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January 22, 2013 

 
STAFF REPORT 

 
RZ/FDP 2012-PR-002 

 
PROVIDENCE DISTRICT 

 
 

APPLICANT: Greensboro Park Property Owner, LLC 
 
EXISTING ZONING: C-4 with SC Overlay 
  
PROPOSED ZONING: PTC with SC Overlay 
  
PARCELS: 29-3 ((15)) 12A and 20-4 ((9)) 12B 
  
ACREAGE: 6.98 acres 
  
FAR/DENSITY: Residential:  1.57 FAR (maximum of 520 units) 

Office:  1.65 FAR 
Public Facility/Retail:  0.16 FAR 

  
PLAN MAP: RZ/FDP 2012-PR-002:    Transit Station Mixed Use 
  
PROPOSAL: RZ 2011-PR-017:  To rezone two parcels to the Planned 

Tysons Corner Urban District (PTC District) for a mixed-
use development consisting of the site’s two existing office 
towers and two new residential towers, ranging up to 275 
feet in height with ground floor retail and community space. 

 
FDP 2012-PR-002:  To approve the final development plan 
associated with land covered by RZ 2012-PR-002.  This 
FDP permits the construction of the two proposed 
residential high rise towers as well as street, parking, 
landscaping, and stormwater management improvements 
for the existing office buildings. 

 
  

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


STAFF RECOMMENDATIONS: 
 

Staff recommends approval of RZ 2012-PR-002, subject to the execution of 
proffers consistent with those contained in Appendix 1. 

 
Staff recommends approval of FDP 2012-PR-002, subject to FDP conditions 

consistent with those contained in Appendix 2 and to the Board’s approval of  
RZ 2012-PR-002. 

 
Staff recommends approval of the following modifications and waivers for  

RZ 2012-PR-002: 
 

 Waiver of Par. 1 of Sect. 6-506 to allow a district size of less than 10 acres for an 
application. 

 Waiver of Par. 7 of Sect. 6-505 of the ZO requiring the designation of specific 
outdoor dining areas on the FDP.  Rather, outdoor dining may be provided in any 
area where the where the use includes dining activity and will be indicated at 
time of site plan. 

 Waiver of Par. 2 of Sect. 2-506 of the ZO to allow a parapet wall, cornice or 
similar projection to exceed the established height limit by more than three feet, 
as may be indicated on the CDP/FDP. 

 Modification of Sect. 11-201 and 11-203 of the ZO to permit a reduction in the 
required number of loading spaces to that shown on the CDP/FDP. 

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

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

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

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

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

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



 Waiver of Par. 4 of Sect. 17-201 of the ZO to not require further dedication, 
construction, or widening of existing roads beyond that which is indicated on the 
CDP/FDP and proffers. 

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

 Waiver of Par. 5 of Sect. 13-203 of the ZO to modify the peripheral landscaping 
requirements for the existing surface parking lots that are to remain to that which 
is shown on the CDP/FDP. 

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

 Waiver to allow the use of underground stormwater management and best 
management practices in a residential development, subject to Waiver #6028-
WPFM-006-1. 

 
It should be noted that it is not the intent of the staff to recommend that the 

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

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

recommendation of staff; it does not reflect the position of the Board of Supervisors. 
 
For information, contact the Zoning Evaluation Division, Department of Planning 

and Zoning, 12055 Government Center Parkway, Suite 801, Fairfax, Virginia 
22035-5505; (703) 324-1290; TTY 711 (Virginia Relay Center). 
 
Bob Katai 
X:\DPZ\Tysons-Core\CASES\Greensboro Park Place RZ 2012-PR-002\Staff Report\Cover Staff Report RZ 2012-PR-002.docx 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

 
 

 

Americans with Disabilities Act (ADA): Reasonable accommodation is available upon 48 hours advance 

notice. For additional information on ADA call (703) 324-1334 or TTY 711 (Virginia Relay Center). 
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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.  After the adoption of the final Environmental Impact Statement (EIS) for 
the Silver Line in 2004, the Tysons Land Use Task Force, a 36 member group of Board-
appointed citizens, developed a vision for the future of Tysons Corner based on public 
input and best practices in transit-oriented development.  Following the presentation of this 
vision developed by the task force, staff and a committee of the Planning Commission 
(PC) developed Comprehensive Plan language and a zoning ordinance amendment based 
on the work of the task force and additional economic, transportation and fiscal analyses.  
The BOS adopted both amendments. 

