle Drive would then provide sufficient access to

the property. The square footage limitation represents the reduction of the site's total development from

six buildings to four buildings. Furthermore, should the currently proposed limited access break be

denied by VDOT, the applicant has proposed to escrow the cost of the completion of Viale Centrale to

Leesburg Pike, submit a second limited access break study to VDOT prior to site plan for the third

building, and provide an additional traffic analysis at FDP for each building to ensure that there is

sufficient traffic capacity with the existing grid of streets.

Bus Operations and Layover Space
Staff identified a need for a bus layover space and bus stop along Leesburg Pike. Through discussions
with the applicant and the Fairfax Connector it was determined that a layover could be accommodated
on Leesburg Pike west of Station Place. The applicant has provided a preliminary design for such a
facility that is currently under review by staff. lt is staffs recommendation that the applicant collaborate
with Solutions Plaza to construct the layover space, as approved by FCDOT, prior to development
occurring on either site.

Waivers
The applicant has requested waivers for on-street parking and streetscape on various new streets. In

general, staff supports the requested waivers. Additional comments will be provided under separate
cover.

Slip Ramp Credit
A slip ramp that would connect Route 123 to the portion of Pinnacle Drive west of lnternational Drive
was proposed by the applicant in their Traffic lmpact Analysis. Though it is not required for the
applicant's site generated traffic, the applicant has indicated in their proffers a willingness to construct
the slip ramp in return for credit towards the Tysons Grid Fund. The cost of this slip ramp was not
anticipated in the Grid Fund. Further, VDOT has yet to indicate support for the facility. For these



Ms. Barbara Berlin, Director
August B, 201 3
Page 3 of 3

reasons staff does not support credit for the slip ramp. The applicant should revise their proffers
accordingly.

Phasing
Phases B and C indicate that Viale Centrale will be temporarily closed for future construction phases.
The applicant should clarify the nature of the temporary closing. Any temporary closing of site access
and necessary maintenance of traffic should be reviewed by staff at FDP.

Street Design
The applicant provided an exhibit for an alternative to the interim modified "T" intersection of Center St.
This alternative has a greater skew for the Center Street approach to Station Place despite the
accommodation of a third lane. In order to better accommodate vehicle turning movements, FCDOT
prefers the modified "T" shown in the CDP, but this alternative may be discussed at FDP. VDOT has
also indicated concerns with heavy vehicle turning movements on Viale Centrale and Center Street, in

particular. The applicant should make necessary curb adjustments to heavy vehicle trip paths to avoid
potential conflicts with the curb and vegetation.

Sight Distance
There are potential sight distance conflicts with vegetation at the intersection of Viale Centrale and

Route 7. Street trees may need to be relocated prior to site plan. The applicant should also show

entrance sight distance for the current FDP area.

Inconsistent sheets
The applicant's latest plan submission included some sheets that were inconsistent with the Conceptual

Development Plan Sheet, particularly with regard to the on-street parking and loading dock areas. The

CDP should be revised to address these areas

AKR/MEC
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February 22,2013

Ms. Barbara Berlin
Director of Planning and Zoning
Office of Comprehensive Planning
12055 Government Center Parkway, Suite 801
Fairfax, Virginia 22035-551 1

Re: Tysons Central RZ-2011-PR-005
Chapter 527 Comments
Tax Map #29-3 various parcels
Fairfax County

Dear Ms. Berlin:

VDOT has reviewed the above plan and traffic impact study submitted on January 23,

2013, and received on January 29, 2013. The TIA is considered to be generally

acceptable. VDOT does offer some additional recommendations regarding the site traffic

impacts.

Additional VDOT Recommendations/Conments:
For the proposed alternative with the slip ramp on Rt. 123, the northbound right-

turn queue at the International Drive and Greensboro Drive intersection is

significantly long compared to the background condition and exceeds the link

length to the upstream signalized intersection at Pinnacle Drive.

lmprovement(s) should be considered.

2. In "section 12 - Access Management" on Page 90, the statement regarding

roadway segments requiring exceptions to the spacing standards doesn't match

the information provided in "Table 12-2lntersection Spacing". Table 12-2 shows

more locations would require exceptions'

Please contact me if you have any further questions regarding these comments.

Sincerely,

\1n^ lill,.
Kevin Nelson
Transportation Engineer

cc: Ms. Angela Rodeheaver
527lnfo2ol 1 -PR{0srz3TysonsCEntrallwcomments2-22-1 3BB

We Keep Virginia Moving
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Fairfax, VA 22030

February 22,2013

Ms. Barbara Berlin
Director of Planning and Zoning
Office of Comprehensive Planning
12055 Government Center Parkway, Suite 801

Fairfax, Virginia 22035-551 1

Re: Tysons Central RZ-2011-PR-005
Tax Map # 29-3 various Parcels
Fairfax County

Dear Ms. Berlin:

fn accordance with the Virginia Traffic lmpact Analysis Regulations,24 VAC 30-155, your
proposed rezoning was submitted to the Virginia Department of Transportation (VDOT) for

review on January 23,2013, and received on January 29,2013'

We have evaluated the rezoning and prepared comments on the results of our evaluation.

The comments present our key findings as well as detailed comments on the future

transportation improvements which will be needed to support the current and planned

development in the studY area.

Our comments are attached to assist the Planning Department, the Planning Commission

and the Board of Supervisors in their decision making process regarding the rezoning.

Please arrange to have these comments included in the official public records, and to have

both this letter and the VDOT comments placed in the official file for this rezoning. VDOT

will make these documents available to the public through various means, and may post

them to the VDOT website.

please contact me if you have any further questions regarding these comments.

Sincerely,

\-*rat^ Ntil-
Kevin Nelson
Transportation Engineer

cc: Ms. Angela Rodeheaver
527tnfo20l I .P R405z3TysonsCentralNV2-22-1 3BB

We Keep Virginia Moving



APPENDIX 8

County of F aftfax, Virginia

DATE:

TO:

August 8, 2013

Barbara Berlin, Director
Zoning Evaluation Divi sion,

FROM:
Office of Community Revitalization

SUBJECT: OCR Comments - Tysons Central:
RZICDP 2011-PR-OOs
FDP 201l-PR-005 (Building F)
sEA 2008-MD-036

The Office of Community Revitalization (OCR) has reviewed the above referenced rezoning
application, including the Conceptual Development Plan (CDP) dated July 10, 2013, a Final
Development Plan (FDP) for Building F dated July 10, 2013, and Draft Proffers dated July 10,

2013. We have also reviewed the Special Exception Amendment (SEA) Plat dated May 13,

2013. The following analysis and recommendations are offered for consideration regarding
these applications.

RZ20rt-PR-005

General Comments:

The overall design meets the Urban Design intent of the Comprehensive Plan for a pedestrian-
oriented mixed-use development. The applicant has created new blocks, separated by private
and public streets, which are generally consistent with the expected scale of the urban form in
Tysons. Building heights are varied and contribute to an interesting and dynamic skyline. The
mix of uses proposed for this site, which is immediately adjacent to a metro station, will help
create a vibrant and dynamic place. Furthermore, the pedestrian hierarchy defines multiple
primary pedestrian corridors, and the building architecture and streetscape design are focused
on the public realm. This is achieved through an activated street edge at the ground level,
regular tree spacing, and articulated building masses in the upper levels of the buildings. All
streetscapes will include high quality amenities and street trees planted with sufficient soil
volume to ensure their survival. Many of the tree spaces also allow for the treatment of
stormwater. A palette of streetscape materials and furnishings has been coordinated
throughout.

,r'\ocv
Office of Community Revitalization

12055 Government Center Parkway, Suite 1048
Fairfax, VA22035

703-324-9300, TTY 711
www.fcrevit.org

Dgpartryeg ofllanning & Zoning

fpvuvt VTlrT^
Barbara A. Byron, Diiector



The proposal also provides pedestrian links to existing and proposed adjacent developments.
Finally, the design provides a system of elevated and at-grade public urban park spaces that are

connected through the pedestrian realm.

RZICDP 2011-PR-OO5

Detailed Comments (CDP):

l. Street Grid and Block Length: The application area is a consolidation of eight parcels

located northwest of the Leesburg Pike (Route 7) and Chain Bridge Road interchange,
west of Pinnacle Drive. An east-west connector street, identified as Center Street on the
CDP, is proposed to eventually be apart of a new east-west collector street that crosses

this district. The proposed plan provides two new north-south roads, Station Place and
Viale Centrale. Tysons Central Street is an east-west street proposed on the eastem
portion of the site. The plan creates three blocks; two on the eastern portion and one on
the western portion. The block lengths, as measured along Leesburg Pike, range from
200 to 350 feet. The largest block is the block that contains Buildings A, B, and C. All
block lengths are consistent with the Comprehensive Plan and the Tysons Urban
Design Guidelines (TUDG), which establishes a maximum block length of 600 feet.

Although, bgcause of significant grade change, proposed Tysons Central Street does

not provide a continuous east-west street level connection through the site, pedestrian
connections are provided through the building to connect the metro plaza with the
central prazza along Viale Centrale.

2. Proposed Uses and Impacts on Urban Design: The applicant proposes a mix of
residential, office, and retail uses that generally work well together to create a vibrant,
active place. In addition to the uses mentioned above, the applicant has also proposed a
possible grocery store at a maximum of 27,000 square feet, which is envisioned to be

located on the hrst and second floors of Building A. As this building fronts Leesburg
Pike to the south and is immediately adjacent to the metro station, and fronts onto Viale
Centrale to the east, it is in a very visible and active comer that will likely see a high
volume of pedestrian traffic on all three sides. The fourth fagade is joined to Building
B. A grocery store in this location, if designed correctly, could be a use that would
activate and enliven the Metro Plaza. Throughout the review process, staff worked with
the applicant to address operational concerns related to a mid-sized grocery store at this
location. Some of the items discussed included loading location, width, and pedestrian
safety, window transparency along the Metro Plaza, doors fronting onto the plaza, the
location of back of house operations, and loading door function and architecfural
treatment. As a result of these discussions, the applicant has presented a loading design
and treatment plan that meets their needs and is acceptable to staff. Sheet A-172 of the
CDP shows the loading doors as they would appear from Leesburg Pike; the doors are
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designed at 36 feet wide and are integrated to look like the rest of the building fagade
when they are closed. The streetscape design in this location has also been considered
to ensure safe pedestrian access to/from metro.

The current proffer language for this loading area commits the applicant to what is
shown on the CDP; however, staff suggests that the applicant also describe in the
proffers the important design performance standards rather than strictly limiting
themselves to what is shown on the CDP. Some of the performance standards include:
multiple pedestrian paths (one along the building and one along Leesburg Pike), curbs
and bollards for pedestrian safety, loading door widths and architectural treatment, and
special paving materials/designations.

Pedestrian Hierarchy: The applicant has provided a Pedestrian Hierarchy Plan and has
utilized the recommended language provided in the TUDG to describe the corridor
types. Leesburg Pike is identified as a Gateway Pedestrian Conidor. The applicant has
indicated three Primary Pedestrian Corridors; Metro Plaza, Station Place and Viale
Centrale. Metro Plaza and Station Place are envisioned to carry high volumes of
pedestrians, as they are located immediately adjacent to metro. The building faces
surrounding Metro Plaza have been given careful consideration and will be vibrant,
active spaces that are porous at the street level and above and provide connectivity to
spaces north, south, and west. Viale Centrale is the primary corridor internal to the site,
but will be activated with first level retail and an inviting central piazza. As one of the
signature open spaces of this development is the elevated park between Buildings A
and B, highly visible signage will be located next to the stair and elevator located along
the building fagades of both the Metro Plaza face and Central Piazzaface.

a. The applicant has committed in Proffer l0 to the general characteristics of the
pedestrian hierarchy. This will help protect the quality of the streetscape
experience. The proffer indicates glazing and door separation distances which
are modified from those recommended in the TUDG; however, based on a
review of the proposed plans, these deviations are acceptable.

b. The applicant has indicated retail uses at appropriate locations within the
development and has committed to providing retail where Buildings A and B
face Metro Plaza. Staff believes this is a very important public space, and
having retail in this space is a critical component to making this an active,
inviting pedestrian environment.

Streetscape Desisn: In general, the application is consistent with recommendations of
the Comprehensive Plan and TUDG regarding streetscape dimensions. The applicant
has also committed to providing a Materials and Fumishings Plan as part of each FDP.

a. The plans indicate potential locations for electrical and stormwater vaults
throughout the development. Understanding that the site is constrained in some
areas, vaults should be kept out of the clear sidewalk zone to the extent possible.
Staff appreciates that proposed Dominion Virginia Power vaults identified on

4.
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Sheet C-6 are shown in locations that least impact tree planting spaces and
pedestrians; a proffer that evaluates this with each FDP and Site Plan should be

provided to ensure that the trees can be planted where shown and with adequate

soil depth.

Building Design: Generally, the building design and massing is consistent with the
recommendations of the TUDG. Active uses, including retail and lobby spaces are

located along primary and secondary pedestrian corridors, and access to public park
spaces is provided from these corridors. The result contributes to a diversity of design
within the project that is architectural interesting, engaging, and welcoming for the
pedestrian.

a. An area to note is the pinch point between the bollards and the building
overhang, where outdoor dining is shown to occur, adjacent to Buildings A and
B (See Sheets L-2.1 and ,4.-151). The design of the building and associated
building zone does not leave enough room for a clear pedestrian path between
the outdoor di4ing space and the bollards that delineate the pedestrian space

from the vehicular space. A proffer should be added to evaluate this further at
the time of FDP for Building A or B, whichever is first; a clear pedestrian path
should be provided for people walking along the retail frontage.

Parkine Garage Design: Parking is provided in parking structures that are integrated
with the building design or located partially below grade. The proffers commit to
incorporating uses or screening at the ground level to provide a pleasant pedestrian
experience. No parking podium heights are listed on the CDP. While the street level
experience is critical, how the parking podium is treated above the street level is also
important. With no limit on the parking podium heights or a commitment to the full
integration and seamless treatrnent of the parking with the building tower above, staff is
concerned that the end result may not fully meet thg design intent. The applicant should
commit to full integration of the parking with the tower above as the prefened option,
or list the podium heights and provide examples of architectural screening treatments.

Building Heights: Overall, the proposed mix of heights for the development will result
in a varied skyline near the Greensboro Metro station. Buildings A and B are closest to
metro and are proposed at maximum heights from 300 to 330 feet. Building F, at the
southeast corner of the site, is the tallest building. Building C is the second tallest
building, located at the intersection of Center Street and Viale Centrale. Although the
tallest buildings on the site are located further away from the metro station, the whole
project area is within % mile of a metro station, and the heights are compliant with the
guidance in the Comprehensive Plan for this radius. The heights will help create a

varied and dynamic skyline.

Interim Conditions: The application provides a series of diagrams indicating how the
development could be potentially built out and what improvements will be provided

6.

7.

8.
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with each phase. Given the configuration of the site and the compartmentalized nature
of the individual blocks, the improvements associated with each phase are appropriate.

a. Interim pedestrian connections to metro are demonstrated on the phasing plan.
b. In those cases where buildings will be demolished but the site will not be

developed for some time, the applicant has committed to grading and seeding
any disturbed land.

c. Where existing parking lots will remain in the interim, or where commercial
off-street parking is proposed in existing lots, the applicant should provide
interim landscape improvements that will beauti$' the surface parking and
mitigate the visual impacts. Additional trees should be provided in existing
surface parking lots if they remain undeveloped for more than 18 months; this
will help improve the aesthetic of surfuce parking lots if they are expected to
remain in place during the medium to long term. \

d. The applicant has also proposed interim "pop-up" retail for the area surrounding
the metro escalator landing. This will provide an activated space until such time
as the buildings closest to the metro station are constructed. Temporary retail
shipping containers, seating, food trucks, and mobile toilets will give a presence
and space for pedestrians to enjoy.

Urban Parks: The applicant is proposing a series of park spaces throughout the
development. These pocket parks and plazas provide a network of spaces that will serve
residents, employees, and visitors. Commiftnents to the provision of athletic fields are
provided in the proffers. The primary park spaces are described below:

a. The Metro Plaza serves as a gateway space for people aniving and departing on
the metro. Permanent improvements to the Metro Plaza include landscaping,
hardscaping, bike racks, seating, and a water feature. The applicants may also
install a video wall art display on the fagade of Building B, which would help
animate the Metro Plaza. The details on this screen will be evaluated with the
FDP for the building.

b. The Central Piazza is a space located at the intersection of Viale Centrale and
Tysons Central Street and is designed as a gathering and event space for
residents, employees, and retail patrons. This space will also contain a sculpture
or focal element, to be determined at the time of FDP. The design utilizes a
seamless paving surface (no curbs). Cues are provided through bollards, which
allow vehicular drop-off and fire access to be provided while also allowing the
space to remain primarily for pedestrians. The space relates well to the first
level active uses.

c. The Sky Park is a public park on top of Buildings A and B that is accessible
from either the Metro Plaza or the Central Piazza side of the building. The
applicant has committed to provide both elevator and stair connections, as well
as wayfinding signage for this park from both the Metro Plaza and Central
Piazza. This space will contain features such a small games courts (bocce,
shuffleboard, horseshoes), moveable seating, plantings, and a water feature.



The Corner Park is located between Leesburg Pike and Building F. This urban
space will contain low seating walls, moveable seating, and vegetated planters.

This space provides a small respite area for the occupants and visitors of
Building F, or those walking along the Leesburg Pike frontage.
Clyde's Park, located in between Buildings D and E, is elevated from Viale
Centrale but at-grade along the service drive to the east; a staircase provides
access to the park from Viale Centrale. Although this park is only 0.4 acres,

proposed amenities include an interactive water feature, a multi-purpose lawn, a
playground, climbable sculptures, and an exercise station. There are also private
dining areas located adjacent to the park space, separated by a wall that provides
a nice relationship between the public realm and the private realm.

FDP 2011-PR-005 (Building F)

Detailed Comments:

1. General: Building F has been designed with the seamless and full integration of the

building tower with the parking structure. This is the preferred solution for locations
where all below-grade parking is not feasible. With the use of similar building materials
and the high level of architectural design, the parking levels are indistinguishable from
the occupied levels of the building.

2. Interim Metro Plan: The interim metro plan proposed provides an activated space until
such time as the buildings closest to the station are constructed. Temporary retail
shipping containers, seating, food trucks, and mobile toilets will help improve the
character of the space and give a place and presence for pedestrians and metro riders to
enjoy until such time as the site is ready to undergo permanent construction. While the
applicant has indicated that the types and design of the temporary retail containers will
be of a higher quality, staff would suggest that the applicant describe this commitment
in the proffers.

sEA 2008-MD-036

GeFeral Comments:

The SEA application seeks to remove approximately 1,800 square feet from the approved SE

area for the Greensboro metro station in order to allow it to be rezoned to the PTC district
as part of RZ 2011-PR-005. The land area is located immediately north of the service drive
along Leesburg Pike and is currently undeveloped; the Greensboro metro station is under
construction immediatelv to the west.

d.

e.

6



The removal of this land area from the SEA does not appear to have negative impacts on the
existing SE area or operations of the metro station. In addition, allowing this land area to be
rezoned to PTC will allow the proposed development to proceed as shown on the CDP, which
represents a cohesive redevelopment that meets the intended goals of the Comprehensive Plan
and the TUDG.

We recommend that representatives for Metro continue to coordinate with NV Commercial on
the development of the property, as coordinated development will help improve both
properties.