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

 
The companion zoning ordinance amendment established a new zoning district for Fairfax 
County, known as the Planned Tysons Corner Urban (PTC) District.  This new district 
encourages intense levels of development around the Tysons Metro stations.  The PTC 
District requirements are closely tied to the Comprehensive Plan to ensure that new 
developments capitalize on the opportunities presented by the four new Metrorail stations 
and implement the new vision for Tysons. 
 
 
DESCRIPTION OF THE APPLICATION 
 
Greensboro Park Property Owner, LLC submitted RZ 2012-PR-002 to rezone 6.98 acres 
from C-4 (High Intensity Office) District and Sign Control (SC) Overlay District to the 
Planned Tysons Corner (PTC) Urban District and SC Overlay District.  The subject 
property, located on the northwest corner of the Greensboro Drive/International Boulevard 
intersection, is located within 1/4 mile of the future Greensboro Metro station (formerly 
known as Tysons Central 7 station) and within 1/3 mile of the future Tysons Corner station 
(formerly known as the Tysons Central 123 station).  The site is currently developed with 
two mid-rise office buildings and surface parking lots. 
 
The application would permit the construction of two multifamily residential towers.  These 
buildings will be connected at ground level by a shared single story lobby.  The towers 
would contain a total of 483 to 520 units.  The buildings would also contain approximately 
3,000 square feet of public community space and a maximum of 1,990 square feet of 
retail.  These buildings will replace the surface parking lot located on the southwest portion 
of the site.  The property’s two existing office buildings would remain.  An FDP covering 
the entire subject property has been submitted with the rezoning request. 
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For the purposes of this report, the project’s north is defined by the common property line 
between the subject property and the Sport and Health Club and Brandywine properties 
[Tax Map Numbers 29-3 ((15)) 11A2 and 11B2, respectively].  International Drive lies to 
the east, while a curvilinear portion of Greensboro Drive forms the southern and western 
boundaries of the application site. 
 

 
Figure 1:  Zoning Map 

 
Waivers and Modifications 
 
The requested waivers and modifications are listed on Sheet 2 of the CDP/FDP.  For some 
of the waivers/modifications, especially those requests related to provisions of the Public 
Facilities Manual, the details necessary to evaluate the waivers/ modifications will not be 
available until subsequent phases of the development process, such as site plan review.  
Those requests should be requested by the applicant and evaluated by the County at the 
appropriate phases of the review process.  The remaining requested waivers and 
modifications are discussed in detail in the Zoning Ordinance Provisions section of this 
staff report. 
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LOCATION AND CHARACTER 
 

 

Figure 2:  Location Map 

 
As depicted above, the property associated with the rezoning application lies west of 
International Drive and north and east of Greensboro Drive.  The Galleria at Tysons II Mall 
is located across International Drive.  The subject site is located about a quarter of a mile 
east of the Greensboro Metro Station and about a third of a mile northwest of the Tysons 
Corner Metro Station. 
 

SURROUNDING AREA DESCRIPTION 

Direction Use Zoning Plan Map 

North  
Commercial (Sport & Health Club, 

Offices) 
C-4 Transit Station Mixed Use 

East  
Retail (The Galleria at Tysons II 

Shopping Mall) 
PDC Retail Mixed Use 

South  Office C-4 Transit Station Mixed Use 

West Office C-4 Transit Station Mixed Use 
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BACKGROUND 
 
The property was rezoned from residential to commercial (now C-4) in September 1968.  
Under this rezoning, in 1980, the western office building, containing 14 stories and referred 
to as the 8200 Building, was constructed.  Subsequently, in 1987, the eastern office 
building, containing 11 stories and referred to as the 8180 Building, was constructed.  Both 
buildings are constructed on podiums created by semi-subterranean garages.  The two 
garages are not inter-connected and each provides three levels of parking.  In addition to 
the garages, parking is provided by several small parking areas located on and around the 
building podiums and by a large surface parking lot occupying the westernmost third of the 
site.  The podium created by the semi-subterranean garage under the eastern office 
building, the 8180 Building, results in a sharp grade change along the site’s north and east 
(International Drive) perimeters. 
 