CC: SuzanneLin,DPZ|ZED|PD
Suzie Zottl, Revitalization Program Manager, OCR
OCR File



County of Fairfax, Virginia

Barbara Berlin, Director
Zoning Evaluation Division, DPZ

Pamela G. Nee, Chief QY1-
Environment and Development Review Branch, DPZ

ENVIRONMENTAL ASSESSMENT Addendum for:
Tysons Central

APPENDIX 9

DATE: September 30, 2013

RZ/CDP 2OII.PR.OOs
FDP 2011-PR-005

TO:

FROM:

SUBJECT:

The August2l,2073 staff report cited a number of deficiencies in the original acoustical analysis
performed by Polysonics, #5484, dated May 20,2013 in conjunction with the draft proffers,
dated July 10, 2013. The applicant has submitted another acoustical analysis, as cited above and

draft proffers which resolve many of deficiencies.

This addendum, prepared by Mary Ann Welton, is based on staff s review of Polysonics Traffic
and Railway Impact Analysis dated September 20,2013,#5484 and proffers dated, September
27 , 2013. Since the staff report, dated August 2l , a number of the deficiencies noted in that
report have been resolved by the September Noise Analysis, #5484 and the current proffers. The
salient issues which have been resolved by the current proffer and the current acoustical analysis
include the followine:

New traffic measurements were taken at a representative time of year (when school was
in session) for a24 hour cycle between Wednesday, September 1l and September 12,

2013;
Building material specifications for future residential structures within the dBA70 -75
range have now been incorporated into the current proffer;
Comprehensive Plan guidance which recommends that noise in outdoor recreational areas

not exceed dBA 65 has been addressed in the current acoustical analysis for the plazain
southwest comer.

The current noise study provides improved data and analysis for the evaluation of the future
traffic noise impacts for this application.

Excellence * Innovation * Stewardship
Integrity * Teamwork * Public Service

Department of Planning and Zoning
Planning Division

12055 Government Center Parkway, Suite730
Fairfax, Virginia 2203 5-5509

Phone 703-324-1380
Fax703-324-3056

www. fairfaxc ounty. gov/dpzl
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Barbara Berlin
RZICDP 2OI I-PR-OOs
FDP 2013-PR-005
Page 2

While the current noise proffer has addressed some of the concerns cited in the August 2l staff
report, the applicant's proffer commitment should include noise attenuation measures for the
hotel. A hotel is considered a noise sensitive use like residential development and transportation
generated noise levels should be mitigated to levels below DNL 65 dBA and DNL 45 dBA for
outdoor activity areas and indoor areas, respectively. In addition, the proffer does commit to
noise mitigation for outdoor plaza area near the southwest corner of Building F, but it does not
commit to noise mitigation for the rooftop pool space. The current noise study identifies the
pool area space as being affected by noise levels in excess of the Comprehensive Plan guidance
for outdoor recreational areas.

PGN: MAW

N:V013 Development Review Reports\Rezonings\l{V Commercial\Addendum_RZ_201 l-PR-005_NV_env_.docx



TO:

FROM:

SUBJECT:

APPENDIX 9

County of Fairfax, Virginia

DATE: August 21,2013

Barbara Berlin, Director
ZoningEvaluation Division, DPZ '

Pamela G. Nee, Chief eh-{",
Environment and Development Review Br anch, DP Z

EI\TVIRONMENTAL ASSESSMENT for: RZ/CDP 20 1 1 -PR-005
Tvsons Central FDP 2011-PR-005

This memorandum, prepared by Mary Ann Welton, includes citations from Comprehensive Plan

that provide guidance for the evaluation of the subject Rezoning application and Conceptual
Development Plan (CDP) application, revised proffers and the Final Development Plan for
Building F, all of which have been revised through July 10, 2013. The extent to which the

application conforms to the applicable guidance contained in the Comprehensive Plan is noted.

Possible solutions to remedy identified issues are suggested. Other solutions may be acceptable,
provided that they achieve the desired degree of mitigation and are in harmony with Plan
policies.

COMPREHENSIVE PLAN CITATIONS:

The Comprehensive Plan is the basis for the evaluation of this application. The assessment of
the proposal for conformity with the environmental recommendations of the Comprehensive
Plan is guided by the following citations from the Plan:

The Fairfax County Comprehensive Plan, 201I Edition, Area II Tysons Comer Urban Center, as

amended through June22,2010 under Areawide Recommendations, Environmental Stewardship
section, pages 12-84, addresses Stormwater Management, Natural Resource Management, Tree
Canopy Goals, Information and Communication Technology, Green
Buildings and Environmental Stewardship Guidelines and may be accessed at:

http://www.fairfaxcounty.gov/dpzlcomprehensiveplan/area2ltysonsl.pdf

Excellence * Innovation * Stewardship
Integrity * Teamwork * Public Service

Department of Planning and Zoning
Planning Division

12055 Govemment Center Parkway, Suite730
Fairfax, Virginia 22035 -5509

Phone 703-324-1380
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Barbara Berlin
RZ|CDP 2011-PR.OOs
FDP 2013-PR-005
Page2

Excerpts from the Environmental Stewardship section of the Tysons are also included below.

The Fairfax County Comprehensive Plan, 2011 Edition, Area II Tysons Corner Urban Center, as

amended through June22,20l0 Areawide Recommendations under Environmental Stewardship,
page 7 4 states:

"Stormwater Management

Tysons Comer is located in the headwaters area of several of the county's watersheds....
Redevelopment offers considerable opportunities to improve upon past stormwater
management practices.

Receiving waters downstream of Tysons should be protected by reducing runoff from
impervious surfaces within Tysons.... Achieving a goal of retaining on-site and/or
reusing the first inch of rainfall will ensure that runoff characteristics associated with the

site will mimic those of a good forest condition for a significant majority of rainfall
events.

Measures to reach this goal may include application of Low Impact Development (LID)
Techniques (including but not limited to rain gardens, vegetated swales, porous
pavement, vegetated roofs, tree box filters, and water reuse). The incorporation of LID
practices in the rights-of-way of streets will also support this goal; such efforts should be

pursued where allowed. There is also a potential for the establishment of coordinated
stormwater management approaches to address multiple development sites."

The Fairfax County Comprehensive Plan, 2011 Edition, Atea II Tysons Corner Urban Center, as

amended through June22,2010 Areawide Recommendations under Environmental Stewardship,
page 82-84 states:

Stormwater Desier

"stormwater management and water quality controls for redevelopment should be

designed to return water into the ground where soils are suitable or reuse it, where
allowed, to the extent practicable. Reduction of stormwater runoff volume is the single
most important stormwater design objective for Tysons. Reduction could occur through
techniques that use plants or soils via landscaping measures, through techniques that
reuse harvested rainwater in a variety of ways, and/or through approaches that infiltrate
water into the ground to replenish aquifers and provide summer base flows to local
streams.

Redevelopment projects in Tysons should incorporate innovative stormwater
management measures in a manner that will, first and forernost, optimize reduction of
stormwater runoff volume and control of peak flows for the remaining stormwater that

cannot be completely captured on-site.
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The following are recommended for applications for which a significant increase in
density/intensity is proposed (e.g., a redevelopment option is being pursued):

. Stormwater quantity and quality control measures should be provided that are

substantially more extensive than minimum requirements, with the goal of reducing

the total runoffvolume and/or significantly delaying its entry into the stream

system. The emphasis should be on Low Impact Development (LID) techniques

that evapotranspire water, filter water through vegetation and/or soil, retum water

into the ground or reuse it.

. LID techniques of stormwater management should also be incorporated into new

and redesigned streets where allowed and practicable.

. At a minimum, the first inch of rainfall should be retained on-site through

infiltration, evapotranspiration and/or reuse. If, on a given site, the retention on-site

of the first inch of rainfall is demonstrated not to be fully achievable, all available

measures should be implemented to the extent possible in order to support this goal

and achieve partial retention of the first inch of rainfall.

. At a minimum, stormwater management measures that are sufficient to attain both

the stormwater design-quantity control and stormwater design-quality control

credits of the most current version of the LEED-NC or LEED-CS rating system (or

the equivalent of these credits) should be provided. If, on a given site, the

attainment of the stormwater design LEED credits (or equivalent) is demonstrated

not to be fully achievable, all available measures should be implemented to the

extent possible in support of this goal.

. Equivalent approaches may incorporate coordinated stormwater management on

multiple development sites and/or off-site controls. Additional stormwater

management efforts should be encouraged.

. Restoration and/or stabilization of degraded streams on development sites should be

pursued where feasible; restoration and stabilization techniques that incorporate

ecologically and aesthetically beneficial, vegetated approaches are preferred. Off-
site efforts to restore and/or stabilize streams in Tysons Corner should also be

encouraged.

The above guidelines are intended to improve stormwater management controls

sufficiently to allow for improvements to the habitat and recreational values of streams

in Tysons Corner through natural restorative processes and/or through restoration
projects."

The Fairfax County Comprehensive Plan, 2011 Edition, Area II Tysons Corner Urban Center, as

amended through June22,20l0 Areawide Recommendations under Environmental Stewardship,

pages 74-75 state:
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"Natural Resources Mm
Protection, enhancement and management of natural resources in the existing stream
valley parks in Tysons is critical to the long term viability of those habitats.... Without
active management of the natural resources in these parks, habitat and stream quality will
continue to decline.

Contributions from development in Tysons towards stream restoration and stabilization in
the Scotts Run, Old Courthouse Spring Branch, Rocky Run and Pimmit Run watersheds
should be enbouraged as part of a comprehensive strategy to restore the water quality and
ecological health of Tysons' streams. Associated improvernents to the receiving streams
and downstream areas could provide greater stability and water quality and improve
instream habitat. Stream restoration will also enhance the stream valley parks which are
key components of Tysons' green network.

Environmental enhancement efforts should be encouraged and should include efforts
such as restoration planting in natural areas, invasive plant control, deer management,
stream restoration, and creating new natural areas (including both forested areas and
meadows) where disfurbed areas currently exi,s1. These expanded natural areas could
build on the stream valley parks, adding land that increases riparian buffers and enhances
stream valley corridors. Natural areas outside of Resource Protection Areas could serve
as nodes for human activity and greatly improve quality of life while relieving stress on
existing riparian areas. Stream valley park expansions should not include large hardscape
areas (other than trails) and resources management should drive park design."

The Fairfax County Comprehensive Plan, 2011 Edition, Area II Tysons Corner Urban Center, as

amended through June 22, 20 1 0, Areawide Recommendations under Environmental
Stewardship, page 76 states:

"Greeu_Buildingq

Currently Fairfax County encourages new buildings in mixed use centers to have
Leadership in Energy and Environmental Design (LEED) certification, or the equivalent.
The concept of green buildings recognizes that certain design and construction practices
can increase the efficiency of resource use, protect occupants' health and productivity,
and reduce waste and pollution... Non-residential development in Tysons should achieve
LEED Silver certification or the equivalent, at a minimum. Residential development
should be guided by the Policy Plan objectives on Resource Conservation and Green
Building Practices. . ..

In addition to green buildings, green roofs (also referred to as vegetated roofs) can
enhance the natural environment within Tysons. Green roofs use the traditionally unused
part of the building to grow vegetation. Public benefits of green roofs include increased
storrnwater retention, reduced greenhouse gas emissions, and improved air quality
through filtration of airbome particles. Where green roofs are not provided, other roofing
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systems containing highly reflective materials may be considered, as they can reduce heat

absorption and thereby conserve energy and reduce related greenhouse gas emissions."

The Fairfax County Comprehensive Plan, Policy Plan, 2011 Edition, Environment section as

amended through July 27,2010, pageT-9 states:

"Objective 2:

Policy a.

Policy j.

Policy k.

Prevent and reduce pollution of surface and groundwater
resources. Protect and restore the ecological integrity of
streams in Fairfax County.

Maintain a best management practices (BMP) program for Fairfax
County and ensure that new development and redevelopment
complies with the County's best management practice (BMP)
requirements. . . .

Regulate land use activities to protect surface and groundwater
resources. . . .

For new development and redevelopment, apply better site design
and low impact design (LID) techniques such as those described
below, and pursue commitments to reduce stormwater runoff
volumes and peak flows, to increase groundwater recharge, and to
increase preservation of undisturbed areas. In order to minimize
the impacts that new development and redevelopment projects may
have on the County's streams, some or all of the following
practices should be considered where not in conflict with land use

compatibility objectives:

- Minimizethe amount of impervious surface created.

Site buildings to minimize impervious cover associated
with driveways and parking areas and to encourage tree
preservation.

- Where feasible, convey drainage from impervious areas

into pervious areas. . , .

- Encourage fulfillment of tree cover requirements through
tree preservation instead of replanting where existing tree
cover permits. Commit to tree preservation thresholds that
exceed the minimum ZoningOrdinance requirements. . . .

- Encourage the use of innovative BMPs and infiltration
techniques of stormwater management where site
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. conditions are appropriate, if consistent with County
requirements.

Apply nonstructural best management practices and

bioengineering practices where site conditions are

appropriate, if consistent with County requirements. . . .

- Maximizethe use of infiltration landscaping within
streetscapes consistent with County and State

requirements."

The Fairfax County Comprehensive Plan, Policy Plan, 2011 Edition, Environment section as

amended through July 27,2010, page l0 states:

"Objective 3: Protect the Potomac Estuary and the Chesapeake Bay from the
avoidable impacts of land use activities in Fairfax County.

Policy a. Ensure that new development and redevelopment complies with the

County's Chesapeake Bay Preservation Ordinance. . . ."

The Fairfax County Comprehensive Plan Policy Plan, 201I Edition, Environment section as

amended through July 27,2010, pages 11 and 12 states:

. . . "Federal agencies with noise mitigation planning responsibilities have worked with
the health community to establish maximum acceptable levels of exposure (Cutdeltqgq

for Considerine Noise in Land Use Plannine and Control). These guidelines expressed in
terms of sound pressure levels are; DNL 65 dBA for outdoor activity areas, DNL 50

dBA for offrce environments, and DNL 45 dBA for residences, schools, theaters and

other noise sensitive uses. . . .

Objective 4: Minimize human exposure to unhealthful levels of
transportation generated noise.

Policy a: Regulate new development to ensure that people are protected
from unhealthful levels of transportation noise. . .

New development should not expose people in their homes, or other noise sensitive

environments, to noise in excess of DNL 45 dBA, or to noise in excess of DNL 65 dBA
in the outdoor recreation areas of homes. To achieve these standards new residential

development in areas impacted by highway noise between DNL 65 and 75 dBA will
require mitigation. New residential development should not occur in areas with
projected highway noise exposures exceeding DNL 75 dBA."
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The Fairfax County Comprehensive Plan, 201I Edition, Policy Plan, Environment, as amended

through July 27, 20l0,page I 8 states:

"Objective 10: Conserve and restore tree cover on developed and developing
sites. Provide tree cover on sites where it is absent prior to
development.

Policy a: Protect or restore the maximum amount of tree cover on developed
and developing sites consistent with planned land use and good

silvicultural practices.

Policy b: Require new tree plantings on developing sites which were not
forested prior to development and on public rights of way...."

ENVIRONMENTAL ANALYSF

This section characterizes the environmental concems raised by an evaluation of this site and the

proposed land use. Solutions are suggested to remedy the concerns that have been identified by
staff. There may be other acceptable solutions. Particular emphasis is given to opportunities
provided by this application to conserve the County's rer.naining natural amenities.

Analysis for this application addresses the overall conceptual development plan and proffered
commitments for the 5.8 acre subject property.

Water Quality Protection and Stormwater Management Best Management Practices
The vision for Tysons Corner Center, as expressed in the Environmental Stewardship section of
the Comprehensive Plan, sets the goal in mixed use centers to achieve water quantity, above and

beyond previous requirements. As noted in the citations above, the Tysons Comer Plan poses

the important challenge for new development in Tysons "...a goal of retaining on-site and/or
reusing the first inch of rainfall will ensure that runoff characteristics associated with the site will
mimic those of a good forest condition for a significant majority of rainfall events."

The 5.8 acre subject property is located within the Difficult Run watershed and northeast side of
Leesburg Pike immediately west of the Route 123 and Leesburg Pike interchange in the North
Tysons Central 7 Subdistrict. The subject property is currently developed with several

commercial operations which include a Clyde's Restaurant. This redevelopment proposes 6 new

buildings: Building A (office); Building B (hotel/residential); Buildings C and D (residential);

Building E (office or residential or hotel) and Building F (office or residential) with possible

ancillary retail use within all buildings. Stormwater management will be achieved
predominately through the use of bioretention tree pits dispersed throughout the property; the use

of rooftop disconnection to stormwater planters and stormwater planters; intensive and extensive
green roofs; bioretention drainage areas. Approximately 3 underground vaults are proposed for
water storage and re-use. Some capture of runoff from offsite areas has been included in the
calculations.
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The narrative provided with the stormwater checklist indicates that this development will be

constructed atop a proposed underground parking garage extending throughout much of the 5.8

acre development, thereby inhibiting the use of stormwater infiltration facilities. ln an effort to
address the environmental stewardship goals put forth in the Tysons Comer Plan, as noted above,

the Stormwater Checklist Nanative provided with the revised CDP dated May 13, 20L3,

indicates bio-retention tree pits are proposed to capture the first inch of rainfall. Forty-seven tree

pits are shown on the plan. Additional measures are also proposed to retain runoff onsite and

some those proposed facilities include the following:

o Rooftopdisconnections;
o Intensive and extensive green roofs;
o Stormwater planters;
o Bioretention tree pits (48);
o Three new vaults for blocks A, E, and F;
. One relocated extended detention storage facility located on the northern comer of the

property adjacent to an existing extended detention pond.

The stormwater checklist indicates that the revised stormwater plan will capture the first inch of
rainfall from 100% of the site. This assurance is reiterated in the proffer which also commits to
providing the appropriate stormwater calculations at the time of each FDP submission for each

phase, as well as any temporary or interim stormwater management measures and the proposed

locations where those measures will be installed. Calculations at FDP will seek to demonstrate

retention and re-use of the first inch of rainfall onsite, to the maximum extent practicable.

Extended detention and extended release may be used to complement the reduction in the

volume of the runoff.

The proffer also indicates that more advanced calculations will be provided at site plan in order
to demonstrate that the volume reductions committed to at the FDP will be achieved with the
specific facilities which will be shown on the site plan. If other measures are required at that
time, the proffer commits to install detention facilities and employ extended release measures to
ensure that the first inch of rainfall is captured.

The adequacy of stormwater management/best management practice (SWIU/BMP) facilities and

outfall will be subject to review and approval by the Department of Public Works and

Environmental Services (DPWES).

Final Development Plan: Buildine F

Building F is situated on the block located immediately adjacent to the cloverleaf intersection of
Leesburg Pike and Chain Bridge Road. The final development plan for the building shows an

array of measures which include green roof - intensive and extensive; tree pits; bio-retention
area and a stormwater vault to store and re-use runoff in support of the stormwater goals outlined
in the Tyson Corner Comprehensive Plan.
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The checklist accompanying the July 10,2013 FDP indicates that 100% of the .97 acre site will
be captured by a stormwater facility and that the first full inch of rainfall will be retained onsite.

Th*e'proposal to capture all the runoff from the entire .97 acre site is reiterated by the proffer
which commits to provide additional detention capacity as well as slow release if, at site plan

review, such measures are necessary to meet this commitment. The Tysons Corner guidance

calls for the incorporation of stormwater management measures that are sufficient to attain at a

minimum both the stormwater design-quantity control and stormwater design-quality control

credits of the most current version of the LEED-NC or LEED-CS rating system. According to

the proffer, SWM facilities will be designed to the maximum extent practicable to meet the

requirements of the stormwater management related credits (quantity and quality controls) of the

project's registered version or the most current version of the applicable LEED rating system for
each building/phase of the development based upon the LEED boundary identified with each

building/phase.