The property is landscaped with a number of mature trees, especially along Greensboro 
Drive and between the two office buildings.  The site does not contain any resource 
protection areas or environmental quality corridors.  The buildings are occupied primarily 
by professional office uses, with the ground floor containing accessory uses such as a deli, 
a dry cleaners, a bank, and a real estate title company. 
 
 
COMPREHENSIVE PLAN PROVISIONS (Appendix 6) 
 
Plan Area:  Area II 
 
Planning District:  Tysons Corner 
Urban Center 
 
Tysons Corner Urban Center District: 
Tysons Central 7 (North Subdistrict) 
 
The land use concept for the Tysons 
Central 7 District is shown in Figure 3, 
which may also be found in the 
Comprehensive Plan.  The Tysons 
Central 7 District Comprehensive Plan 
Map (in color) shows the application 
properties to be planned for Transit 
Station Mixed Use. 

             Figure 3:  Tysons Central 7 District 
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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 Chain Bridge 
Road 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/Chain Bridge Road 
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/Chain Bridge Road 
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 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. 
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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. 
 
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, 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.  
 

o 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 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. 
 

o 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. 
 

o 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, 
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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 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 CONCEPTUAL/FINAL DEVELOPMENT PLAN (CDP/FDP) 
 

Conceptual/Final Development Plan (Reduction at front of staff report) 
 

Title: Greensboro Park Place 

Prepared By: WDG Architecture; VIKA, Inc.; and LSG Landscape 
Architecture 
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Original and Revision Dates: November 22, 2011 revised through January 16, 
2014 

 
Overview 
 
This CDP/FDP is divided into three sections: Civil (C) Sheets (25 sheets); Architectural (A) 
Sheets (16 sheets); and Landscape (L) Sheets (15 sheets).  There are also five 
supplemental sheets (S) at the end of the CDP which provide context and supplemental 
information not proffered in this rezoning. 
 
The Civil Sheets include the notes and tabulations, existing conditions and vegetation 
plans, the CDP/FDP, parking plan, street layouts, street sections, and stormwater 
management plan.  The Architectural Sheets include ground floor, roof, and underground 
parking plans, sections through the proposed buildings, shadow and building massing 
studies, elevations of the proposed buildings, and perspective renderings of the 
development.  The Landscape Sheets include the pedestrian circulation plan, landscape 
plan, open space plan, landscape renderings, pocket park details, and streetscape details.  
The CDP/FDP also contains supplemental sheets, which depict an alternative layout for 
Results Road (should the two existing office buildings be removed), a Metro access 
exhibit, a fire access exhibit, and a map showing the requested waivers and modifications 
to the Tysons Corner Urban Design Standards. 
 
This rezoning will be effectuated by the accompanying combined Conceptual Development 
Plan (CDP) and Final Development Plan (FDP).  The CDP/FDP presents the project’s 
general design and layout, including a grid of streets that serves the development and 
provides connections to surrounding areas.  In addition, the CDP/FDP establishes the 
residential densities and the network of parks and pedestrian walkways. 
 

 

Figure 4:  CDP/FDP 2012-PR-002 
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In summary, the CDP/FDP shows the following information.  The subject site contains 6.98 
acres that are contained in two parcels.  The property is developed with two office 
buildings, which will be incorporated into the proposed mixed-use development.  The 
existing, large surface lot occupying the western third of the site will be replaced with two 
residential towers and a pocket park.  As shown on the CDP/FDP, three streets are 
proposed, including Results Road, Summit Street, and Park Place.  The plan also shows 
streetscape improvements along both Greensboro and International Drives, as well as the 
creation of five pocket parks.  Details of the CDP/FDP are discussed below. 
 
Proposed Road Network and Access to the Buildings 
 
Three new streets are proposed on the CDP/FDP:  Results Road along the north property 
line; Summit Street between the proposed residential towers and the existing office 
buildings; and Park Place immediately behind the proposed residential buildings.  Results 
Road and Summit Street will ultimately be public streets and Park Place will be a private 
street. 
 
The Tysons Corner Urban Center Plan, as incorporated into the County’s Comprehensive 
Plan, contains a conceptual road network for Tysons.  This network includes a local street 
in the vicinity of the subject property’s northern boundary line, which would provide a direct 
connection between the western portion of Greensboro Drive and International Drive.  The 
CDP/FDP proposes Results Road to provide this portion of the grid.  As a local road, 
Results Road will consist of two lanes of traffic, one in each direction, with on-street 
parking, streetscape, and sidewalks.  As part of this rezoning, the western half of Results 
Road will be constructed on the subject property.  This interim road will terminate at the 
westernmost existing office building, identified as the 8200 Building on the CDP/FDP.  This 
interim Results Road segment will consist of two travel lanes, one in each direction, 
bordered by a six-foot wide landscaping area and a six-foot wide sidewalk along its 
southern edge and a 5.5-foot wide landscaping area along its northern edge. 
 
Results Road will eventually be extended to International Drive with the redevelopment of 
the adjoining properties to the north (Tax Map # 29-3 ((15)) 11A2 and 11B2).  However, at 
this time, redevelopment of the properties to the north is not contemplated and therefore, 
the timing of the extension of Results Road to International Drive is unknown.  Another 
possibility that would facilitate the extension for Result Road is the removal and 
redevelopment of the subject property’s two existing office buildings.  This alternative is not 
being proposed by the applicant at this time and is not part of this CDP/FDP.  In any case, 
to facilitate the eventual extension of Results Road to International Drive, the applicant has 
proffered to escrow $665,000 with the County to cover its share of the property and 
construction costs related to the extension. 
 
In addition to Results Road, the CDP/FDP also proposes Summit Street, a local road that 
will intersect Results Road at a right angle and provide circulation from the interim 
terminus of Results Road to Greensboro Drive.  As a local road, Summit Street will consist 
of two lanes of traffic, one in each direction, and provide on-street parking, streetscape, 
and sidewalks.  Summit Street is not shown on the Comprehensive Plan’s road network 
map but is essential to facilitate vehicular circulation for on-site generated trips.  In 
addition, it is envisioned that Summit Street will be extended to the north, when 
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redevelopment of these properties to the north (Tax Map # 29-3 ((15)) 11A2 and 11B2) 
occurs.  The applicant has proffered to escrow $58,000 with the County for the eventual 
northern extension of Summit Street across the 5.5-foot wide landscape buffer that will 
remain in place until Parcels 11A2 and 11B2 redevelop. 
 
While Summit Street will be constructed to public street standards, the street will remain 
private until: (i) construction of the proposed development has been completed; (ii) the 
adjacent properties to the north redevelop; and (iii) the Board of Supervisors approves a 
petition to add Summit Street to the secondary system of state highways.   With the 
conversion of Summit Street to a public roadway, any head-in parking spaces shall be 
converted to parallel parking spaces. 
 
A third street, Park Place, is being proposed to provide access to the residential buildings 
and their underground parking garage.  Park Place will connect Results Road and Summit 
Street.  As this street will be built on the rooftop of the parking garage, it is being proposed 
as a private service drive.  The street will accommodate two-way traffic and have 
sidewalks, limited on-street parking and streetscape. 
 
With the exception of Park Place, all of the roadways will ultimately be public.  The 
applicant proffers to improve street frontages in accordance with the Tysons Corner Urban 
Street Design Standards unless a specific modification has been requested as shown on 
CDP/FDP Supplemental Sheet S-5. 

 

Proposed and Existing Buildings 
 

A significant difference between the proposed and existing buildings is readily apparent on 
the CDP/FDP.  The proposed residential buildings will be sited along Greensboro Drive, 
creating an urban edge to the curving portion of the street and an activated pedestrian 
experience.  On the other hand, the existing office buildings are located away from any 
bordering streets and surrounded by surface parking lots or retaining walls.  This standard 
suburban form results in long stretches of views of parked cars or blank retaining walls, 
two situations that preclude a pleasant pedestrian experience.  The application proposes 
to remove surface parking and to add landscaping to improve this area. 
 
The Proposed Residential Towers 
 
The CDP/FDP shows that the new residential buildings will consist of two towers, Towers 
A and B, that are connected by a shared, single level lobby located at ground level.  
Although the two residential towers are joined by a shared lobby, each tower could be 
constructed separately.  Tower A will have a maximum height of 275 feet (26 stories) and 
a minimum height of 175 feet.  Tower B will have a maximum height of 235 feet (22 
stories) and a minimum height of 175 feet.  Regarding the number of residential dwellings, 
Tower A will include a range between 256 and 276 units and Tower B will include a range 
between 227 and 244 units.  Between the two towers, a range of 483 and 520 residential 
units will be provided. 
 