On May 24,2011, the Virginia Soil and Water Conservation Board adopted Final Stormwater

Regulations, which became effective September 13,2011. The regulations require all local
governments in Virginia to adopt and enforoe new stormwater management requirements; these

new requirements must be effective on July 1,2014. Staff from the Department of Public Works

and Environmental Services is pursuing the development of a stormwater management ordinance

in order to implement this state mandate, and it is anticipated that this ordinance will become

effective on the July 1 ,2014 deadline. The applicant will be required to comply with these new

requirements for any subject development activities for which the applicant has not, prior to July

1,2014, obtained VSMP permit coverage under the Virginia Stormwater Management Program

General Permit for Discharges of Stormwater from Construction Activities. The proposed

development will not be grandfathered from the new ordinance as a result of approval of this

zoningapplication. While all details regarding the new stormwater management ordinance are

not known at this time, the general water quality control and water quantity control parameters

are included in the Virginia Stormwater Management Program Permit Regulations found at

VAC50-60-10 et seq. of the Virginia Administrative Code. The applicant should, therefore, be

encouraged strongly to design the proposed stormwater management system consistent with both

existing and anticipated stormwater management requirements.

Traffic Noise

Regarding transportation generated noise, the Comprehensive Plan guidance recommends that

interior noise levels for new residential development and other noise sensitive uses not exceed

DNL 45 dBA. Staffconsiders a hotel to be a noise sensitive use. The Comprehensive Plan also

cites federal guidelines for maximum acceptable levels of noise exposure including DNL 65

dBA for outdoor activity areas. Finally, the Plan guidance recorrmends that new residential use

should not be located in areas where the transportation generated noise levels exceed 75 decibels.
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Noise analysis # 5484, dated May 20,2013 was performed by Polysonics for Building F which is
closest to Leesburg Pike, the Route 123 intersection and the new Silver Line Greensboro Metro
Station. The development plan for the Conceptual Development Plan indicates that Building F
could be primarily residential or office use. The Final Development Plan application depicts

Building F as residential with accessory retail use. The noise analysis assumes that Building F
will be residential. Noise measurements upon which this study was based were taken during the

24hovr period of Monday March 26 - Tuesday, March 27,2013. Fairfax County Public Schools

were on spring break from March 25 - March 29, 2013. Traffic volume and traffic noise may be

less than if school had been in session. Ideally, noise measurements should be conducted on a
more typical traffic weekday.

According to the noise analysis, future unmitigated noise levels at upper floor of Building F will
have noise levels up to 68.2 dBA Ldn. The noise analysis notes that upper floor noise levels are

typically higher than those at ground level because of the shielding effects of localized
topography, and absorption offered by grass and vegetation are diminished with height above the

ground. According to the proffers, at building plan submission the applicant will submit a

refined acoustical analyses addressing indoor noise levels and proposing noise attenuation
measures to reduce interior Ldn to no more 45 DBA for the residential component of Building F.

The applicant is committing to utilizing specific sound transmission ratings (STC) for building
materials to reduce interior noise to DNL 45 dBA for dwellings to be impacted by traffic noise
having levels projected between DNL 65 and70 dBA. It is recommended that the applicant
commit to specified STC ratings for building materials for dwellings impacted by traffic noise
projected between DNL 70 and75 dBA in case the refined acoustical analysis concludes the
need for this level of mitigation.

The noise analysis shows the 9th floor courtyard and the roof pool area will be exposed to noise
levels above DNL 65 dBA. The noise analysis notes that the shielding of the buildings may
result in lower sound levels at the courtyard and pool areas. According to the proffers, the
applicants will notiff tenants or owners of individual residential units with balconies that exterior
noise levels may exceed DNL 65 dBA. The applicant should commit to a refined acoustical
analysis at building plan submission to address outdoor recreation noise levels in addition to
interior noise levels. Notification to residential tenants or owners of noise on balconies is only
acceptable when other outdoor recreations areas are provided with mitigation measures, as

needed, to reduce noise level to no more DNL 65 dBA. The noise analysis and proffer as

currently proposed does not demonstrate conformance with the Comprehensive Plan guidance
regarding mitigation of outdoor recreation areas to no more DNL 65 dBA. A refined acoustical
analysis should be conducted to determine if the shielding of the buildings will in fact lower
sound levels to no more DNL 65 dBA on the courtyard and pool area and ensure that other
outdoor activity areas will not require mitigation. The applicant should commit to providing
noise mitigation measures or the equivalent of outdoor activity areas if specified in the refined
acoustical analysis. This issue remains outstanding.

According to the proffers, prior to the FDP approval for Buildings A, B, C, D and E, the

applicant will provide an indoor noise impact analysis to determine if specific buildings will be
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affected by transportation generated noise. Furthermore, if the specific noise impact analysis

concludes that abuilding will be affected by noise levels that require mitigation, then at building
plan submission for the applicable building, the applicant will submit a refined acoustical

analysis addressing indoor noise levels and proposing noise attenuation measure to reduce

interior Ldn to no more than DNL 45 dBA for residential or hotel component and DNL 50 DBA
for any office components. The indoor noise impact analysis should be reviewed and approved

by staff in the Department of Planning and Zoning staff. Staff should determine whether it is
clearly demonstrated that no noise mitigation will be required and no refined acoustical analysis

will be needed at building plan submission. Staff is concerned that assumptions and conditions

on phasing and development could change between indoor noise impact analysis and actual

construction and could result in the need for noise mitigation measures. This issue remains

outstanding.

To be in conformance with Comprehensive Plan guidance on noise mitigation, the noise impact

analysis and the refined acoustical analyses for Buildings A, B, C, D and E should address

outdoor recreation areas. The applicant is currently only committed to providing indoor noise

analysis and mitigation and notification to potential tenants or purchasers of individual
residential units with balconies that exterior noise levels may exceed 65 dBA. The applicant

should commit to providing noise mitigation measures or the equivalent of outdoor activity areas

to achieve DNL 65 dBA if specified in the refined acoustical analysis and approved by

Department of Planning and Zoning staff. This issue remains outstanding.

To resolve these outstanding issues, the noise consultant and the applicant should address

deficiencies in the noise analysis and related draft proffers. Staff is willing to meet with the

noise consultant and applicant to discuss these issues in more detail.

Green Buildings

The vision for Tysons Comer as expressed in the Comprehensive Plan recommends, at a

minimum, the achievement of the United States Green Building Council's (USGBC) LEED

Silver certification for non-residential development and LEED certification for residential

development. The Tysons Central application is comprised of a mix of commercial and mixed-

use, residential development. The applicant has provided a proffer which commits to achieve the

Plan goal of LEED NC certification for residential with an escrow of $2.00 per square foot to be

posted prior to the issuance of a building permit for each building. The proffer also commits to

LEED Silver certification for non-residential buildings with an escrow to be posted prior to the

issuance of a building permit for each non-residential building. ln addition, the proffer also

includes the option for the applicant to seek the next higher level - LEED Silver with no escrow

for residential buildings and LEED Gold for commercial buildings. According to the proffer,

instead of LEED certification, the applicant may select subject to Department of Planning and

Zoningapproval, an altemative residential rating systems implemented without an escrow such

as Earth Craft, Energy Star Qualified Homes for Multifamily High Rise, and 2012 National

Green Building Standard using the Energy Star Qualified Homes path for energy performance.

The green building proffer for this application conforms to the Tysons Plan for green buildings.
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Sustainable Energy Practices

This application includes a proffered commitment to sustainable energy practices for this

development. The applicant proposes to provide:

o atleast one electric vehicle recharging station that serves two parking spaces and conduit

to facilitate two additional future recharging stations in the parking garage for each

building;
. for any site plan that includes more than one building, provide an assessment of the

potential, within the area subject to the site plan, of shared energy systerns; and

. aggregated non-propietary energy and water consumption data as practical.

Staff recommends the following proffer modifications and additions:

o that at FDP submission, a shared energy assessment will be provided for the buildings
with that submission;

o that information will be provided at FDP submission about how extensive the shared

energy conduit system will be for the buildings within that submission;
o that information will be provided regarding the extent to which the proposed EV ready

conduit system will be available within the specified parking garage which is the subject

of the FDP.

At this time, the FDP submission for Building F includes no detailed information regarding

sustainable energy practices.

PGN: MAW
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County of Fairfax, Virginia

August 13,2013

Suzanne Lin, Staff Coordinator
Zoning Evaluation Division
Department of Planning and Zoning

Jerry Stonefield, Acting Stormwater Reviewer
Site Development and Inspection Division
Deparbnent of Public Works and Environmental Services

SUBJECT: TysonsCentral;RezoningApplicationRZ20ll-PR-005; Conceptual
Development Plan (CDP) Dated July 10, 2013, and Final Development Plan
(FDP), Dated July 10, 2013; and Special Exception Amendment (SEA) 2008-
MD-03 6; Tax Map Numbers 029-3-0 I -00 65, 007 l, 007 I A (pt.), 007 2, 0073, 0075,

0076 and 00784: Providence District

We have reviewed the subject CDP and FDP, both dated revised July 10, 2013, and draft
Proffers, dated July 10, 2013, and SEA Plat dated May 13, 2013, and offer the following
stormwater management comments.

Chesapeake Bav Preservation Ordinance (CBPO)
There is no Resource Protection Area (RPA) designated on the site.

Floodplain
There are no regulated floodplains on the site.

Stormwater Qualifv Control
Although substantial information is provided related to the Tysons comprehensive plan

stormwater goals, the application does not include computations to demonstrate that the

development will be compliant with the minimum water quality control requirements specified in

the current Public Facilities Manual (PFM). The development, in addition to addressing the

comprehensive plan goals, must also meet the applicable water quality control requirements in
effect at the time of Site Plan approval.

Stormwater Quantity Control
The applicant indicates that the proposed facilities will be designed to reduce the post-developed

peak flow for the 2-year and 10-year storm events, such that the proposed release rates will be

equal to or less than the existing condition peak rates, using a combination of techniques,

including green roofs, urban bio-retention areas, and possible underground detention vaults. The

APPENDIX 1O

DATE:

TO:

FROM:

Department of Public Works and Environmental Services

Land Development Services, Site Development and Inspections Division
12055 Govemment Center Parkway, Suite 535

Fairfax, Virginia 2203 5 -5 503

Phone 703 -3 2 4- l7 20''f|Y 7 03 -324-187 7' F AX 7 03 -324-83 59
sffi



RZ201l-PR-005, Tysons Central and
FDP 201l-PR-005, Tysons Central Building F
Page2 of 11

final design on the Site Plan must include appropriate details of the capacity and function of the
facilities, and calculations of the release rates, and demonstrate compliance with the detention
requirements in effect at the time of Site Plan approval.

The applicant has submitted a separate waiver request, 1682-WSWD-001-1, to allow the
underground stormwater detention facilities be located within the proposed residential
development. In accordance with PFM $ 6-0303.8, underground detention facilities may not be

used in residential developments unless specifically waived by the Board of Supervisors in
conjunction with the approval of the rezoning. DPWES analysis and recommendation were
provided in a separate memorandum dated August 13,2013,

Downstream Drainage Complaints
There are no relevant drainage complaints on file regarding the downstream drainage system.

Adequate outfall
The outfall map and description on the CDP (sheet C-20) indicates the location and direction of
the downstream drainage system, but does not describe the condition or calculate the capacity.
The narrative includes the statement o'The adequacy of the outfalls for this CDP is based upon
the premise that an adequate outfall is in place or will be in place at the time of final Site Plan.'o

The outfall map and description on the FDP (sheet C-l9) indicates the location and direction of
the downstream drainage system, and describes the pipe capacity in terms of proportion of the
capacity "used" by the proposed development, but does not describe the condition, and assumes
the natural channel capacity exceeds that of the pipe system. The methodology presented does

not satisfy the requirements for the description of the outfall. The FDP must include, per Section
16-502.2.A(14) of the Zoning Ordinance, a preliminary stormwater management plan that
includes information about the condition and adequacy of the downstream drainage system,
including the sufficiency of capacity of any storm drainage pipes and other conveyances into
which stormwater runoff from the site will be conveyed, to the point that is 100 times the site
area. The condition and capacity must be based on the total flow in the system, and the condition
of the natural stream must be described. In addition, a description of how the adequate outfall
requirements of the PFM will be satisfied, not just the extent of review, should be included. The
FDP states that the final detailed outfall analysis will not be completed until the construction
documents are prepared, and indicates that the stormwater vaults could be used to provide
additional detention volume, if necessary, to provide a proportional improvement to satisfu the
outfall requirements.

Tvsons Corner Urban Center. Areawide Recommendations:
The Environmental Stewardship Guidelines in the Comprehensive Plan call for a progressive
approach to stormwater management that promotes low impact development techniques,
incorporates innovative stormwater management measures, and provides quality and quantity
controls that are substantially more extensive than minimum requirements. Applications with a
significant increase in density/intensity (e.g. redevelopment option is being pursued) should
incorporate innovative measures in a marurer that will, first and foremost, optimize reduction of
stormwater runoff volume, and control peak flows for the remaining stormwater that cannot be
completely captured on-site. The first inch of rainfall runoff should be retained on-site through
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infiltration, evapotranspiration and/or reuse. Achieving a goal of retaining the first inch of
rainfall will ensure the runoff characteristics associated with the site will mimic those of a good

forest condition for a significant majority of rainfall events. In addition, the stormwater

measures should be sufficient to attain the stormwater quality and quantity control credits of
LEEd (or equivalent). If, on a given site, it is demonstrated that the goals are not fully
achievable, then all available measures should be implemented to the extent possible.

With respect to the preliminary stormwater management information shown on the CDP and

FDP, DPWES offers the following comments:

1) The applicant provides preliminary stormwater plans and computations on the CDP (sheet C-

l3 through C-l8) indicating that 5.78 acres will be captured by BMPs, and a stormwater

volume equivalent to a rainfall depth of 1.00 inch will be retained on-site.

a. The map and computations on the CDP indicate that 5.78 acres, including certain

portions of the adjacent Tysons Central Street and Leesburg Pike ROWs, will be

captured by conforming and modified design green roof and urban bioretention
BMPs. The applicant has also identified additional adjacent ROW areas on the

stormwater management map as "not included in 1" comps." The narrative requests

the treatment of offsite areas be allowed to partially off-set the loss if the modified

design concepts for the stormwater systems are determined to be not feasible at the

time of final site plan.
b. The table on sheet C-14 and parts of the narrative on sheet C-l5 state that 1.0 inch of

stormwater will be retained, however other statements in the narrative indicate that

the entire site cannot be captured and only 0.94" can be retained. The nanative and

computations must be revised to be consistent, and reflect the amount of stormwater

control that will be achieved by the ultimate development as currently proposed.

2) The applicant has submitted a FDP for Building F concurrent with the rezoning. The map

and computations on FDP sheets C-15 through C-18 indicate that an area of 0.97 acres

(equivalent to 100% of the FDP area) will be captured and a stormwater volume equivalent

to a rainfall depth of 1.0 inch will be retained on-site.
a. The FDP includes on sheet C-17 preliminary sizing information for the BMPs. The

table indicates that the surfaces areas and volumes required for some of the facilities
are greater than the amount provided. In addition, the Rv values cannot be greater

than 1.0. At the time of Site Plan, the facilities must be designed in accordance with
all applicable criteria.

b. Tree pits 1, 3, and 5, proposed along the west side of Viale Centrale, are shown on the

stormwater map and included in the computations, but are not shown as proposed on

any of the other sheets of the FDP. If the BMP facilities will not be constructed with
this phase of the development due to the anticipated close proximity to construction

during future phases, the stormwater computations must be revised to reflect fewer
facilities and the lower amount of stormwater control that will be provided with the

. development as proposed on the current FDP.

c. Sheet C-78 of the FDP shows the proposed configuration of the site in the event the

requested break in the limited access line is not approved. However, the proposed

private alley on the east and south side of Building F would preclude the construction
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of tree pits 12 through 15. The FDP computations should also indicate how the

specified I .0 inch of stormwater control will be achieved if the limited access break is

not approved.

3) The final design, construction, and maintenance of the stormwater facilities will be reviewed

for conformance with all applicable standards and specifications in effect at the time of final
Site Plan. For the runoff reduction practices included in the "Tysons Corner Comprehensive
Plan Stormwater Conformance Spreadsheet," the designs, sizes, details, specifications, and

limitations of use, should be based on the PFM, or for practices not in the PFM, the Virginia
DCR Stormwater Design Specifications found on the BMP Clearinghouse website:
http://wrrrc.vt.edu/swcAtronProprietaryBMPs.html (where different, the more restrictive
specification applies).,Please note that although the Director of DPWES may consider

altemative standards, in accordance with PFM Section2-1200, such alternatives would only
be approved in circumstances where it is demonstrated that the existing standards cannot be

met. Any altemative that does not meet all achievable standards and specifications at the

time of Site Plan would not be approved and other facilities would be required to control the

stormwater runoff, such that the total runoff volume reductions, as specified on the CDP and

FDP, is achieved.
a. Vegetated green roofs are proposed. The narrative states that each building's roof

area shall be controlled by a vegetated roofthat has been designed to treat both
vegetated and non-vegetated areas. However, the PFM and VA DCR Design
Specifications are based on green roofs capturing and treating only the rain that falls
on the vegetated roof surface, but not additional areas. In order for DPWES to
evaluate the alternative at the time of Site Plan, the proposed design, function,
operation, and maintenance of the facilities, the final design details and

documentation must be shown on the Site Plan including, but not limited to: the

design standards (e.g., the locations and sizes of the vegetated and non-vegetated roof
areas, drainage areas, sizing criteria, rainwater collection, conveyance, distribution
and overflow systems); soil media specifications (e.g., depth, void ratio, hydraulic
conductivity and retention capacities); vegetation information (e.g., plant species,

including seasonal ranges of water absorption and consumption rates); maintenance
considerations (e.g., responsibility, frequency of inspections, procedures and costs);

and monitoring of the long term function, viability and efficiency of the alternative
designs. If the alternatives are not approved, other facilities and measures may be

required at the time of Site Plan to achieve the volume reduction credit commitment,
as specified on the FDP.

b. The general locations of proposed storwater planters, tree box filters, raingardens and

urban-bioretention are shown on the.CDP and FDP.
o The inconsistent names and descriptions of the pioposed stormwater facilities

may lead to difficulty at the time of final Site Plan, because the applicable
design standards, specifications, and limitations are different for each type of
facility. Where one type may be acceptable, another may not be appropriate
for the same location. For example, the maximum drainage areas listed in
DCR Specification 9-A for Urban bio-retention facilities are significantly
different than DCR Specification 9 for Bioretention Filters. The final design

on the Site Plan must clarifu the specific type of facility and demonstrate
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compliance with all the applicable standards. The Site Plan must show the

final design complies with all applicable standards, or an approved alternative.
Otherwise, other facilities would be required to control the stormwater runoff,
such that the total runoffvolume reduction, as specified on the CDP and FDP,
is achieved

o The types, size and density of the vegetation of the bio-retention tree pits
proposed near street intersections must be designed to not affect the site

distance. Notwithstanding Note F of Table l2 of the Transportation Design
Standards for Tysons Corner Urban Center, if the vegetation would interfere
with the line of sight corridor, the BMP must be relocated to a suitable
location such that required vegetation can be planted. The volume reduction
cannot be claimed if the vegetation is eliminated from the BMP.

4) The applicant states on sheet C-15 of the CDP, and sheet C-I6 of the FDP, that'oCertain
PFM requirements shall need to be waived in order to meet the overall concept of the PTC
comprehensive plan..." On sheets C-2 and C-15 of the CDP, and sheets C-3 and C-16 of the

FDP, the applicant lists certain waivers and modifications of PFM requirements and

provisions. As described below, the PFM has recently been amended to add Section 2-1200,

which specifies the Director of DPWES may consider alternatives in circumstances where

strict application of the PFM standards cannot be met for a particular site and where new or
creative urban designs are proposed, subject to certain criteria. As specified in PFM
Section 2-1200.1, if alternatives are proposed, the applicant must include on the Site Plan the
detailed design, calculations, supporting data and descriptions for consideration by DPWES
at the time of Site Plan review. Based on the preliminary information presented on the

CDP/FDP, DPWES staff offers the following observations and remarks regarding the listed
waivers, modifications and deviations related to the stormwater management facilities:

a. Waiver of PFM Section 6-0303.8 to allow an underground SWM vault located in a
residential area.

. As described above, a separate request has been submitted, and staff analysis
and recommendation are provided in a separate memorandum. As specified in
the PFM, the Board of Supervisors must take action on the request
concurrently with the subject rezoning application.

b. All requested deviations of PFM Section 6-I304.2C to allow for installation of
permeable pavement systems that utilize infiltration to be constructed on in-situ fill
material, piovided field tests show adequate infiltration rates exist for in-situ material
(listed on CDP sheet C-2, and FDP sheet C-3).

o The stormwater map and computations indicate no permeable pavement on
the site. In addition, the narrative on sheet CDP C- l5 states "There are no

infiltration facilities proposed with this application. .." A deviation request is
not warranted, as it is not applicable to the development as proposed.

c. All requested deviations of PFM Section 6-I304.2F to set the minimum horizontal
setbacks from building foundations be reduced to zero (0) feet in order to facilitate
installation of the permeable pavement system (listed on CDP sheet C-2, and FDP
sheet C'3).
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d.

. The stormwater map and computations indicate no permeable pavement on
the site. A deviation request is not warranted, as it is not applicable to the

development as proposed.

All required deviations of PFM Section 6-1304.41to allow utilization of infiltration
rates less than 0.52 inch/hour for infiltration systems (listed on CDP sheet C-2, and

FDP sheet C-3).
r The narrative on sheet C-15 states "There are no infiltration facilities

proposed with this application..." A deviation request is not warranted, as it
is not applicable to the development as proposed.

All required deviations of PFM Section 6-1306.3F to allow for any detention facility
located within a building or garage structure to be govemed by building code

requirements for access and maintenance (listed on CDP sheets C-2 and C-15, and

FDP sheets C-3 and C-16).
o Sufficient details have not been provided to evaluate the design. The general

location of potential vault is shown on the Overall Stormwater Management
Plans, but the location, configuration, or maintenance access are not included
in the building/garage floor plans. If an alternative is warranted, the applicant
must include on the Site Plan the detailed design, supporting data and

descriptions, as specified in PFM Section 2-1200, including adequate
justification substantiating why the applicable PFM standard cannot be met.
Please note that any alternative submitted for consideration by the Director
must comply with other applicable provisions, such as the building code, per

PFM 2-1200.1G.
All required deviations of PFM Section 6-1307.2C to allow for installation of Bio-
retention and infiltration facilities that utilize infiltation to be constructed on in-situ
fill material, provided field tests show adequate infiltration rates exist for in-situ
material (listed on sheet C-2 and FDP sheet C-3).

o The narrative on sheet C-15 states "There are no infiltration facilities
proposed with this application..." A deviation request is not warranted, as it
is not applicable to the development as proposed.

All required deviations of PFM Section 6-1307.28 to set the minimum horizontal
setbacks from building foundations be reduced to zero (0) feet in order to facilitate
installation of bio-retention systems (listed on CDP sheets C-2 and C-15, and FDP

sheets C-3 and C-16).
o Sufficient details have not been provided to comment upon the design. If an

alternative is warranted, the applicant must include on the Site Plan the
detailed design, supporting data and descriptions, as specified in PFM
Section 2-1200, including, but not limited to, the actual specific proposed

setback based on the final design, a description of the applicable requirement,
and justification why it cannot be met.

All required deviations of PFM Section 6-1307.2F to allow installation of bio-
retention facilities in the vicinity of loading docks, vehicle maintenance or outdoor
storage areas (listed on CDP sheet C-2 and FDP sheet C-3).

o The loading spaces appear to be within the proposed building. The

application does not speciff if the facilities would even capture surface

drainage from the loading dock(s). Prior to approval of the Site Plan, the

g

h.
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t.

j.

applicant must provide design details, such as the drainage divides, and it
necessary, pre-treatment to reduce the concentrations of potential
hydrocarbons, toxics or heavy metals before the flow is captwed by the tree
box filters.

All required deviations of PFM Section 6-1307,2G to allow for the maximum
drainage areas to bio-retention filters utilized for the retention of the frrst l" on runoff
be eliminated in order to accommodate rooftop runoff piped to proposed structures
(listed on CDP sheets C-2 and C-15, and FDP sheets C-3 and C-16).

o Sufficient details have not been provided to assess and comment upon the
design. If an alternative is warranted, the applicant must include on the Site
Plan the detailed design, supporting data and descriptions, as specified in PFM
Section 2-1200, including, but not limited to, the specific drainage areas to
each individual bio-retention filter and corresponding larger footprint and
additional pre-treatment; proposed enhancements to the design of the specific
facilities to mitigate the potential adverse effects related to evapotranspiration
rates, porosity, hydraulic overloading, short-circuiting, bypass and larger
storm overflow; sufficient flow controls and other mechanisms to ensure
proper function, safety and community acceptance; and justification why the
applicable standard cannot be met.

All requested deviations of PFM Section 6-1309.2C to allow installation of tree box
filters in the vicinity of loading docks, vehicle maintenance or outdoor storage areas
(listed on CDP sheet C-2 and FDP sheet C-3).

o Sufficient details have not been provided to evaluate and comment upon the
deviation. The loading spaces appear to be within the buildings, and the
application does not speciff if the facilities would even capture surface
drainage from the loading dock(s). If an altemative is warranted, the applicant
must include on the Site Plan the detailed design, supporting data and
descriptions, as specified in PFM Section 2-1200, including, but not limited
to, the drainage divides, and pre-treatment devices to reduce the
concentrations of potential hydrocarbons, toxics or heavy metals before the
flow is captured by the tree box filters, and justification why the applicable
PFM standard cannot be met.

The applicant states on CDP sheet C-l5 and FDP sheet C-l6 that the SWM vaults
shall extend beyond the building face where it shall not adversely impact landscaping
or the sidewalk zone to provide access.

o The approximate vault locations are shown on the Overall Stormwater
Management Plans, but the locations of the maintenance access doors were
not included.

The applicant states on CDP sheet C-l5 and FDP sheet C-16 that a 4'x4' access door
shall be provided for stormwater vault maintenance.

o As mentioned above, the sizes, locations, and configurations of the
maintenance access points are not shown. PFM Section 6-1306.3H requires
two or more access points for each major storage chamber or nm of pipe.
Although PFM Section2-1200 allows the Director to consider altemative
designs, such alternatives would not be approved in circumstances where the
existing standards can be met.

k.
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5) Draft Proffers, dated July 10, 2013:
a. Proffer 23.C, last paragraph, states: o'Maintenance access points to SWM Facilities

and electric vaults beneath the streetscape should be located outside clear pedestrian
walkway zone of the streetscape to the extent feasible. These maintenance access
points shall be shown on the conceptual utility plan submitted with each FDP. If the
access points must be located in the walkway zone, they shall be designed as a lift out
panel with the same paving materials as the walkway (subject to ADA requirements),
be flush with the walkway, and meet ADA accessibility requirements."

. The final design on the Site Plan must show the access points to stormwater
facilities are be capable of being opened by one person without the need of
additional lifting equipment (e.g., a crane), so that the weight of the access
covers does not impede the frequent inspections and routine maintenance of
the facilities

b. Proffer 23.D. Site Distance Considerations. The types, size and density of the
vegetation within bio-retention tree pits is critical to the function and efficiency of the
facility. If the vegetation within stormwater facilities proposed near street
intersections conflict with site distances, such that the tree canopy is provided
elsewhere in accordance with the Proffer, the stormwater runoff reduction provided
by the facilities must also be provided in other locations and/or facilities.

c. Proffer 58. Stormwater Management.
o The applicant should include in the proffer that the determination of 'othe

maximum extent practicable", be subjecttoDPZ, not just DPWES.
Stormwater Management Measures.

o The applicant makes a commitment that "Plans submitted subsequently to this
rezoning shall identify the use of certain Low Impact Development (LID)
techniques that will aid in runoffvolume reduction and promote reuse
throughout the site..." Any facilities must be in substantial conformance with
the development plans and proffers, as determined by DPZ.

. The applicant commit to "the SWM facilities shall be designed to
accommodate not just the pre-developed (existing) peak rates, but also strive
to preserve and/or improve the pre-developed (existing) runoff volumes and
reduce pollutant runoff..." The proffer should specify a specific, measurable
amount that the design of stormwater facilities is substantially more extensive
than minimum requirements, to ensure the expectations for the design of
subsequent plans are acknowledged and established.

. Proffer 58.B The applicant proffers that "At the time of each FDP, the
applicants shall provide calculations for that phase showing the proposed
volume reductions and shall work cooperatively with DPWES and DPZto
ensure that the stormwater management measures that would be suffrcient to
meet the requirements of the aforementioned LEED will be provided and that
the first inch of rainfall will be retained or reused to the maximum extent
practicable..." However, the FDP proposes capturingl00% of the FDP area,
and retaining an equivalent of 1.0 inch of rainfall, but appears to include in the
calculations certain facilities that will not be built until a future phase.

l. The CDP and FDP include statements that infiltration facilities are not
proposed.
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2. The CDP and FDP include statements that reuse of the stormwater
runoff is not proposed.

o Proffer 58.C. The applicant proffers that "The requirements of Paragraph B
may be met on an individual building basis... or based upon the total area of
the Property."

l. Since the applicant will propose the volume reduction on the FDP, per
B above, the stormwater calculations on the FDP must be based on the
amount of control that will be achieved by the specific stormwater
facilities that are proposed to be built as shown on the submitted FDP.
Each FDP could only establish commitments for the specific area of
the subject FDP application, but would not be binding on other areas

of the total rezoning. For example, the land area included in the FDP
for Building F is 0.97 ac., about l/6u of the total 5.79 ac. of the
rezoning application property. The FDP for Building F proposes

retaining an equivalent of 1.0 inch of rainfall, but appears to include in
the calculation facilities that will not be built until a future phase.

2. The applicant states that the access points shall be detailed at the time
of FDP, however, the access points to the stormwater vaults are not
shown on the FDP for Building F.

o Proffer 58.D The applicant proffers that "With each subsequent Site Plan, the
applicant shall provide refined calculations illustrating conformance with the
proposed volume reductions shown on the FDP..."

l. The applicant commits to the amount of volume control shown on the
FDP, but states that the specific SWM facilities will be determined at
the time of Site Plan. Although the Comprehensive plan recognizes
evolving technology and promotes innovative stormwater facilities, the
flexibility to use any combination of LID techniques (existing and
future) must be in substantial conformance with the CDP and FDP, as

determined by DPZ, in addition to being subject to the review and
approval of DPWES. Per Section l6-502.2.A(14) of the Zoning
Ordinance, the applicant must show the type, approximate location,
estimated size (footprint area and storage volume) and maintenance
access of each stormwater facility, and demonstrate the stormwater
requirements will be met, Any changes to the site must be in
substantial conformance with the CDP and FDF, as determined by
DPZ.

2. The proffer indicates "Where it is the Applicant's intent to use a

rainwater harvesting system ("RWHS") for stormwater credit,
variations in reuse water demand may create fluctuations in the draw
down of the RWHS tanks(s)". However, the applicant has stated on
the CDP that there is no rainwater harvesting proposed with the

application. Without specific stormwater reuse(s) designated, the
magnitude and duration of the seasonal fluctuations, or the
corresponding storage volume requirement, cannot be quantified. The
demand for certain uses, such as the irrigation, may be insignificant
during non-growing seasons (e.g., winter), such that the entire
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stormwater volume might be discharged off-site after the l0 day limit.
Any excess volume should first be directed to other facilities using a

"treatment train" approach, if possible, such that the stormwater is still
retained on-site. Only if other treatment is not possible, should the
excess volume be released off site at rates that mimic the runoff
characteristics associated with the site in a good forest condition for
the corresponding rainfall event.

d. Proffer 59: Tree Replacement. Any tree that is an integral part of the stormwater
facility that is removed for maintenance or repair of the facility must be replaced to
ensure proper function of the facility (e.g., bio-retention filters), regardless of the
requested modification of the lO-year canopy requirement

Recent. Pending and Future County Code and regulation changes:
Implementing the Environmental Stewardship Guidelines for the Tysons Corner Urban Center
will require a progressive approach to stormwater management that recognizes evolving
technology and incorporates innovative stormwater management measures and techniques,
Achieving the goals and objectives may require the use of alternative standards which might not
be entirely consistent with, or even addressed in, the current PFM due to the unique
characteristics of the urban environment. Recognizing that such alternatives standards may
differ from the current requirements, the PFM was amended to add $ 2-1200 (Tysons Corner
Urban Center), effective May l, 2013, that allows alternatives to be approved by the Director of
DPWES in circumstances where strict application of the PFM standard cannot be met for a
particular site and where new or creative urban designs are proposed, subject to certain criteria.
If such alternatives are proposed, the Site Plan shall include the final design, construction,
operation and maintenance details, computations, supporting data, descriptions and rationale.
The Director will also consider the possible impacts on public safety, the environment, aesthetics.

and maintenance burden, and may impose conditions. Any alternatives must be in substantial
conformance with the development plans and proffers, consistent with any applicable urban
design guidelines and standards, and comply with federal, state or local codes and regulations,
etc., from which variances may not be granted at the local level.

The County is in the process of drafting new and revised County codes and requirements to
comply with the Virginia Stormwater Management Law and Regulations adopted by the Virginia
Soil and Water Conservation Board on May 24,2011 (Regulations). Please note that the
Regulations include provisions (4VAC50-60-48.A) which limit which land-disturbing activities
could be considered "grcndfathered" by the County, and therefore would not be subject to certain
new criteria, based on several factors, including but not limited to, the dates of rezoning and site
plan approvals, the information included in the approved plan, the initial VSMP permit issuance
and renewal(s), as well as the date(s) of construction. In addition, the County is participating in
the ongoing code changes of the national and state building codes to, among other things,
enhance and expand the provisions regarding rainwater harvesting and reuse within buildings.

Notwithstanding any notes, analysis, computations, narrative, facilities, details and/or design
presented on the CPD/FDP, or statements in the Proffers, the final design, construction,
operation and maintenance of the site, including, but not limited to, the stormwater facilities,
shall be subject to review and approval by DPWES, in accordance with all applicable Codes,
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requirements, standards, specifications, policies and procedures in effect at the time of Site Plan

approval.

Please contact me at 703-324-1720 if you require additional information.

cc: Brjan Sistani, Acting Director, Site Development and Inspections Division, DPWES
Don Demetrius, Chief, Watershed Projects Evaluation Branch, Stormwater Planning
Division, DPWES
Durga Kharel, Chief, Central Branch, SDID, DPWES
William Marsh, DPWES Tysons Urban Center Coordinator, LDS, DPWES
Bin Zhang, Tysons Review Engineer, SDID, DPWES
DPWES ZoningApplication Review Files (1682-ZONA-001-2,1682-ZONA-003-1, and

2s084-ZONA-004-1)
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County of Fairfax, Virginia APPENDIX 11

August 13,2013

Suzanne Lin, Staff Coordinator
Zaning Evaluation Division
Department of Planning and Zoning

Jeremiah Stonefield, Acting Stormwater Review Engineer
Site Development and Inspections Division
Departrnent of Public Works and Environmental Services

SUBJECT: Tysons Central,Rz20ll-PR-005; Tax MapNumbers; 029-3-01-0065,
0071, 0071A G)t.),0072, 0073,0075,0076 and 00784; Providence District

REFERENCE: 1682-WSWD-001-1, Waiver to Allow Underground Detention Facilities in
a Residential Development

In the waiver request, dated December 3, 2012, the applicant seeks a waiver by the Board of
Supervisors (Board) in conjunction with the approval of the subject rezoning, to allow
underground stormwater management facilities in a residential development, in accordance

with Section 6-0303.8 of the Public Facilities Manual (PFM). The Board may grant a waiver
after taking into consideration possible impacts on public safety, the environment, and the
burden placed on prospective homeowners for maintenance. Underground stormwater
management facilities located in residential developments allowed by the Board:

o shall be privately maintained;
. shall be disclosed as part of the chain of title to all future owners responsible for

maintenance of the facilities;
o shall not be located in a County storm drainage easement; and,
o shall have a private maintenance agreement, in a form acceptable to the Director of the

Department of Public Works and Environmental Services (DPWES), executed before
the construction plan is approved.

With the waiver request, the applicant included an exhibit of a portion of the proposed

development showing the locations of potential stormwater vaults, and cost estimates for the

construction and annual maintenance of the vaults. Staff also considered the Conceptual
Development Plan (CDP), dated revised July 10, 2013, submitted by the applicant since the
initial waiver request.

Department of Public Works and Environmental Services
Land Development Services, Site Development and Inspections Division

12055 Government Center Parkway, Suite 535
Fairfax, Virginia 2203 5-S 503

Phone 703 -32 4-17 20 . TTY 7 03 -324-1 87 7' F AX 7 03 -324-83 59

-ffi
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ANALYSIS:
An analysis of the possible impacts on public safety, the environment, and the burden placed
on prospective home owners for maintenance is as follows:

Impacts on Public Safety - The design, location and access points of the stormwater vaults are

critical attributes that affect the potential impact on public safety. For example, a proposed
facility within a paved parking lot or next to a street or travel lane is viewed differently than a
facility located in a grassy open space area. Parking lots and vehicular travel ways are places
where children are less likely to play and gain unauthorized access to the facilities. In any
location, locking manhole covers and doors must be provided at each access point.

Note 7 on sheet C-2 of the CDP, dated July 10, 2013, states "The applicant therefore reserves
the right to provide temporary storm water management and BMP... including... underground
vaults." If it is the intent of the Board to approve the waiver request, staff recommends a
condition that requires the design of any stormwater facilities, including, but not limited to, the
location, number, size, shape, access points and function of the underground vaults (either
permanent or temporary), be subject to approval by DPWES, in accordance with all applicable
requirements, policies and procedures in effect at the time of final Site Plan.

If it is the intent of the Board to approve the waiver request, staff recommends the applicant be
required to provide liability insurance in an amount acceptable to Fairfax County as a condition
of the waiver. A typical liability insurance amount is $1,000,000 against claims associated with

' underground facilities. The private maintenance agreement shall also hold Fairfax County
harmless from any liability associated with the facilities.

Impacts on the Environment - The surrounding areas are developed and the proposed
underground facilities will outfall into an existing piped storm drainage system. Therefore,
staffdoes not believe there will be any adverse impact on the environment from the proposed
underground facilities.

Burden Placed on Prospective Homeowners for Maintenance and Future Replacement - The
financial burden of the prospective homeowners is dependent upon the anticipated annual
maintenance costs, the projected cost of future replacement of the vaults, the form of
ownership (e.g. rental apartments vs. condominium owner's association), and the number of
dwelling units. The annual maintenance costs are dependent upon factors such as size,
location, access, and number of vaults, function, and frequency and methods of required
maintenance activities. The future replacement costs are dictated by the final design, such as

the number, size, and location of vaults, as well as the expected life span of the construction
materials.

The July 10,2013, CDP indicates proposed the mixed-use development include residential
components in various options. The applicant has provided estimates of the total construction
costs, in current dollars, for the underground detention facilities, as well as annual
maintenance. Staff calculated the per unit share of the estimated costs, tabulated below.
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i Number of
Stormwater Management Vault Cost Estimates:

: Residential

i unitsr

Buildine Minimum -
Maximum

Estimated
SWM Vault
Construction

Costs2

$3-4,"000 
.