The ground floor of Tower A will contain residential units and residential amenity space 
facing Greensboro Drive.  The residential units will have entrances facing Greensboro 
Drive, which will activate the street frontage.  The building service facilities (elevators, 
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stairwells, equipment rooms, and loading areas) are also on the ground floor of Tower A, 
but face Park Place.  The ground floor of Tower B will be developed with up to 1,990 
square feet of retail space and 3,000 square feet of public facility area, both facing 
Greensboro Drive, further activating this street frontage.  The back side of Tower B, along 
Park Place, will contain residential amenity space and additional building service facilities. 
 
The Existing Office Buildings 
 
The CDP/FDP includes the site’s two existing office buildings, which will remain.  These 
buildings are addressed as 8200 Greensboro Drive (8200 Building) and 8180 Greensboro 
Drive (8180 Building).  The 8200 Building, the westerly office tower, contains 14 stories 
over a three-level parking garage.  Currently, the garage parking is supplemented by 
surface parking lots, including the large lot occupying the western third of the site.  The 
8180 Building, the easterly office tower, contains 11 stories over a three-level parking 
garage.  Its garage parking is supplemented by surface parking located on the garage 
podium.  The two buildings contain a total of 504,574 square feet that is occupied by office 
uses, with some limited retail on the ground floor.  No alterations or expansions are 
proposed to the existing buildings; however, to comply with the parking maximums 
imposed by the requested PTC zoning, the number of surface parking spaces (and 
possibly the number of garage parking spaces) will be reduced.  This parking reduction is 
detailed later in this report. 
 
The proffers allow the office/limited retail uses within the existing buildings to continue.  As 
theses uses are allowed by-right in the PTC District, they can continue in their present 
state or can be replaced with similar uses.  In addition, as permitted by the PTC zoning, 
the applicant might incorporate eating establishments into the lower levels of the existing 
office buildings in the future. 
 
Details of two new buildings and two existing buildings are summarized in the chart below.  
The Floor Area Ratio (FAR) associated with the existing office buildings is 1.65.  
Subsequent to the addition of the residential buildings, the maximum FAR for the site will 
be 3.23. 
 

Building Building 
Height in Feet 

Number of 
Floors 

Building Gross 
Floor Area in 
Square Feet 

Number of 
Dwelling 

Units 

     

Proposed Res. 
Tower A 

175 to 275 Up to 26 253,838 256 to 276 

Proposed Res. 
Tower B 

175 to 235 Up to 22 

230,599 
(residential: 

225,600) 
(public facility: 

3,000) 
(retail: 1,999) 

227 to 244 

Existing Office 
8200 Bldg. (west) 

149 (160 after 
removal of ex. 
retaining wall)* 

14 264,862  
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Existing Office 
8180 Bldg. (east) 

120 (131 after 
removal of ex. 
retaining wall)* 

11 239,712  

     

Totals   989,011 420 to 520 

  *  Removal of the retaining wall along International Drive will lower finished grade along a portion of the 

base of the existing office buildings and therefore, under County height measuring methodology, the 
height of the buildings will increase. 

 
Parking 
 
Parking for the new residential buildings will be provided in a shared underground parking 
garage located underneath the proposed buildings, Park Place, and Pocket Park #1.  The 
garage will contain a maximum of 545 spaces.  These garage spaces will be 
supplemented by 13 on-street parking spaces, including five along Park Place, five along 
the west side of Summit Street, and three along the building’s Greensboro Drive frontage.  
Additional on-street parking will be created when the portion of Results Road adjoining the 
north side of the parking garage is completed to its ultimate configuration. 
 
Parking for the existing office buildings will be provided by the remaining surface parking 
areas and the two existing semi-subterranean garages.  However, even with the removal 
of the approximately 300 parking spaces located in the large surface parking lot that 
currently occupies the western third of the property, the site’s remaining 1,352 surface and 
garage parking spaces will still exceed the maximums recommended in the 
Comprehensive Plan and required in the Zoning Ordinance.  To comply with the 
maximums, the applicant proposes a reduction of the surface parking spaces currently 
surrounding the two office buildings.  Further discussion of this issue is detailed in the 
Analysis portion of this report. 
 