$34,000

$34,000

Est. Annual
Replacement
Contribution,

per Vault3

Est. Annual
Maintenance

Cost, per
Vaulta

Estimated Total
Annual Share of

Costs, per
Residential Unit5

fr4in.u , MaxT

NlAr--"*-
$34.41 560.22

$!7.21 ,$24:or
$6.06 $8.38

$10.38 $r2.82

$5.27 $8.32

Option ; Option
1rz

iA
tB:af-- it--

No! given

$4s22
$4,22
$680

s680

$680

Not given 
i

$1500 |

$1 s00
$1500 

r

$1s00

$1s00 '

i-* -- NiAs------r"-- Nof ei;""l *ioo-it'i* ;- $rr;.ioor 100-175 : $226,100
I

| 250-350 i $226,100

i 260:360 
!

i N/As i ii; t

i N/Ar 'fi;
:1. Range of proposed residential dwelling units based on Development Tabulations as shown on

the CDP dated July 10,2013.
2. Estimated stormwater construction costs for each vault, in current dollars, provided by the

applicant with the waiver request.
3. The estimated amount of the total annual contribution toward the future replacement reserve

fund, based on the estimated construction cost, and assuming an estimated 50-year lifespan (for
concrete products) and interest compensates for inflation.

4. Estimated annual routine maintenance costs per vault, provided by the applicant.
5. Estimated total annual costs (maintenance plus future replacement contribution) per each

residential unit owner, based on the estimated total annual costs divided by the number of units,
assurning the entire cost burden is split among only the residential units.

6. The minimum per unit share of the costs, based on the maximum number of dwelling units
proposed (i.e., the costs are shared by maximum number of owners).

7. The maximum per unit share of the costs based on the minimum number of units (i.e., the
highest estimated financial burden for each individual residential unit owner).

8. Not applicable - no residential units proposed in the building for the option.

Although these calculations are based on the entire maintenance burden split among only the
residential units (as a conservative estimate of the maximum financial burden per unit), staff
recommends that the maintenance responsibility be shared among all owners within the
development, not just the residential owners. The Proffers should commit to a minimum
number of dwelling units for each particular building or Part, such that the costs associated
with each vault are shared among at least the anticipated minimum number of owners, to
ensure that the per unit share of the costs paid by any individual residential owner would not be
a financial burden.

Staff recommends that, if it is the intent of the Board to grant the waiver, the applicant be
required to establish a financial plan for the operation, inspection, maintenance and future
replacement of the underground facilities. The applicant should be required to establish, as part
of the owners documents, a fund for the annual maintenance and a separate reserye fund to
cover future replacement of the facilities, based on the initial construction costs, an estimated
50-year lifespan (for concrete products). Staff recommends that the applicant prior to Site Plan
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approval, deposit in an escrow account an amount equal to the estimated costs for the

residential trnits' responsibility of the first 20 years of maintenance of the facilities (based on

the current estimate provided, a minimum of $30,000 for each vault). The funds must not be

made available to the owners association until after final bond release.

A maintenance agreement must be executed prior to site plan approval. Regular and frequent

inspections of the stormwater management facilities are critical to ensure proper operation and

maintenance. The access points must be located, designed and constructed in a manner in that
does not hinder the frequent inspections and routine maintenance of the facilities. The total
weight of the access covers and/or opening mechanisms (e.g. spring-loaded hinges) must be

designed so that the covers can be opened by one person without the need of additional
mechanical lifting equipment (e.9., a crane).

The applicant should also be required, as a waiver condition, to address future replacement of
the underground facilities as part of a private maintenance agreement with the County. In
order to maximize the useful life of underground facilities and minimize maintenance issues,

staff recommends that, if it is the intent of the Board to grant the waiver, then the applicant
must be required to construct the underground facilities with only reinforced concrete products.

The applicant must also provide that disclosure will be made in the chain of title of the owners'
responsibility for maintenance and the associated waiver conditions.

RECOMMENDATION:
DPWES recommends that the Board approve the waiver to allow the underground stormwater
detention facilities to be located in the residential portions of the Tysons Central mixed-used
development, subject to conditions with the Proposed Waiver Conditions, 1682-WSWD-001-1,
dated August 13,2013, contained in Attachment A.

If you have any questions, or need further assistance, please contact me at 703-324-1720.

ATTACHED DOCUMENTS:
Attachment A - Proposed Waiver Conditions, #1682-WSWD-001-1, August 13,2013
Attachment B - PFM Section 6-0303.8

cc: Michelle Brickner, Director, Land Development Services, DPWES
William Schell, Acting Director, Maintenance and Stormwater Management Division,

DPWES
Brjan Sistani, Acting Director, Site Development and Inspections Division, DPWES
Durga Kharel, Chief, Central Branch, SDID, DPWES
William Marsh, DPWES Tysons Urban Center Coordinator, LDS, DPWES
Bin Zhang, Tysons Corner Urban Center Plan Reviewer, SDID, LDS, DPWES

-)StormwaterReviewEngineer,CentralBranch,SDID,DPwES

DPWES Zoning Application File ( I 682-ZONA-00 1 -2)
DPWES Waiver File (1682-WSWD-001 -l)
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Proposed Waiver Conditions

1682-WSWD-001-l

August 13,2013

(Concurrent with RZ 2011-PR-005 Tysons Central)

If it is the intent of the Board of Supervisors to approve Waiver #1682-WSWD-001-I in conjunction
with RZ 2011-PR-005 for Tysons Central, to allow underground stormwater management facilities in
a residential development in accordance with Section 6-0303.8 of the Public Facilities Manual
(PFM), staff recommends the Board condition the approval by requiring conformance with the
following conditions:

1. This approval is limited to the Tysons Central mixed use development, as proposed with RZ
2011-PR-005. Notwithstanding any notes, and/or narratives included on the CDP, any
substantial changes to the development plan, such as adding a residential component with
underground stormwater vaults in another part of the development, will require Board approval
of a revised waiver and conditions.

Notwithstanding any notes, analysis, narrative, and/or preliminary design presented on the CDP,
the final design, construction, operation and maintenance of the underground stormwater
detention vaults, including, but not limited to, the function, number, size, shape, location, access
and discharge, shall be subject to review and approval by the Director of the Department of
Public Works and Environmental Services (DPWES), in accordance with these conditions, and
all applicable Codes, requirements, standards, specifications, policies and procedures in effect at
the time of Site Plan approval.

To provide greater accessibility for inspection and maintenance purposes, the underground
facilities shall have.a minimum interior height of 72" and the access points must be located,
designed and constructed in a manner inthat does not discourage the frequent inspections and
routine maintenance of the facilities. The total weight of the access covers and/or opening
mechanisms must be designed so that the covers can be opened by one person without the need
of additional mechanical lifting equipment, and be located, to the extent possible, within the
private streets or travel lanes and not within the open space areas of the proposed development,
as determined by DPWES.

The underground facilities shall be constructed of reinforced concrete products only and
incorporate safety features, including locking manhole covers and doors, as determined by
DPWES at the time of construction plan submission.

The underground facilities shall be privately maintained and shall not be located in a County
storm drain easement.

A private maintenance agreement, as reviewed and approved by the Fairfax County Attomey's
Office, shall be executed and recorded in the Land Records of the County. The private
maintenance agreement shall be executed prior to Site Plan approval.

2.

3.

4.

5.

6.

I of2
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The private maintenance agrcement shall address:
o County inspection and all other issues as may be necessary to insure that the facilities are

maintained by the property owners in good working condition acceptable to the County so

as to control stormwater generated from the development of the site.
o A condition that the applicant, property owners, their successors or assigns shall not

petition the County to assume future maintenance responsibility or replace the underground
stormwater faci lities.

o Establishment of a reserve fund for future replacement of the underground stormwater
facilities.

o Establishment of procedures to follow to facilitate inspection by the County, i.e., advance
notice procedure, whom to contact, who has the access keys, etc.

o A condition that the property owners provide and continuously maintain, liability insurance.
The typical liability insurance amount is at least $1,000,000, against claims associated with
underground facilities.

o A statement that Fairfax County shall be held harmless from any liability associated with
the underground stormwater facilities.

7. Operation, inspection and maintenance procedures associated with the underground facilities
shall be incorporated in the site construction plan and private maintenance agreement, which
insure safe operation, inspection and maintenance of the facilities.

8. A financial plan for the owner to finance regular maintenance and full life cycle replacement
costs shall be established prior to final subdivision plat approval. The plan shall include a line
item in the arurual budget for routine operation, inspection and maintenance; a separate line item
for the annual deposits toward future replacement (based on the initial construction costs and an
estimated 50-year lifespan for concrete products); and a separate reserye fund (i.e., account) for
the future replacement of the underground facilities.

9. Prior to final construction plan approval, the applicant shall escrow sufficient funds for the
benefit of the owner which will cover 2O-years of maintenance of the underground facilities.
These monies shall not be made available to the owners' association, or equivalent, until after
final bond release.

10. All future purchasers of any of the residential units shall be advised prior to entering into a

contract of sale, that the owner is responsible for the operation, inspection, maintenance and
replacement of the underground facilities.

I l. The owner and its successors and assigns shall disclose, as part of the chain of title, to all future
property owners, the presence of the underground stormwater facilities and the owner's
responsibility for operation, inspection, maintenance and replacement of such facilities, by
including the following language within the deed for each lot and the record plat:

"The owner and its successors and assigns are responsible for the operation, inspection,
maintenance and replacement of the underground stormwater facilities as set forth in the
maintenance agreement entered into with the County."

2 of2
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Public Facilities Manual (PFIvt) Section 6-0303.8

Underground detention facilities may not be used in residential developments, including rental

townhouses, condominiums and apartrnents, unless specifically waived by the Board of

Supervisors (Board) in conjunction with the approval of a rezoning, proffered condition

amendment, special exception, or special exception amendment. In addition, after receiving

input from the Director regarding a request by the property owner(s) to use underground

detention in a residential development, the Board may grant a waiver if an application for

rezoning, proffered condition amdndment, special exception, and special exception amendment

was approved prior to, June 8,2004, and if an underground detention facility was a feature

shown on an approved proffered development plan or on an approved special exception plat.

Any decision by the Board to grant a waiver shall take into consideration possible impacts on

public safety, the environment, and the burden placed on prospective owners for maintenance of

the facilities. Any property owner(s) seeking a waiver shall provide for adequate funding for

maintenance of the facilities where deemed appropriate by the Board. Underground detention

facilities approved for use in residential developments by the Board shall be privately

maintained, shall be disclosed as part of the chain of title to all future homeowners (e.g.

individual members of a homeowrers or condominium association) responsible for maintenance

of the facilities, shall not be located in a County storm drainage easement, and a private

maintenance agreement in a form acceptable to the Director must be executed before the

construction plan is approved. Underground detention facilities may be used in commercial and

industrial developments where private maintenance agreements are executed and the facilities

are not located in a County storm drainage easement.
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Fnrnrax CouxrY PARK AUTHoRITY

Barbara Berlin, AICP, Director
Zoning Evaluation Divisi on
Department of Planning and Zoning

Sandy Stallman, AICP, Manager ,,(Q
Park Planning Branch, PDD ,6i4

August 23,2013

SUBJECT: RZ 2011-PR-005, NV Commercial & Clyde's - Revised
Tax Map Numbers: 29-3((11 )) 65, 7 l, 7 I A-pt, 72, 7 3, 7 5, 7 6, 7 8A

BACKGROUND

The Park Authority has reviewed the proposed Development Plan dated July 10, 2013, for the

above referenced application; this memorandum is intended to replace all previous memoranda

regarding the application.

The Development Plan shows two development options for a 5.79-acre consolidated parcel to be

rezoned from C-8 to PTC. Each development option incorporates six mixed-use buildings,
labeled Buildings A through F. The type and amount of uses within four of the six buildings
remain consistent between development options, whereas two buildings vary respectively by
development option. In order to review the subject application equitably in regard to other

Tysons rezoning applications, the following analysis will consider the maximum development
potential for each option.

Option | - 631,000 square feet of office uses; 848,000 square feet of residential uses or 610 to

885 multi-family dwelling units; 155,000 square feet of hotel uses; and 173,000 square feet of
retail uses. Option I provides altemative uses for Building E - office/retail or hoteVretail - so

the preceding distribution reflects the square feet for both alternative uses inclusively.
Regardless of the pursued alternative use in Building E, Option I affords a total of 1,807,000

square feet ofnew gross floor area.

Option 2-320,000 square feet of offrce uses; 1,441,000 square feet of residential uses or 1,042

to 1,509 multi-family dwelling units; 155,000 square feet of hotel uses; and 173,000 square feet

of retail uses. Option 2 affords a total of 2,029,000 square feet of new gross floor area.

Based on the average projected multi-family household size of 1.75 in the Tysons Corner Urban

Center,thedevelopmentcouldadd 1,549 to2,64l newresidents(Option 1:885 x1.75:1,549;
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Option 2: 1,509 x 1.75 :2,64I) to the Providence Supervisory District depending on the pursued
development option.

COMPREHENSIYE PLAN GUIDANCE

The Park Authority analysis is based on the policies in the Parks and Recreation section of the
Countywide Policy Plan, including Objective 2, Policies g, j, and k; Objective 5, Policies a and
b; Objective 6, Policy c. and Appendix 2,Part B: Park Facility Service Level Standards. The
evaluation is also based on guidance provided in the Tysons Corner Areawide Environmental
Stewardship section of the Comprehensive Plan. Specific Plan citations from the Areawide text
are provided in the Analysis and Recommendations sections.

AIIALYSIS AND RECOMMENDATIONS

Urban Parkland Needs
The Plan for Tysons Corner calls for a comprehensive system of public open spaces to serve
residents, visitors and workers. This system of public spaces should include parks of different
types (pocket parks, civic plazas, common greens, recreation-focused parks, linear parks/trails,
and natural resource areas) to enhance the quality of life, health and the environment for those
who live, work and visit Tysons Corner. In the Tysons Corner Urban Center Areawide
Recommendations, Environmental Stewardship Chapter, Parks and Recreation Section, Page 81,
the Plan states the following:

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

Applying the urban parkland standard cited in the Comprehensive Plan to the proposed
development and assuming an average household size of 1.75 and one employee per 300 square
feet of commercial uses, there is a need for 2.64 to 4.10 acres of urban parkland onsite (Option I
andZ, respectively). The Development Plan shows 2.6 or 2.94 acres of space identified as

"public urban park" depending on the future alignment of Center Street and contributions related
to off-site athletic field development. However, a portion of that amount functions as, and
should be considered, streetscape. Therefore, the acfual amount of new, usable public urban park
space being provided is on par to approximately one acre less than the need generated depending
on the pursued development option.

Onsite Public Parks
Six distinct public urban park spaces are shown on the Development Plan and further described
in the draft proffers dated July 10, 2013. The park spaces are consistent and do not change
between development options; however, two design options are shown for Metro Plaza Park
because the space is directly related to the future alignment of Center Street, which is currently
under review.

- 
Metro Plaza Park (0.73 acre or 0.86 acre depending on the future alignment of Center Street)
is classified as a civic plaza and envisioned to serve as a major transit and pedestrian corridor
and unique placemakingplaza for civic gatherings and commercial support activities. The
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space is shown on the plan to incorporate a variety of hardscape and landscaping
improvements and amenities, including: outdoor dining and retail options, a cascade water
feature, an interactive water fountain, Metro bicycle storage, and specialized paving. In
addition, the primary focal element for the space is shown as a piece of public art to be

determined by WMATA.

The plan and draft proffers also include an option to install a video art display
(approximately 100 feet by 40 feet in size) on the Building B fagade facing the park space.

The video art display is intended to provide a medium for artistic displays and not
commercial advertisement. The option is dependent on FDP approval of Building B.

o As portions of this park space are not within the subject consolidated parcel, the
Applicant should demonstrate the ability and/or permission to make the proposed

enhancements on Metro property, which is currently being negotiated.

- 
Sky Park (0.26 acre) is classified as a multi-tiered pocket park and is situated on the terrace
rooftop between Building A and B that overlooks Central Piazza and Metro Plazaparks. The
space is envisioned to provide a variety of leisure amenities as well as recreational
opportunities, and is shown on the plan to include: a cascade water feature, an outdoor
concession area with plentiful seating options, a mix of hardscape and landscaping features,

and two recreation sport court facilities that afford bocce ball, horseshoe, shuffleboard, lawn
dart, and other comparable recreational uses. Access to the park space is shown on the plan
by a staircase and elevator from both adjacent Metro Plaza and Central Piazza parks.

o The Applicant has incorporated previous design recommendations from staff, which
includes moving the staircase to provide clear and visible pedestrian access from the
Central Piazzato Skv Park.

- 
Central Piaza Park (0.10 acre) is classified as a pocket park and is situated in the middle of
the roundabout at the intersection of Viale Centrale and Tysons Central Street. The space is

envisioned as an urban plazafor use by residents, workers, and patrons, and is shown on the
plan to include two seat-wall areas, a water feature, and some additional seating options.

o Staffconsiders a large portion ofthis park space to be streetscape and vehicular-oriented
rather than a useable, public park. Therefore, staff recommends the Applicant further
examine and demonstrate how this space will function as a useable park space.

- 
Qsrnel Park (0.31 acre) is classified as a pocket park and is situated in the far southeastern
corner of the site between Building F and Leesburg Pike (Route 7). The space is shown on
the plan to include a mix of hard- and landscaping features, a variety of seating options, and

an open lawn/on-leash dog walking area enclosed by a mountable curb. The open lawn area

was previously designed as permeable pavers for use as a fire access lane; however, that use

is no longer warranted by the Fire Marshall, so the applicant has redesigned the space for
public use.
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o The open lawn area seems well suited to provide additional onsite park amenities and

recreational facilities. In particular, staffrecommends the Applicant consider relocating
the off-leash dog park in Clyde's Park to this location (see Clyde's Park discussion).

Pocket Park (0.05 acre) is classified as a pocket park and is situated in the far northeastern
corner of the site adjacent Building D. The space is shown on the plan to include
landscaping and seat-walls with engraved game boards.

. Staff considers this streetscape and recommends additional amenities be provided to
enhance the space, such as public art or small-scale recreational features to make it a
useable park space.

Clyde's Park (0.42 acre) is classified as a common green and is envisioned as a small-scale
park space designed for casual use by people working and living in the immediate area. The

space is shown on the plan to incorporate a mix of hardscape and landscaping features,

pedestrian amenities, and recreational opportunities, including: an open lawn area, an off-
leash dog park, a playground, a climbable sculpture, an interactive water fountain, five
exercise fitness stations, and a variety of seating options including a private outdoor dining
area.

r The Park Authority appreciates the Applicant's willingness to incorporate many of the

suggested uses and facilities into the design of Clyde's Park.

. Staff recommends that the Applicant commit in proffers to provide the dog park as off-
leash with appropriate fencing, controlled-access, and ground surface for an urban dog

park such as synthetic turf or stone dust. Staff anticipates that the dog park will be an

overwhelmingly popular and well-used amenity and believes that a safe environment for
all users, both inside and outside the dog park, will be critical to Clyde's Park success as

a publicly-accessible park space.

o Furthermore regarding the dog park, staff recommends the Applicant consider relocating
the facility to the open lawn area designated in Corner Park and provide appropriate

fencing, controlled-access, and ground surface for an urban dog park such as synthetic

turf or stone dust. The relocation would align with staff recommendations to provide

additional park amenities/facilities in the space since the Fire Marshall determined that

fire access is not warranted. In addition, the relatively isolated location may afford a

better experience for dog park users than the location in Clyde's Park, and avoid potential

use conflicts. The relocation would also enable additional amenities/facilities to be

provided in Clyde's Park at the former dog park location.
o Staff recommends the outdoor dining area not be reserved exclusively for private use.