Phasing 
 
With the exception of the parallel parking spaces along the east side of Summit Street, all 
of the improvements depicted on the CDP/FDP will be provided concurrent with the 
construction of the residential towers.  These site improvements include: construction of a 
bus shelter along Greensboro Drive; relocation and reinstallation of the Greensboro 
Drive/Pinnacle Drive traffic signal; streetscape improvements along Greensboro Drive; 
construction of Summit Street, Park Place, and the interim segment of Results Road; 
construction of Pocket Parks I, II, and III; removal of the retaining wall along International 
Boulevard; and installation of related streetscape improvements.  Under the proffers, these 
improvements would occur prior to the issuance of the first Residential Use Permit (RUP) 
for the first residential building.  Other site improvements, including construction of Pocket 
Parks IV and V and compliance with the parking maximums of the PTC zone, are proffered 
to occur prior to the issuance of the first RUP for the second residential building. 
 
The applicant intends to develop this project in response to market demand and therefore 
has not committed to a particular start date.  However, once development gets underway, 
the site improvement thresholds contained in the CDP/FDP and proffers will become 
applicable. 
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Streetscapes 
 
Greensboro Drive 
 
With the exception of continuous on-street parking, the CDP/FDP proposes streetscapes that 
reflect the Comprehensive Plan recommendations along the Greensboro Drive frontage of 
the two new residential towers.  In general, this frontage will have an eight-foot wide 
landscape amenity panel abutting the street, followed by an eight-foot wide sidewalk, and a 
minimum four-foot wide building zone.  In those frontage segments adjoining the proposed 
retail and public community space, the building zone will be supplemented by amenity space 
of various widths to allow for outdoor dining and/or activity space.  On-street parking will be 
limited to three spaces located along the segment of Greensboro Drive that fronts the 
proposed retail and public community space. 
 
Along the Greensboro Drive frontage of the existing office buildings, the applicant seeks to 
preserve a row of mature street trees and the adjoining surface parking and driveways that 
serve the existing semi-subterranean garages.  As such, the applicant seeks flexibility in the 
Plan recommendations for streetscape.  The existing street trees will be retained within a 
landscape amenity panel of varied width abutting the street, followed by an eight-foot wide 
sidewalk, and then a 12-foot wide landscape area planted with additional trees and other 
plants to reduce the visual impacts of the auto-oriented facilities. 
 
International Drive 
 
Along the site’s International Drive frontage, an existing retaining wall, ranging in height from 
four to 10 feet, parallels the perimeter wall of the parking garage located beneath the 
easternmost existing office building, the 8180 Building.  As illustrated in the photograph 
below, the retaining wall is located only 4.5 feet away from the frontage’s existing four-foot 
wide sidewalk.  A 2.5-foot wide planting strip separates the sidewalk from International Drive 
traffic. 
 

 
 
The CDP/FDP and the proffers commit to removing the existing retaining wall and installing 
an eight-foot wide landscape amenity panel along the roadway, followed by a 10-foot wide 
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sidewalk, and then a buffer area that will measure a minimum seven feet in width.  This 
buffer area will contain sloped landscaped areas augmented by a much shorter retaining wall 
where required.  While this work may expose a portion of the perimeter garage wall to view 
from International Drive, it will result in a wider sidewalk bordered with wider landscaping 
areas. 
 
In addition to these improvements, the CDP/FDP and proffers commit to the installation of 
two stairways which would connect the top of the 8180 Building podium to International 
Drive.  The first stairway would replace an existing mulch-covered path that provides 
pedestrians access to the signalized Greensboro Drive/International Drive intersection.  The 
second stairway would provide pedestrians direct access from the northeast corner of the 
elevated podium to International Drive and a nearby bus stop to the north. 
 
Streetscape Exceptions 
 
Due to existing roadway configurations and existing street trees, several exceptions to the 
recommended streetscape sections contained in the Comprehensive Plan are requested 
along the project site’s frontage.  Waivers are being requested for on-street parking along the 
site’s International Drive frontage, most of its Greensboro Drive frontage, as well as along 
the interim Results Road frontage, and short segments of the Summit Street frontages.  In 
addition, the applicant seeks a waiver for the required landscape amenity panel and building 
zone along the International Drive frontage to accommodate the existing parking garage and 
remnants of the retaining wall.  The applicant also requests a waiver for the landscape 
amenity panel along the eastern half of the site’s Greensboro Drive frontage to 
accommodate the existing street trees and existing garage driveway.  Lastly, the applicant 
seeks a waiver of the required bike lane along the International Drive frontage due to traffic 
conflicts.  These exceptions are depicted on Supplemental Sheet S-5 and are being 
reviewed by the Fairfax County Department of Transportation under a separate process. 
 