- 
The tabulation of required urban park area reflected on Sheet L-3.1 and L-3.2 (development

option I and2,respectively) indicates the provision of 1.8 acres and l.98 acres of park space

onsite. Additionally,.funds have been proffered towards the development of athletic fields in
Westgate Park or acquisition and development of athletic fields elsewhere serving the Tysons

area - which is roughly equivalent to 0.8 or 0.96 acres depending on the pursued

development option. Therefore, combined, the application proposes 2.6 or 2.94 acres of
publicly accessible park space.
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Evaluation
Staffrecognizes that the subject application is only at the conceptual development phase and

subsequently the Applicant will provide more detail once a final development plan is pursued;

however, staff provides the evaluation to help inform the Applicant for future FDP consideration.
Staff also recognizes the site has particular topographical constraints that impair the Applicant's
ability to provide a fully interconnected park system.

Overall, the application meets the recommended amount of publicly-accessible urban park space

for development option 1 by providing 2.6 acres, but is deficient in this respect for development
option 2 by providing2.94 acres. An adequate assorhnent of publicly-accessible recreational
facilities is being provided onsite in both development options and fi.urding for off-site athletic
field development. More important than the total area of park space is the quality of the public
park spaces. The applicant has been responsive to staffconcerns through the review process

regarding the quality of the park spaces. Adjustments were made that greatly improved the

quality of the spaces provided. The final design proposes a variety of spaces that are visually
connected and a range of activation to serve the community.

Through quality of design, adjustments to site design, and commitment to fund offsite athletic
field development, the proposed development plan provides ample and variable public park

spaces to serve the new community.

Athletic Field Needs
In addition to the need for new urban parks, the Comprehensive Plan also recognizes the need for
a variety of small and large recreational facilities to meet the need of new residents, workers, and

visitors to Tysons Comer. In the Tysons Corner Urban Center Areawide Recommendations,
Environmental Stewardship Chapter, Parks and Recreation Section, Page 82, the Plan states the

following:

"...recreational facility service level standards in the Park and Recreation element

of the Countywide Policy Plan should be applied to new development in Tysons,

with adjustments made for urban demographics and use patterns. Using 2050

development projections, anticipated urban field use patterns, optimal athletic
field design (lights and synthetic turf) and longer scheduling periods, the adjusted

need for athletic fields to serve Tysons is a total of 20 fields...In general, the need

for an athletic field is generated by the development of approximately 4.5 million
square feet of mixed use development in Tysons."

Based on Comprehensive Plan guidance for provision of one full-service athletic field per 4.5

million square feet of new GFA, the proposed development of 1,807,000 to 2,029,000 new

square feet of GFA generates a need for 0.40 to 0.46 portion of an athletic field (Option 1 and 2,

respectively). No athletic field facilities are shown on the plan.

Comprehensive Plan guidance for Tysons Corner provides a hierarchy for meeting public
parkland and athletic facility needs as follows:
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"Proposed development in Tysons should be accompanied by the dedication of
public or publicly accessible parkland, and by the construction of recreational

facilities, such as athletic fields. Provision of park land and facilities on-site is

prefened. If on-site dedication and facility provision are not possible, an

equivalent off-site dedication and facility construction within the same district
should be sought as a substitution. Where it is not possible to locate facilities
within the district, locations that serve Tysons may be substituted. As a last

alternative, as for smaller sites, an equivalent monetary contribution to fund local
public parks within Tysons may be substituted. If facilities are constructed on
publicly-owned land, an offsetting contribution of park facilities, park land or
cash contribution for parks equivalent to the value of the land used for
construction should be provided." (Tysons Areawide Plan, Page 82)

Redevelopment applications involving large land consolidations (i.e. greater than 10 acres) are

expected to provide land onsite or nearby where athletic field facilities can be built. This
approach is supported by the Tysons area District Supervisors and citizens in the surrounding
communities of Mclean, Vienna and Falls Church. Smaller-sized applications are expected to

provide an off-site equivalent of the respective generated athletic field need if such a facility
cannot be accommodated onsite. Applicants can utilize a series of options listed in the Tysons

Corner Urban Center recommendations to satisfy the athletic field need.

Due to the topographical constraints of the site, staffacknowledges that an athletic facility, or

portion thereof, cannot be provided on-site. In order to satisfy the athletic field need, the

Applicant has proffered to provide $2.38 per square foot of new gross floor area in lieu of actual

field construction, which is equivalent to the land and facility value provided by other approved

rezoning applications. In addition, the Applicant has proffered an option to provide early

payment by December 31, 2015, on one or more of the proposed six buildings to receive an early

payment discount. The discount is based on a building's midpoint gross floor area, estimated

year of build-out for that building according to the Applicant, and a 5Yo reduction in the $2.38
per square foot amount compounded each year. In the event the approved FDP gross floor area

for a building is more than the projected amount used to calculate the discount, the Applicant
will contribute funds based on any additional gross floor area atthe $2.38 rate and be subject to

escalation.

Evaluation
Due to the topographical constraints of the site, staffacknowledges that an athletic facility, or
portion thereof, cannot be provided on-site. The proffer to provide $2,38 per square foot of new
gross floor area in lieu of actual field construction is satisfactory to fulfill the Applicant's
generated athletic field need. In addition, the parameters regarding the proffer option to provide

early payment on one or more of the proposed six buildings to receive an early payment discount

is also satisfactory and equitable with other rezoning applications.

Other Recreational Facility Needs
In the Tysons Corner Urban Center Areawide Recommendations, Public Facilities Chapter,

Parks Section, Page 88, the Plan states the following:
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"The Countywide recreation facility service level standards in the Park and
Recreation element of the Countywide Policy Plan should be applied to new
development in Tysons, with adjustments made for urban demographics and use
patterns. Provision of facilities to meet these service level needs will ensure that
as Tysons redevelops, publicly accessible athletic fields, tennis courts, basketball
courts, fitness and program space, swimming pools, and other active recreational
facilities will be provided at levels meeting the needs of future Tysons residents,
employees and visitors."

Using adopted recreational facility service level standards found in the Parks and Recreation
element (Appendix 2,Part B) of the Policy Plan, the publicly accessible recreational facilities
needed to address the planned growth for this project area, depending on the pursued

development option, include a half to two multi-use sport courts and at least one playground.

Evaluation
The Applicant is providing an adequate assortment of publicly-accessible recreational facilities
onsite. The plan shows two recreational sport court facilities with flexible use in Sky Park, and a

playground, dog park, and five exercise fitness stations in Clyde's Park. However, staff
recommends the applicant consider relocating the dog park to the open lawn/on-leash dog

walking area in the Corner Park and reallocate the former dog park space in Clyde's Park for
additional amenities/facilities; see preceding discussion of onsite public parks.

Any recreational facilities provided onsite can be credited towards the Applicant's PTC
requirement to expend $1,700 per non-ADU for onsite recreational facilities.

Private Recreation and Amenity Areas
The Development Plan shows 0.26 acres of private above-grade urban park space that is

envisioned as a communal park space for onsite residents and workers on the rooftop between

Building B and C. The space is envisioned to provide an outdoor fire pit, interactive water

feature, overhead-seating structure, abundant seating, a mix of hardscape and landscaping
features, and a small multipurpose lawn.

Additional facilities and amenities envisioned for each individual residential building or shared

among two or more buildings include a clubroom for community gatherings, a

media/entertainment center, and a fitness center with exercise equipment such as stationary
bikes, treadmills, weight machines, free weights, etc. and/or sport courts.

Evaluation
The onsite private recreational facilities will be credited towards the Applicant's PTC
requirement to expend $ 1,700 per non-ADU for onsite recreational facilities.



Barbara Berlin
RZ201l-PR-005, NV Commercial & Clyde's - Revised
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SUMMARY OF RECOMMENDATIONS

This section summarizes the recommendations included in the preceding analysis section.

o The Comprehensive Plan reconrmends that the proposed development provide at least 2.64 to
4.10 acres of publicly-accessible onsite urban parkland, depending on the pursued
development option. Overall, the application meets the recommended amount of publicly-
accessible urban park space for development option I by providing 2.6 acres, but is deficient
in this respect for development option2by providing 2.94 acres. However, through quality
of design, adjustments to site design, and commitment to fund offsite athletic field
development, the proposed development plan provides ample and variable public park spaces

to serve the new community.

o The Development Plan generates a need for 0.40 to 0.46 portion of a new full-size athletic
field depending on the pursued development option. Due to the topographical constraints of
the site, staff acknowledges that an athletic facility, or portion thereof, cannot be provided
on-site. In order to satisfu the athletic field need, the Applicant has proffered to provide
$2.38 per square foot of new gross floor area in lieu of actual field construction, which is
satisfactory and equivalent to the land and facility value provided by other approved rezoning
applications. In addition, the Applicant has proffered an option to provide early payment by
December 31,2015, on one or more of the proposed six buildings to receive an early
payment discount, which is also satisfactory and equitable with other rezoning applications.
The discount is based on a building's midpoint gross floor area, estimated year of build-out
for that building according to the Applicant, and a 5%o reduction in the $2.38 per square foot
amount compounded each year. In the event the approved FDP gross floor area for a

building is more than the projected amount used to calculate the discount, the Applicant will
contribute any additional gross floor area at the $2.38 rate and be subject to escalation.

. Overall, the Applicant is providing an adequate assortment of publicly-accessible
recreational facilities onsite. However, staffrecommends that the Applicant relocate the dog
park in Clyde's Park to the open lawn/on-leash dog walking area in Corner Park, which will
enable additional park amenities/facilities to be provided in Clyde's Park. Other minor
recommendations by staff are provided in the analysis section.

Please note the Park Authority would like to review and comment on proffers and./or

development conditions related to park and recreation issues. We request that draft and final
proffers and/or development conditions be submitted to the assigned reviewer noted below for
review and comment prior to completion of the staff report and prior to final Board of
Supervisors approval.

FCPA Reviewer: Jay Rauschenbach
DPZ Coordinator: Suzanne Lin

Copy: Cindy Walsh, Director, Resource Management Division
David Bowden, Director, Planning & Development Division
Andrea L. Dorlester, Senior Planner, Park Planning Branch, PDD
Chron Binder
File Copy
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P:\Park Planning\Development Plan Review\DPZ Applications\RZ9Oll\RZ 201l-PR-
005\FCPA REVIEW\RZ 201 1 -PR-005-NV-REVISED Plans 9-July I 0 2013-FCPA.docx
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County of Fairfax, Virginia

Apil2,2013

TO:

FROM:

SI]BJECT:

RE:

Suzanne Lin, Staff Coordinator
Zonng Evaluation Divi sion, DPZ

Todd Nelson, Urban Forester II
Forest Conservation Branch, DP

Tysons Central Building F; FDP 2011-PR-005

Request for assistance dated March 26,2013

This review is based upon the Final Development Plan (FDP) 2011-PR-005 stamped
"Received, Department of Planning and Zoning, March 11,2013." A site visit was conducted
on April 6,2011, as part of a review of the Conceptual Development Plan (CDP) stamped
"Received, Departrnent of Planning and Zoning, March 14,201I."

1. Comment: The Tree Preservation Target Deviation on sheet C-9 is requesting the UFMD
to deem the tree preservation target requirements satisfied with the Concept Landscape
Planting Plan. This request is unclear as there are two proposed landscape design options
associated with the CDP and there is only one option provided as part of this FDP. Option
one is proposing to provide 18,575 sq. ft. of lO-year tree canopy and option two is
proposing to provide 18;275 sq. ft. of l0-year tree canopy. The UFMD does not support
this request as each of the two concept landscape options are less than the required 25,229
sq. ft. l0-year Tree Canopy Requirement for this site and it is unclear how the entire l0o/o
l0-year Tree Canopy requirement will be met.

Recommendation: Prior to consideration of the Tree Preservation Target Deviation
Request, a revised landscape plan, lO-year Tree Canopy Calculations, and deviation
request should be provided dernonshating how the entire 25,229 sq. ft. lO-year Tree
Canopy Requirement for this site will be met. The UFMD will not support a request to
modiff the l0o/o lO-year Tree Canopy Requirement. [n addition, l0-year tree canopy
calculations should be provided in accordance with PFM Table 12.10.

2. Comment: It appears the Applicant is requesting a modification of the peripheral parking
lot landscaping requirernents for above grade parking structures as indicated on sheet C-3.
This modification request is unclear as there does not appear to be any above grade parking
structures with exposed decks proposed with this application.

Department of Public Works and Environmental Services
Urban Forest Management Division

12055 Govemment Center Parkway, Suite 518
Fairfax, Virginia 2203 5-5 503

Phone 7 03-324-17 7 0, TTY : 7 03-324-1877, F ax: 7 03-803-77 69
www. fairfaxcounty. gov/dpwes

#



Tysons Cental Building F
FDP 2011-PR-005
April2,2013
Page 2 of3

3.

Recommendation: An explanation on the request to modiff the peripheral parking lot
landscaping requirements for proposed above grade parking structures should be provided
as part of the FDP. If there are not above grade parking structures with exposed decks
proposed with this application, this modification request should be removed from the
application. If there are above grade parking structures with exposed decks proposed with
this application, their locations should be clearly shown and identified on the FDP.

Comment: It appears the Applicant is requesting a modification of the interior parking lot
landscapingrequirernents for above grade parking structures as indicated on sheet C-3.
This modification request is unclear as there does not appear to be any above grade parking
structures with exposed decks proposed with this application. In addition, the proposed use

of innovative planting design and architectural techniques, including but not limited to,
overhead vegetative arbors is unclear does not meet the intent of the interior parking lot
landscaping requirement as only deciduous trees that provide shade directly to portions of
the parking lot shall be credited toward meeting the requirernent.

Recommendation: An explanation on the request to modiff the interior parking lot
landscaping requirernents for proposed above grade parking structures should be provided
as part of the FDP. If there are no above grade parking structures with exposed decks
proposed with this application, this modification request should be removed from the
application. If there are above grade parking structures with exposed decks proposed with
this application, their locations should be clearly shown and identified on the FDP, and
trees should be planted to fulfill the interior parking lot landscaping requirement.

Comment: It appears the Applicant is requesting a modification of PFM to permit trees
located in existing or proposed right-of-way dedication areas to count toward the l0-year
tree canopy requirements, as indicated on sheet C-3. The cited PFM section is incorrect and
it is unclear if a commitment has been obtained from the Applicant to replace any tree
removed to facilitate maintenance or repair of existing or proposed rights-of-way.

Recommendation: The modification request should be revised to request a modification of
PFM section l2-0515.6E and proffer language requiring the Applicant to replace any tree
removed to facilitate maintenance or repair of existing or proposed rights-of-way.

Comment: Several trees located to the south of Building F appear to be located in planting
areas less than 8 feet in width. It does not appear alternative planting width details have
been provided for these planting are:n and it is unclear how the 8 foot wide minimum
planting area below paved surfaces will be achieved.

Recommendation: Provide alternative planting width details for the above areas

demonstrating how the 8 foot wide minimum planting area below paved surfaces will be
achieved in accordance with the Tysons Urban Design Guidelines

4.

f,.



Tysons Central Building F
FDP 20lt-PR-005
Apil2,2013
Page 3 of3

6. Comment: Concept Landscape Planting Plan Option 1, as proposed as part of the CDP, is
not included as part of this FDP.

Recommendation: Concept Landscape Planting Plan Option 1 should be provided as part

of this FDP.

7. Comment: The landscape plan sheet is unclear as the trees associated with the 'FDP Tree
Schedule (limit of FDP site)' and the 'FDP Tree Schedule (included off-site improvement)'
are not clearly labeled. In addition, it is unclear why the tree canopy calculations include
the interim park plantings.

Recommendation: All hees associated with the 'FDP Tree Schedule (limit of FDP site)'
and the 'FDP Tree Schedule (included off-site improvement)' should be clearly labeled on
the landscape sheet. In addition, the l0-year tree canopy credit claimed for the interim
park plantings should be removed from the 1O-year tree canopy calculations.

Please contact me at 703-324-1770 should you have any questions.

TLN/
UFMDID#:179300

cc: DPZ File



County of Fairfax, Virginia

December 12,2012

TO:

FROM:

SUBJECT:

RE:

Suzanne Lin, Staff Coordinator
Zontng Evaluation Division, DPZ

Todd Nelson, Urban Forester
Forest Conservation Branch.

Tysons Central; RZ 201 1 -PR-005

Request for assistance dated November 28,2012

This review is based upon the Conceptual Development Plan (CDP)RZ20l1-PR-005 stamped
"Received, Department of Planning and Zoning, November 20,2012." A site visit was
conducted on April 6,2011, as part of a review of the CDP stamped "Received, Department of
Planning and Zodrng, March 14, 2011."

General Comment: Urban Forest Management Division comments and recommendations on
the previously submitted CDP were provided to DPZinmemos dated April 11,2011, and July
18,2012. Several comments and recommendations contained in the memos were not
adequately addressed. Additional comments and recommendations are provided to address the
proposed landscaping and lO-year tree canopy requirements.

1. Comment: The Tree Preservation Target Deviation on sheet C-8 states the lO-year tree
canopy calculations will provide canopy coverage of 36,325 sq. ft. This area is inconsistent
with the 35,925 sq. ft. identified as the total tree cover provided by planting, as shown in
the Plant Schedule on sheet L-2.1. As a result, it is unclear how the fi%o 10-year tree
canopy requirement will be met for this site.

Recommendation: Preliminary l0-year tree canopy calculation should be provided in
accordance with PFM 12-0511 and as formatted in accordance with PFM Table 12.10. The
Tree Preservation Target Deviation should accurately identify the total of canopy area
provided through tree planting as identified in the revised 10-year tree canopy calculations.

2. Comment: It appears the Applicant is requesting a modification of the interior parking lot
landscaping requirernents for proposed above grade parking structures, as indicated on
sheet C-2. This modification request is unclear as there does not appearto be any above
grade parking structures with exposed decks proposed with this application.

Department of Public Works and Environmental Services

,,0,, oYJ3i,?Jll:'i#:"r::ffi 'rlilTll sffiu
phone703-324-t770,rrt,ror-'Jiifffi;il:r;;r13?,1,-ll2l;mF

www. fairfaxcounty. gov/dpwe s



Tysons Cenhal
RZ 2011-PR-005
December 12,2012
Page 2 of3

Recommendation: An explanation on the request to modiff the interior parking lot
landscaping requirernents for proposed above grade parking structures should be provided
as part of the CDP. If there are no above grade parking structures with exposed decks
proposed with this application, this modification request should be removed from the
application. If there are above grade parking structures with exposed decks proposed with
this application, their locations should be clearly shown and identified on the CDP.

3. Comment: It appears the Applicant is requesting a modification of PFM section 12-
0515.68 to allow for trees located above any proposed percolation trench or bio-retention
area to count towards the lO-year tree canopy requirements. It is unclear if a commitment
has been obtained from the Applicant to replace any tree removed to facilitate maintenance
or repair of these percolation trenches and bio-retention facilities.

Recommendation: Obtain proffer language requiring the Applicant to replace any tree
removed to facilitate maintenance or repair of percolation trenches and bio-retention
facilities.

4. Comment: Several proposed landscape trees appear to be planted in areas that are less than
8 feet wide and it does not appear altemative planting width details have been provided for
each of the planting areas that are less than 8 feet wide.

Recommendation: Provide alternative planting width details for each of the proposed
plantings areas that are less than 8 feet wide in accordance with the Tysons Urban Design
Guidelines and draft proffer l8A.

5. Comment: The planting detail for the Viale Centrale (type2),proposing a 4 foot wide
planting area, does not demonstrate how the 8 foot wide minimum planting area below
paved surfaces will be achieved.

Recommendation: Provide an altemative planting width details for the Viale Centrale
(type2) location, dernonstrating how the 8 foot wide minimum planting area below paved
surfaces will be achieved in accordance with the Tysons Urban Design Guidelines and
draft proffer l8A.

6. Comment: The proposed locations of the various planting details shown on sheet L-7.1 are
not clearly shown or identified on the concept landscape planting plan.

Recommendation: The locations of all the altemative width planting details proposed with
this development plan should be clearly shown and identified on the concept landscape
planting plan.

7. Comment: The various street tree details do not include soil volume specifications and it is
unclear if these details are in conformance with the Tysons Urban Design Guidelines and
draft proffer 18A.



Tysons Central
RZ 2011-PR-00s
December 12,2012
Page 3 of3

8.

Recommendation: The street tree details should provide soil volume dimensions in
accordance with Tysons Urban Design Guidelines and draft proffer 18A.

Comment: Various street tree details propose the use of structural soil to achieve the 8 foot
wide minimum planting area below paved surfaces. Structural cell technology is a modular
system for support of surface paving, and provides space within this framework for a
volume of soil that does not need to be compacted to provide structural support. This
provides a much larger volume of actual soil than structural soil which is comprised of 80-
85 percent stone with soil in the spaces between stones.

Recommendation: Street tree details should be provided for planting areas less than 8 feet
wide that incorporate the use of structural cell technology, cantilevered sidewalks, or other
approved methods to achieve the 8'wide minimum planting area and adequate soil volume
below paved surfaces.

Comment: The tl,pical rain garden details on sheet L-7.2 propose 6 foot wide tree wells
that do not include structural cell technology or other measures to achieve the 8 foot wide
minimum planting area below paved surfaces, do not include soil volume specifications,
and do not appear to be in conformance with the Tysons Urban Design Guidelines and
draft proffer 18A.

Recommendation: Tlrpical rain garden details should be provided for planting areas less

than 8 feet wide in accordance with Tysons Urban Design Guidelines and draft proffer l8A
to clearly showing how 8 foot wide minimum planting areas will be provided below paved
surfaces using structural cell technology of other approved methods and soil volume
dimensions.

Please contact me at 703-324-1770 should you have any questions.

TLN/
UFMDID #:159784

DPZ File

9.
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FAIRFAX
PUBLIC SGHOOLS

TO:

FROM:

SUBJECT:

AGREAGE:

TAX MAP:

of Facilities and Transporhtion Servlces
Otfice of Facilities Planning

8115 Gatehouse Road, Suite 3300
Falls Church, Mrginia 22042

Aprit9,2013

Barbara Berlin, Director, Zoning Evaluation Division
Fairfax Coung Department of Planning & Zoning
Zoning Evaluation Division*

Ajay Rawat, Coordinator\X\ /
Office of Facilities Plannin[Srvices

RZ 2011-PR-005, NVC and Clyde's (Updated)

5.79 acres

29-3-((1 ))€5, 7 1 -7 3, 7 5, 7 6, 78A

PROPOSAL:
The application proposes a rezoning from commercial use (G-8 District) to mixed use (pTC District) to
permit a transit-oriented mixed use development consisting of a mixture of office, hotei, retailand
maximum of 1,546 mid/high-rise multi-family dwelling units-. The property contains 5.79 acres and is
developed with low rise retail and commercial uses.

ANALYSIS:
School Caoacities
The schools serving this area are Westbriar Etementary, Kilmer Middle, and Marshall High schools. The
chart below shows the existing school capacity, enrollment, and projected enrollment. -

School Capacity
2012 | 2017

Enrollment
(9t30t121

2013-2014
ProJected

Enrollment

Capaclty
Balanc€

2013-2014

2017-18
Projected

Enrollment

Capacity
Balance
2017-18

Westbriar ES 447 I 447 547 33J -106 619 -172
Kilmer MS 1116 I 1116 1 195 1259 -143 1 505 -389
Marshall HS 1511 I 2000 1651 1752 -241 2068 -68

The school_capacity chart aborre shows a snapshot in time for student enrollments and school capacity
balances. Student enrollment projections are don_e on a six year timeframe, currently through school year
2.917:19 and are updatg! annually. At this time, if development occurs within the ne*t 

"i* 
yEarr,

Westbriar, Kilmer, and Marshall are projected to have a capacity deficit and the rezoning aiplication is
anticipated to contribute to this projected capacity deficit, Beyoho the six year projectioi nbiizon,
enrollment projections are not available.

Capital linprovement Program Prciects
The 2014-18 Capitat lmProvement Program (ClP) includes continued funding for the renovation at
Marshall High School. The renovation, which will increase capacity, is scheJuled to be completed in
FY 2015.

Development lmpact
Based on the number of residential.units proposed, the chart below shows the number of anticipated
students by school level based on the current countywide student yield ratio,



Optjgn 1

OpUon 2

RECOMMENDATIONS:
Proffer Qentribution
The rezoning application is antlcipated to yield between 47 to 169 new students (25 to 91 Elementary,
8 to 29 Middle, and 14 to 19 High School). Based on the approved proffer formula guidelines, the
students generated would justify a proffer contribution between $440,766 (47 students x $9,378) to
$'t,584,882 (169 students x $9,378) in order to address capitat improvements for the receiving schools;
depending upon the ultimate number of units approved and constructed. lt is recommended that all
proffer contributions be directed to FCPS to use at its discretion for schbols serving the Tysons Comer
area given that it is unknown when the residential development will occur and if the present schools
assignments will remain at the time of occupancy.

In addition, an 'escalation" proffer is recommended. The suggested per student proffer contribution is
updated on an annual basis to reflect cunent market conditions. The amount has decreased over the last
couple of years because of the down turn in the economy and lower construction costs for FCPS. As a
result, an escalation proffer would allow for payment of the school profbr based on either the current
suggested per student proffer contribution at the time of zoning approval or the per student proffer
contribution in effect at the time of development, whichever is greater. This would better offset the impact
that new student yields will have on surounding schools at the time of development. For your reference,
below is an example of an escalation proffer that was included as part of an approved proffer contribution
to FCPS,

Adiustment to Contibution Amounts. Following approval of this Application and prior to the
Applicant's payment of the amount(s) set forth in this Proffer, if Fairfax County should incrcase
the ratio of students per unit or the amount of contribution per student, the Applicant shatt
increase the amount of the contribution for that p/rase of development to reflect the then-cunent
ratio and/or contribution. lf the County should decrcase the ratio or contribution amount, the
Applicant shall prwide the greater of the two amounts.

It is also reeommended that the developer provide notification to FCPS when development is likely to
occur or when a site plan has been filed with the County. This will allow the school system adequate time
to plan for anticipated student growth to ensure classroom availability.



3

It is noted that in order to address future student groMh in the Tysons Corner area, FGPS has been
working with Fairfax County staff to identify and reserve a future elementary school location in Tysons
Gorner. Tysons Corner is located within several elementary school boundaries and these schools will not
have sufficient capacity to accommodate future student growth from the redevelopment. lt is envisioned
that students residing in Tysons Corner will be serviced by an elementary school located in Tysons and
expansion of the middle and high schools.

ADDITIONAL INFORMATION:
Overcrowding at Kilmer could potentially be addressed with a Boundary Adjustment with Thoreau
(receiving school) which is anticipated to be at 85% Capacity Utilization in2017-18 after completion of
renovation and capacity enhancements.

Future Development lmoacts
ln addition, Westbriar, Kilmer, and Marshall also are receiving schools for several other significant
developments that are approved or pending approval. Student yields from these developments are likely
to impact receiving schools. These developments include:

r RZ-2010-PR-021, Capital One -Approved (1,297 MFHR, 113) notrn wesbriar ES
. RZ 2010-PR422, Campus Point Realty/Tysons Westpark- Pending (1 ,61 5 MFHR, 178 students). RZ 2011-PR-009,010 & 011, Cityline Paftners - Pending (2,772 MFHR, 295 students) wotrn

Westbriar ES
. RZ 2011-HM-012 & 013, Dominion Square - Pending (2,000 MFHR, 174 students)
r RZ 201 't-PR-023, Arbor Row - Approved (685 to 1,174 MFHR, 63 to 102 students). RZ 2O11-HM-026, Q-R Spring Hil/- Pending (341 MFHR, 29 students)
. RZ2O11-HM-027, 1587 Spinghill Hotdings - Pending (S01 MFHR, 45 students)
. R22011-HM-032, TysonsWest -Pending (625 MFHR, 54students)

DMJ/sjb

Attachmenf Locator Map

cc: Patg Reed, SchoolBoard Member, Prcvidence Dishict
Pat Hynes, Vice-Chairman, Hunter Mill District
Jane Strauss, School Board Member, Dranesville
llryong Moon, Chairman, SchoolBoard Member, At-Large
Ryan McElveen, School Board Member, At-Large
Ted Velkoff, School Board Member, At-Large
Jetfrey Platenberg, Assistant Superintendent, Facilities and Transportation Services
Jim Kacur, Cluster ll, Assistant Superintendent
Jay W Pearson, Principal, Marshall High School
Douglas Tyson, Principal, Kilmer Middle School
Lisa Pilson, Principal, Weshriar Elementary School
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APPENDIX 15

County of Fairfax, Virginia

DATE:

TO:

FROM:

SUBJECT:

REFERENCE:

February 21,2013

Suzanne Lin, Staff Coordinator
Zoning Evaluation Divis ion
Deparfrnent of Planning andZoning

Kevin R. Wastler, EH Supervisor
(til

Technical Review and Information Resources Section
Fairfax County Health Department

Development Plan Analysis

Application No. FDP 2011-PR-005 (NV Commercial)

After reviewing the application, the Health Department has no additional comments to make

regarding the application. Plans must be submitted for review by the applicant regarding all
required Health Department codes and regulations regarding any proposed food service

establishments and public swimming pools which appear to be part of this submission.

Fairfax County lfealth Department
Division of Environmental Health

Technical Review and Information Resources

10777 Man Street, Suite 102, Fairfax, YA 22030
Phone: 703-246-2510 TTY: 7l I Fax:703-278-8156

www. fairfaxcounty. gov/itd



DATE:

TO:

FROM:

September 30,2013

Suzanne Lin
Zoning Evaluation Divi sion
Department of Planning and Zoning

Sharad Regmi, P.E.
Engineering Analysis and Planning Branch

SUBJECT: Sanitary Sewer Analysis Report

REF: Application No. Amended SEA 2008-MD-036
Tax Map No. 029-3-((01)-0071-4

The above referenced zoning application is within Tysons Corner Urban Center. As such, prior
to site plan submission, the applicant shall be required to provide sewer capacity analysis study
to Wastewater Planning and Monitoring Division of all the lines within the Urban Center
which its site contributes flow to. If it is determined that any of the lines within the Tysons
Corner Urban Center are inadequate, the applicant will be required to perform necessary
upgrades prior to or concurent with site plan submission.

For sanitary trunk sewers that serve the Tysons Corner Urban Center but are located beyond
the boundary of the Center, the projected wastewater flow is anticipated to increase
significantly, resulting in potentially overloading the system. To accommodate the added flow,
pipe improvement will be necessary in the future, hence, the possibility of pro-rata share may
be applicable.

If you have any questions or comments, please do not hesitate to contact me at (703) 324-5008.

FarRfAx CoUNTY
WAsarwAT[t MANAGE]JINT Department of Public Works and Environmental Services

Wastewater Planning & Monitoring Division
12000 Government Center Parkwav. Suite 358

patfai,'v ezzozs
Phone: 703-324-5030. Fax: 703-803-3297

www. fairfaxcountv. sov/dpwesQwtiry ol Wali -. Qutlily of tlft

rffi



TO:

FROM:

SUBJECT:

APPENDIX 16

County of Fairfax, Virginia

DATE: Februarv 21.2013

Barbara C. Berlin, Director
Zoning Evaluation Division
Department of Planning and Zoning

Eric Fisher, GIS Coordinator
Information Technology Section
Fire and Rescue Department

Fire and Rescue Department Preliminary Analysis of Final Development Plan
Application FDP 201 1 -PR-005

The following information is submitted in response to your request for a preliminary Fire and
Rescue Department analysis for the subject:

L The application property is serviced by the Fairfax County Fire and Rescue Department
Station #429, Tysons Corner

2. After construction programmed (r/a)- this property will be serviced by the fire
station (r/a)

Proudly Protecting and
Serving Our Community

Fire and Rescue Department
4100 Chain Bridge Road

Fairfax, VA 22030
703-246-2126

www. fairfaxcounfy. gov/fi re



APPENDIX lT

FAIRFAX COUNTY WATER AUTHORITY
B560 Arlington Boulevard, Fairfax, Virginia 22031

www.f airfaxwater.org

April 1,2013

Fairfax County Department of Planning andZorung
12055 Govemment Center Parkway, Suite 801

Fairfax, Virginia 22035-5505

Re' 
ff,3:l[i,];li'
TaxMap: 29-3

Dear Ms. Berlin:

Fairfax Water has reviewed the above referenced application and offers the following:

l. Pursuant to the Connection Rule for New Construction/Redevlopment in Accordance with
Fairfm County Ordinance Section 65-6-13 (Rule) adopted by the Fairfax Water Board on
January 12,20l2,the applicant will be required to connect the proposed development to
Fairfax Water's system.

2. Fairfax Water will require the installation of a 24-inch water main in conjunction with
this site development as shown on page C-8 of the applicant's FDP.

3. Depending upon the configuration of the on-site water mains, additional water main
extensions and appurtenances may be necessary to satisfu fire flow requirements and

accommodate water quahty concems.

If you have any questions regarding this information please contact Dave Guerra at (703)
289-6343.

ing and Engineering

Chiel Site Plan Review
Martin Walsh, Walsh, Colucci, Lubeley, Emrich & Walsh
John Amatteti, VIKA Inc.

PLANNING & ENGINEERING
DtvrstoN
Jamie Bain Hedges, P.E.

Director
r703) 289-6325
Fax {703) 289-6342

Ms. Barbara Berlin. Director

amie B
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APPENDX 18

6-501 Purpose and Intent

The PTC District is established for the Tysons Corner Urban Center as defined in the
adopted comprehensive plan 1q imFlement the mix of uses, densities and intensities under
the redevelopment option set forth in the adopted comprehensive plan. The PTC Dishict
regulations are designed to provide tle necessary flexibilify to transform the designated
Tysons Comer Urban Center area from a suburban ofFrce park and activity center into an
urbaq mixed-use, tuansit bicycle and pedestrian oriented community to promote high
standards in urban design, Iayout and construction and to otherwise implement the stated
pupose and intent of this Ordinance. To create mixed-use downtowns near mass transit,
higher development intensities are to occur within approximately one half (%) mile of the
four Mefrorail Station entrances, identified as Transit Oriented Development (TOD)
Districts in the adopted comprehensive plan. The remaining areas, the Non-Transit
Oriented Development (Non-TOD) Districts, are to be developed into lively urban
neighborhoods that include an appropriate mix of uses, densities and intensities that are
compatible to adjacent communities. In both TOD and'Non-TOD Disticts, development
should !e designed in an integrated manner that will enhance the urban character. Smaller,
freesta:rding structures are generally discouraged and shalllonly be considered when such
use is designed in an urban form that creates or enhances an appropriate street edge and
implements the stated purpose and intent of the dishict

To be granted this zoning distric! the applicant shall demonstate the development
furthers the vision of the Tysons Corner Urban Center, as identified in the adopted
comprehensive plan, by meeting at a minimum, the following objectives

1. Contibute to a tiered intensity of development having the highest intensities located
closest to the toansit stations and provide the mix of residential, office and
corrmercial uses necessary to achieve a vibrant urban environment. 

.

2. Contribute to the network of open space and urban parks, to include stream valley' 
parks, pocket.parks, common gr""trr, civic plazas and athletic fields for the workers
and residents ofTysons. 

-

3. Promote environmental stewardship by implementing green building design;
efficien! renewable and sustainable enerry practices; incorporating lqw impact
development sfuategies, such as innovative stormwater management and green roofs;
and achieving thd tee canopy goals for Tysons.

4. Further the implementation of the urban grid. of streets and the described stoeet
hierarchy for Tysons.

5. Reduce the amount of single occupant vehicle tips by limiting the amount of
provided parking, encouraging shared parking arrangements arnong uses, permitting
the inclusion of managed. tandem parking spaces, and implementing various
Transportatiol Demand Management strat'egies, such as transit subsidies, carpool and

. vanpool services, employee shuttles, car-sharing programs and bicycle
accommodations.
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Confribute to ttre necessary public facilities to support the projected job and
population growth, including schools, fue and police services, u tiUrur11 public
utilities, and an arts center.

Conftibute to the specified stoeetscape and apply the urban design guidelines
specified for build-to lines, building articulation, fenestation, ground floor
hansparency and parking design/to create an integrated urban, pedestrian-friendly
environment

8. . Contribute to implementing the workforce and affordable housing policies for Tysons
to provide housing to various income levels.

To these ends, a development proposal within the Tysons Corner Urban Center that
utilizes the redevelopment option as set forth in the adopted comprehensive plan shall only
be considered by the Board in conjunction with a rezoning application to this district. Such
rezoning to and development under this district will be permitted only in accordance with
development plans prepared and approved in accordance with this Part and the provisions
ofArticle 16.

General.Standards

A rezoning application or development plan amendment application may only be approved
for a planned development under the provisions of Article 6 if the planned development
satisfies the following general standards:

The planned development shall substantially. conform to the adopted comprehensive
plan with respect to type, character, intensity of use and public facilities. Planned
developments shall not exceed the density or intensity permitted by the adopted
comprehensive.plan, except as expressly.permitted under the applicable density or
intensity bonus provisions.

The planned development shall be of such design that it will result in a development
achieving the stated purpose and intent of the pla::ned development distict more
than would development under a conventional zoning district.

The planned development shall efficiently utilize the available land, and shall protect
and preserve to the extent possible all scenic assets and natural features such as foees.
sfeams and topogrAphic features.

The planned development shall be designed to prevent substantial injury to the use
and value of existing surrounding developmen! and shall not hinder, deter or impede
development of surrounding undeveloped properties in accordance with the adopted
comprehensive plan.

16-101

1.

2.

a
J.

4.
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5.

6.

The planned development shall be located in an area in which tuansportation, police
and fire protectibn, other public facilities and public utilities, including sewerage, are
or will be available and adequate for the ur"Jpropored; provided however, tf,ai ttr"
applic-Tt may make provision for such facilities or utiiities whicir are not presently
available.

3?,,j1*g9 development-- shall provide coordinated linkages among intemal
racrrtles and services as well as connections to major external facilities an-rl services
at a scale appropriate to the development.

Design Standards

Whereas it is the intent to allow flexibilrty in the design of all planned developments, it is
deemed necessary to establish design standards by whlich to review rezoning applications,
develdpment plans, conceptual deveropment plans, final development ptani, inc plans,
site plans and subdivision pla8. Therefore, the following design ri*a*al rt 

"ir "ppr{
1' In order to complement'developmeT 

91 3djacent properties, at all peripheral
boundaries of the pDE pRM, pDc, pRc Dishicts tiie.bulk regulaiioni and
landscaping and_screening provisions shall generally conform to A""prouiri*, of
that conventional 2oning district which most closely Lharacterizes tfre paftiauf;type
of development under consideration. In the pfC rji*ic! such provisions shall only
have general applicability and only at the periphery of the Tysons Corner Urban
Center, as designated in the adopted comprehensi,r" pi*.

2' Other than those regulations specifically set forth in Article 6 for a particular p
dishic! the open space, off-steet p*Li.rg, loading sign and all other similar
::fl1]!T ;et 

forth in this'Ordinance shall have gen-eral ipplication in alt planned
oevelopments.

3' Streets and drivervays shall be designed to generally conform to the provisions set
forth in this ordinance and all other County ordiruir", and regulatioo, 

"oot 
ot6rrg

same, and where applicable, sheet systemJ shall be designed to afford convenienr
access to mass transportation facilities. In addition, a network of hails and sidewalks
shall be coordinated to provide access to recreational amenities, op"n rpu"", pt ufi"
facilities, vehicular access routes, and mass transportation facilities.