Parks 
 
The CDP/FDP shows five pocket parks, ranging in size from 0.09 to 0.62 acres.  The 
proffers commit to the construction of the parks and subsequent granting of public access 
easements over the park areas.  All of the pocket parks will be at-grade.  The park spaces 
are summarized below: 
 

Pocket 
Park # 

Location Acreage Amenities Phasing 

     

1 

Behind the residential 
towers, bordered by 
Results Rd., Summit 

St., and Park Pl. 

0.6 

Multi-purpose lawn 
area, bocce ball 

court, climbable art, 
seating, game 

tables 

With construction of 
Residential Tower 2 

2 
Adjoining the eastern 

side of residential 
Tower B 

0.09 
Outdoor dining 
area, seating 

With construction of 
Residential Tower 2 

3 Along Greensboro Dr. 0.24 Rain garden, open With construction of 
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frontage lawn areas, seating Residential Tower 2 

4 

Between Summit St. 
and the westernmost 

existing office building, 
the 8200 Building 

0.39 Open lawn space 

Over various phases.  
Most of the park will 

be developed with the 
construction of the 
residential towers. 

5 
Between the two 

existing office buildings 
0.37 

Outdoor dining 
area, seating, game 
tables, mature trees 

Currently improved 
with walkways, 

seating, & mature 
trees.  Enhancements 

would be done with 
the final reduction of 

parking to PTC 
standards. 

 
These public parks will be supplemented by private amenities constructed on the rooftops 
of the two residential towers and on the rooftop of the ground floor residential 
lobby/amenity area.  The CDP/FDP indicates that these rooftop areas may include such 
items as swimming pools, fire pits, outdoor lounges, outdoor dining areas, and 
landscaping.  In addition, the plans show several areas adjoining the shared residential 
lobby that could presumably accommodate recreational uses such as a gym or community 
room, as well as non-recreation amenities such as a business center. 
 
To fulfill the Comprehensive Plan’s athletic field recommendations, the applicant has 
proffered to contribute funds towards improvement of existing fields.  Based on anticipated 
resident demands, it is anticipated that the project will generate a need for approximately 
11 percent of a full-size athletic field.  To address this demand, the applicant may elect to 
either contribute $911,000 by December 31, 2015, to be utilized for construction of an 
athletic field at Westgate Park or contribute $1,178,000 to the Fairfax County Board of 
Supervisors prior to the issuance of the first RUP for the first residential building toward the 
future construction of an athletic field that will serve the residents of Tysons. 
 
Public Facilities 
 
To fulfill its recommended public facilities responsibilities, the applicant has committed to 
provide 3,000 square feet of indoor space for use by the County.  On the CDP/FDP, this 
space is located in Residential Tower B, along the Greensboro Drive frontage.  This space 
can be utilized by the County for public uses such as recreation classes, day care, or 
offices.  The proffer stipulates that this space is to be leased to the County at a rate of 
$1.00 per month for 30 years, with options for the County to renew for a term of 10 years, 
up to two times.  Additionally, the applicant has committed to post an escrow in the amount 
of $225,000, based on a rate of $75 per square foot, to fit-out the 3,000 square foot public 
facility space. 
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ANALYSIS 
 
This section of the report draws on: the site specific recommendations pertaining to this 
site in the Tysons Central 7 District (North Sub-district) of the Tysons Corner Urban 
Center, which is excerpted above; the Land Use, Transportation, Environmental 
Stewardship, Public Facilities and Urban Design sections of the Areawide 
Recommendations of the Tysons Corner Urban Center text in the Comprehensive Plan; 
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 the recommendations that are contained in the Residential Development Criteria and 
the Transit Oriented Development Guidelines, this staff report will not separately address 
these Criteria and Guidelines in order to avoid redundancy. 
 

Land Use 

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

 
The subject application proposes the following land use mix: 
 

Land Use Gross 
Floor 
Area  
(sq. ft.) 