76-102
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GLOSSARY

It should not be construed as representing legal definitions.
Refer to the Fairfax County Zoning Ordinance, Comprehensive Plan

- or Public Facilities Manual for additional information-

ABANDONMENT: Refers to road or street abandonment, an action taken by the Board of Supervisors, usually through the public hearing
process, to abolish the public's right-of-pass,age over a road or road right-bf way. Upon abandonment, the right+f-way automatically
reverts to the underlying fee owners. lf the fee to the owner is unknown, Virginia law presumes that fee to the roadbed rests with th6
adjacent property owners if there is no.evidence to the contrary.

ACCESSORY DWELLING UNIT.(OR APARTMENT): A secondary dwelling unit established in conjunction with and clearly subordinate to
a single family detached dwelling unit. An accessory dwelling unit may be allowed if a special permit is granted by the Boaid of Zoning
Appeals (BZA), Refer to Sect. 8-918 of the Zoning Ordinance.

AFFORDABLE DWELLING UNtT (ADU) DEVELOPMENT: Residential development to assist in the provision of affordable housing for
persons of low and moderate income in accordance with the affordable dwelling unit prograrn and in accordance with Zoning Ordinince
regulations. Residential developmenl which provides affordable dwelling units may result in a density bonus (see below) pelmitting the
construction of additional housing units. See Part 8 of Article 2 of the Zoning Ordinance.

AGRICULTURALANDFORESTALDISTRIGTS: AlanduseclassificationcreatedunderChapterll4orll5oftheFairfaxCountyCode
!o1 the purpose- of qualifuing landowners who wish to retain their property for agricultural or forestal use for use/value taxation pursuant to
Chapter 58 of the Fairfax County Code.

BARRIER: A wall, fence, earthen berm, or plant materials which may be used to provide a physical separation between land uses. Refer
to Article 1 3 of the Zoning Ordinance for specific barrier requirements

BEST MANAGEMENT PRACTICES (BMPs): Stormwater management techniques or land use practices that are deteirmined to be the
most effective, practi.cable means of preventing and/or reducing the amount of pollution generated by nonpoint sources in order to improve
water quality.

BUFFER: Graduated mix of land uses, building heights or intensities designed to mitigate potential conflicts between different types or.
intensities of land uses; may also provide for a transition between uses. A landscap'ed buffer may be an area of open, undevei6ped land
a1$ may include a combination of fences, walls, berms, open space and/or landscape plantings.. A buffer is not necessarily coincident
with transitional screening

CHESAPEAKE BAY PRESERVATION ORDINANCE: Regulations which the State has mandated must be adopted to protect the
Chesapeake Bay and its tributaries. These regulations must be incorporated into the comprehensive plans, zoning ord-inances and
subdivision ordinances of the affected localities. Refer io Chesapeake Bay Preservation Act, Va. Code Section 10.1-21 00 ei seq and VR
173-02-01, Chesapeake Bay Preservation Area Designation and Management Regulations.

CLUSTER DEVELOPMENT: Residential development in which the lots are clustered on a portion of a site so that significant
environmental/historical/cultural resqurces may be preserved or recreational amenities provided. While smaller lot sizes are permitted in a
cluster subdivision to p1e_s91ve-open space, the overall density cannot exceed that,permitted by the applicable zoning district. See
Sect. 2-421 and Sect. 9-615 of the Zoning Ordinance.

COUNTY 2232 REVIEW PROGESS: A public hearing process pursuant to Sect. 15.2-2232 (Formerly Sect. 15.1-456) of the Mrginia Code
which is used to determine if a proposed public facility not shown on the adopted Comprehensive Plan is in substantial accord witn tne
plan. Specifically, this process is used to determine if the general or approximate location, character and extent of a proposed facility.is in
substantial accord with the Plan.

dBA: 'The momentary magnitude of sound weighted to approximate the sensitivity of the human ear to certain frequencies; the dBA value
describes a sound at a given instant, a maximum sound level or a steady state value. See also Ldn.

DENSIW: Number of dwelling units (du) divided by the gross acreage (ac) of a site being developied in residential use: or, the number of
dwelling units per acre (du/ac) except in the PRC DistriCt when density refers to the number of persons per acre.

DENSITY BONUS: An increase in the denSity othenrise allowed in a given zoning district which may be granted under specific provisions
of the Zoning Ordinance when a developer provides excess open space, recreation facilities, or affordable dwelling.units (ADUs), etc.

DEVELOPMENT CONDITIONS: Terms or conditions imposed on a development by the Board of Supervisors (BOS) or the Board of
Zoning Appeal_s (BZA) in connection with approval of a special exception, special permit or variance application or rezoning application in
a "P" district. Co.nditions may be imposed to mitigate adverse impacts associated with a development as well as secure comliiance with
the Zoning Ordinance and/or conformance with the Comprehensive Plan. For example, development conditions may regulate hours of
operation, number of employees, height of buildings, and intensity of development:



DEVELOPMENT PLAN: A graphic representation which depicts the nature and character of the devblopment proposed for a specific land
a.rea: information such as topography, location and. size of proposed structures, location of streets trails, utilitiei, and storm drainage are
generally included on a developqgnt plan, A development plan is s submission requirement for rezoning to the pRC District. A
GENERALIZED DEVELOPMENT PLAN (GDP) is a submission requirement for a rezoning application for all conventionalzoning districts
other than a P District. A development plan submitted in connection with.a s_.!r_ecial exception (SE) or special permit (Sp) is gene-ratty
referred to as an SE or SP plat. A CONCEPTUAL DEVELOPMENT PLAN (CDP) is a submission requirement when'filirig a-rezoninil
lgOligalio1 l9t aP Disirict other than the PRC District; a CDP characterizes in a general way the planned development oitne site. A
FINAL DEVELOPMENf PLAN (FDP) is a_s_u!qi9si9n requirement following the approval of a conceptual develofment ptan and rezoning
lPPlication for a P District other.than the PRC Distiict; an FDP further details the planned development of the sitb. Se6 nrticte 16 of thg"
Zoning Ordinance.

EASEMENT: A right to or interest in.property owned by another for.a specific and limited purpose. Examples: access easement, utility
easement, construction easement, etc. Easements may be for public or private purposes.

ENVIRONMENTAL QUALITY CORRIDORS,(EQCs): An open space system designed to link and preserve natural resource areas,
provide passive recreation a-nd protect wildlife habitat. The system includes stf!?m_valleys, steep slopes and welands. For a complete
definition of EQCs, refer to the Environmental section of the Policy Plan'for Fairfax County contained in Vol. 1 of the Comprehensivb plan.

ERODIBLE SOTLS: Soiis that wash away easily, especially under conditions where stormwater runoff is inadequately controlled. Silt and
sediment are washed into nearby streams, thereby degrading water quality.

FLOODPLAIN: Those land area:.in and adjacent to streams and wateriourses subject to periodic flooding; usually associated with
environmental quality corridors. The 100 year floodplain drains 70 acres or more of land and has a one percent ch-ance of flood
occurrence in any given year.

FLOOR AREA RATIO (FAR): An expression of the amount of development intensity(typically, non-residential uses) on a specific parcel
of land. FAR is determined by dividing the total square footage of gross floor area of buitdingi on a site by the total iquare iootage of the
site itself.

FUNCTIONAL CLASSIFICAT|ON: A system for cla.ssifoing roads in terms of the character of service that individual facilities are providing
or are intended to provide, ranging from travel mobility to land access. Roadway bystem functional classification elements include
Freeways or Expressways which are limited access highways, Other Principal (or Major) Arterials, Minor Arterials, Colleclor Streets, and
Local Streets. Principal arterials are designed to accommodate travel; access to adjacent properties is discourbged. Minor arterials are
designed to serve both through traffic and local trips. Collector roads and streets link local str6ets and propertiejwith the arterial network.
Local streets provide access to adjacent properties.

GEOTECHNICAL REVIEW: An engineering study.ofthe geology and soils of a site which is submifted to determine the suitability of a site
for development and recommends construcfion techniques designed to overcome development on problem soils, e.g., marine clay soils. 

-

HYDROCARBON RUNOFF: Petroleum products, such as motor oil, gasoline or transmission fluid deposited by motor vehicles which are
carried into the local storm sewer system with the stormwater runoff, and ultimately, into receiving stre'ams; a milor source of non-point 

-

source pollution. An oil-grit separator is a common hydrocarbon runoff reduction method.

IMPERVIOUS SURFACE: Any land area covered by buildings or paved with a hard surface such that water cannot seep through the'
surface into the ground.

INFILL: Development on vacant or underutilized sites within an area which is already mostly developed in an established development
pattern or neighborhood.

INTENSITY: The magnitude of development usuilly. measured in such terms as density, floor area raiio, building height, percentage of
impervious surface, trafficgeneration, etc. Intensity is also based on a comparison of the development proposiiagai-nst environmental
constraints or other conditions which determine the carrying capacity of a speicific land area to accommodate devel-opment.without
adverse impacts.

Ldn: Day night average sound level. lt is the twenty-lsrt hour average sound level expressed in A-weighted decibels; the measurement
assigns a "penalty" to night time noise to account for night time sensitivity. Ldn represents the total noise environmeni which varies over
time and correlates with the effects of noise on the public health, safety and welfare.

LEVEL OF SERVICE (LOS): An estimate of the effectiveness of a roadway to carry traffic, usually under anticipated peak traffic
conditions. Level of Service,efficiency is generally characterjzed by the letters A through F, wiih L'OS-A describing free flow traffic
conditions and LOS-F describing jammed or grid{ock conditions.

MARINE CLAY SOILS: Soils that occur in widespread areas of the County generally east of Interstate g5. Because of the abundance of
shrink-swell clays in these soils, they tend to be highly unstable. Many areqs of slope failure are evident on natural slopes. Construction
on these s-qls may initiate ot accelerate slope movement or slope fallure, The shrink-swell soils can cause movement in structures, even
in areas of flat topography, from dry.to wet seasons resulting in cracked foundations, etc. Atso known as slippage soils.



-.t-

oPEry SiAcE: That portion of a site which generally is not covered by buildings, streets., or parking areas. Open space is intended toprovide light and air; open space may be function as a buffer between land usei or for scbnii, envir6nmentat, 6rrecieational purposes.

oPEN SPACE EA,SEMENT: An easement usuatly grantbd to the Board of Supervisors which preserves a tract of land in open space forsome public benefit in perpetuity o_r for a specified period_of time. Open space. easements_ may be accepted by the Board of Sup'ervisors,upon request of the land owner, after evaluation under criteria estabiishecj by the Board. See bpen spa'ce t-aio nit, 
-cooe 

of virgirria, 
-'

Sections 10.1-17OO, et seq.

P DISTRICT: A "P" district refers to land that is planned and/or.developed 
?9 q!_lqnngg Development Housing (pDH) Disirict, a planned

Development Commercial (PDC) District or a Planned Residential Conimunity (PRC) District.-itle poH, poc irioF{CZoning Districtsare established to encourage innovative and creative design for land developm'ent; t'o provide ample ani efficient ur" -f op"n space; topromole a balance in the mix of land uses, housing types,Lnd intensity.of development; ana to atiow m"*i*u* neilu-itityin order toach.ieve excellence in physical, social and economlc planning and devllopment of a site. Refer lo Articles 6 and 1 6 of the ZoningOrdinance.

PROFFER: A written condition, which, when off.ered voluntarily by a property owner and accepted by the Board of Supervisors in arezoning action, becomes a legglly binding condition which is ih aooition'to the zoning.district iegutaiions appticaLie tia speciRc property.
Proffers are submitted and signed by an owner prior to tlr_e loaqd of Supervisors puuiic irearint-on 

" 
rezoning apptication and run w1h theland. once accepted by the Board, proffers may be modified only by a iroffered iondition amindment (pCA) applicaiion or other zoningaction of the Board and the hearing process required for a rezoning'application appties. See sect. ls.izsoi tifii,1.,"irv is.r491) of theCode of Virginia.

PUBLIC FACILITIES MANUAL (PFM): A technical text approved by the Board of Supervisors containing guidelines ahd standards whichgovern the design and construction of site improvements incorporating applcable Federal, State and c"iritv coo"r, specinc standards ofthe Virginia Department of Transportation and the County's Oe'partmeit oi puUtic Worfs anO Environmental Services-' 
- -

RESoURGE MANAGEMENT AREA (RMA): That component of the Chesapeake Bay Preservation Area comprised of lands that, ifimproperly used or developed, have a potential for cjrusing-significant waterquality degradation or for diminishinjine-iunctional vqlue ofthe Resource Protection Area. See Fairfax County CoAe, Cfr. t tg, Chesapedke Bay p-reservation Oidinance.

RESOURCE PRoTEcTlol'l A.REA (nlA: That component of the Chesapeake Bay Preservation Area comprised of lands at or near theshoreline or-water's edge that have in intrinsic water quality value due to ihe ecotojicat Jno uiorogicar processes they peform or aresensitive to impacts which may result in signiftcant degradation_of the quality of staie waters. tn in-eir natural conoitioi,,inese landsprovide for the removal, reduction or assimilation of sediments from runoff entering the Bay anJ its tributaries, 
"no 

miniri=" the adverse.effects of human activities on state waters and aquatic resources. New developm"ent is gdn;ralty discouraged i; il RpA. See FairfaxCounty Code, Ch. 1 18, Chesapeake Bay preservation Ordinance.

slTE PLAN: A detailed engineerin() plan, to scale, depicting the developmentof a parcel of land and. containing all information requiredby Article 17 of the Zoning ordinance. Generally, submissidn of a site pian to DPWES for review and approvalft ieluireo for artresidential, commercial and industrial developmirnt exgepJ for development of single famity oetacnea owittingi. 1n"-iiiu prun is requiredto.assure that development complies with the Zoning Ordinance.

SPECIAL EXCEPTION (SE) / sPEctAL PERMIT (SP): Uses, which by their nature, can have ah undue impact upon or can beincompatible with other land uses and therefore need a site specific review. After review, such uses may bi allowed to locate within givendesignated zoning districts if appropriate and only_under sp_ecial controls,.Jimitations, and.reguiaiions- n special exception is subject io- 
-

public hearings by the Planning commission and Boaro of supervisors qln.gnnrouat bt ihe"t;;rd oisup-tirvisorsi a 
-Jpe-ciat 

permit
requires a public hearing and approval by the Board of Zoning Appeals. Unli(e profferJ which aie voluntary, the Board of supervisors orBZA may impose reasonable conditions io assure, for exampTe, cirmpatibility an'O satety. S"u nrii"f" g, Special permits and Article g,
Special.Exceptions, of the Zoning Ordinance.

SToRMWATER MANAGEMENT: Engineering practicbs that are-incorporated into th^e design of a development in order to mitigate orabate adverse water quantity and water qualityimpacts resulting fiom cievelopment. Stormriater management systems are designed toslow down or retain runoff to re-create, as nearly ds possible, ttie pre-devetofment now ConOiiions.

S'UBDlVlsloN PLAT: The engineering plan for a subdivision of land submitted to DPWES for review and approved pursuant to chapter101 of the County Code.

TRANSPoRTATIoN DEMAND MANAGEMENT (TPM): Actions taken to reduce single occupant vehicle automobile trips or actions takento manage or reduce overall transportation demand in a particular area.

TRANSPORTATION SYSTEM MANAGEMENT (TSM) PROGRAMS: This term iS used to describe a full spectrum of actions that may beapplied to improve the overall efficiency of the transportation network. TSM pfograrJr"r"ffy 
"onsist 

of low_cost 
"ttumut-iu"" 

to majorcapital expenditures, and.may include parking management measures, rideshanYng p.gr";d, nliiuru or staggl.;woi['irours, transitpromotion or operational improvements to the existing roadway !y!tem. TSM inclide-sTransportation oemJn"J rrrranagement tlo[41measures as well as H.O.V. use and other strategies associated witn tne operation of the skdet and transit systems. 
-- -



URBAN DESIGN: An aspect of urban or suburban planning that focuses-on creating a desirable environment in which to live, work andplay' A well-designed urban or suburban environment dem6nstrates the four gen;1"iry 
"JJ"p'[o 

principles of design: clearly identifiablefunction for the area; easily understood order; disiinlti";l;";iit;l;; uiuu"t 
"ip""t.- 

' - - - -"'--

vACATtoN: Refers to vacation of street or road as a.n action taken by-the 
!9910 ot supervisors in order to abolish the public,sright-of-passage over a road or road right-of-way dedicated uv i prur ,ir suuoruirion. urion ;;;;;"n, tile to the roao iighi-of-way transfersby operation of law to the owner(s) of the adjacent properties within ihe subdivision troln wn"ncu the road/road right-oi-way originqted.

vARIANCE: An application to the Board of Zoning Appeals which seeks relief from a sp-ecific zoning regulation such as lot width, buildingheight' or minimum yard requirements, among othlrs.'A varianCe rn"f 
",1ry 

u" gi""t"Jivlir" ao^gro of Zoning Appeats through the pubtic
ffi1il.'gii,"h"""ff.il',3,".?":XJj'"n 

bv the B.ZA that the variance application 
'"i,G tn" r"i;ilbl;ilil; r"i; Vffi;"; setTorth in sect.

WETLANDS: Land characterized by wetness for a portion-of the growing season. weflands are generally delineated on the basis ofphysical characteristics such as soil-properties indicltive or wetn-eis, t'tr'e-presence of vejetation with an affinity for water, and thepresence or evidence of surface wetness or soil saturation. wetland unuironrunt";fifd;;;r quality improvement benefits and aieecologically valuable' Development activity in wetlands is suu;eciio peimitting pro"!"""" uoriiistereo by the U.s. Army corps ofEngineers

TIDAL wETLANDS: ve,s.gtalgd. ald nonvegetated wetlands as defined in chapter 116 wetlands ordilrance of the Fairfax county code:includes tidal shores and tidally influenced Jmbaymentl creeks, and tributariei to tnub""o!ra-n- ano potomac iiu"o."o"u"ropmentactivity in tidal wetlands may require approval froin the rairfai cbuntv Vieflands Board.

Abbreviations Commonly Used in Staff Reports

A&F ' Agriculiural & Forestal District .

ADU Affordabte Dwelling Unit
ARB Architectural Review Board
BMP Best Management practices
BOS Board of Supervisors
BZA Board of Zoning Appeals
COG Council of Governments :

CBC Community Business Cenier
CDP Conceptual Development plan
CRD Commercial Revltaiization District
DOT Department of Transporiation
DP Development plan

PIYES Department of public Works and Environmental Services
??Z - Department of p.lanning and ZoningDU/AC Dwelling Units p'erAcre
EOC Environmental euality Conidor
FAR FloorArea Ratio
FDP Final Development plan
GDP Generalized Development plan
GFA Gross Floor Area
H9 Highway Corridor Overlay District

!-l^C^D HousingandCommunityDevelopment
LOS Level of Service
Non-RUP . Non-Residential Use permii
OSDS Ofiice of Site Development Services, DPWESPCA Proffered Condition Amendment
PD Planning Division
PQC Planned Development Commercial

PDH Planned Develoirment HousingPFM public Facilities Manual
PRC Planned Residential CommunituRC Residbntial-Conservation
RE Residential Estate
FyA Resource.Management AreaRPA Resource proteCtion AreaRUP Residential Use permit
RZ Rezonino
SE Special Exception
gEA Special Exception AmendmentSP Special permit

IP.Y . Transportation Demand Management
ryl Transportation ManagementA-ssociaiion
TSA Transit Station Area

L:U __ Transportation System Management
UP & DD Utilities planning'and Designbivision, DpWESVC Variance
y.PgT Virginia Dept. of Transportation
VPD Vehicles per Day
VPH Vehicles per Hour

,\llItATA Washington Metropotitan Area Transit Authority .

yyr^ Water Supply protection Overlay District
!u_ Zoning Administraiion Division, DpZ
!\D__ 'Zoning Evaluation Division, DpZZPRB Zoning permit Review Branch

N:\ZED\WORDFORMS\FORMsvvtiscelraneous\Grossary attached at end of reports.doc


	New 1
	New 2
	New 3
	New 4