Pct. of 
Total 
GFA 

Floor Area Ratio 
(FAR ) 1 

Comp. 
Plan Land 
Use Mix 

Office 504,574 51% 1.65 65% 

Residential2 479,438 48% 1.57 Min 20% 

Retail/Services 4,999 1% 0.16           -- 

Totals  2,575,685 100% 3.23  
 

1 
Based on total site area of 305,805 sq. ft., which includes proposed right-of-way 

dedications 
2 
Maximum of 520 dwelling units is proposed 

 

 
Although the percentage of office use is below the recommended mix, staff notes 
that, as discussed under the Intensity section of this report, increasing office square 
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footage on the subject property would conflict with the FAR maximums for office use 
given that the majority of the site is more than a quarter mile away from the nearest 
Metro station.  In light of the PTC ordinance provisions and the Comprehensive 
Plan’s vision that this subdistrict contain a diverse mix of uses, staff supports the 
proposed mix of uses. 
 

Intensity 

 

 

Figure 5:  Distance to Greensboro and Tysons Corner Metro Stations 

 
The entire 6.98-acre site is within the Transit Oriented Development (TOD) district, which 
the Comprehensive Plan identifies as the area generally within 1/2 mile of each of the 
Metro stations.  The western third of the subject property is located within 1/4 mile of the 
Greensboro Metro Station, while the southeastern quarter of the site is within 1/3 mile of 
the Tysons Center Metro Station. 
 
The Comprehensive Plan identifies intensity tiers based on distance from the nearest 
Metro station.  Most of the proposed residential development is within a 1/4 mile radius of 
the Greensboro Metro Station.  For residential developments located within a 1/4 mile 
radius, the Comprehensive Plan does not stipulate a recommended maximum FAR.  For 
residential developments located between 1/4 and 1/3 mile from a Metro station, the Plan 
recommends a maximum FAR of 2.5, plus any bonuses achieved.  Regarding office 
development, the two existing office buildings are located more than a 1/4 mile from either 
of the Metro stations in the vicinity.  For office developments beyond a 1/4 mile, the 
Comprehensive Plan recommends a maximum intensity of 2.0 FAR. 
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Distance Area Land Area 
% 

Gross Floor Area Floor Area Ratio 
(FAR) 

Within 1/4 Mile 73,979   24.2%  423,038 (residential) 5.72 

Beyond 1/4  
Mile 

231,826   75.8%  565,973  (office, plus 
small amount of 
residential) 

2.44 

TOTAL 305,805 100.0%  989,011 3.23 

 
As shown in the above table, the overall floor area ratio (FAR) for the entire development 
is 3.23.  Of this total, 5.72 FAR is located within the 1/4 mile radius and is comprised 
entirely of residential development.  The remaining 2.44 FAR, located beyond the 1/4 
radius, is comprised of the existing office buildings with 2.18 FAR and a small portion of 
eastern residential tower with 0.26 FAR. 
 
As previously noted, the Plan’s recommended intensity for office use located beyond 1/4 
mile of a Metro station is a maximum of 2.0 FAR.  Staff notes that although the proposed 
FAR for the area beyond the 1/4 mile radius exceeds the Plan’s recommended 2.0, the 
office buildings are existing.  Additionally, the proposed FAR is less than the applicable 
maximum, 2.5 FAR, established in the Zoning Ordinance for these situations.  Finally, the 
applicant has located newly proposed development on the portion of the site closest to the 
Greensboro Metro station, helping to fulfill the Plan’s objective to produce the highest 
intensities near transit facilities.  The fact that a portion of the residential building is slightly 
beyond the 1/4 mile radius is supportable given that the applicant’s overall intensities are 
acceptable as proposed. 
 
Coordinated Development and Parcel Consolidation 

 
The Comprehensive Plan’s consolidation guidance for the subject application recommends 
that: 
 

Logical and substantial parcel consolidation should be provided that results in well-
designed projects that function efficiently on their own, include a grid of streets and 
public open space system, and integrate with and facilitate the redevelopment of 
other parcels in conformance with the Plan.  In most cases, consolidation should be 
sufficient in size to permit redevelopment in several phases that are linked to the 
provision of public facilities and infrastructure and demonstrate attainment of critical 
Plan objectives such as 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. 

 
The Plan text for this subarea also states: 
 

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. 
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The application site is north of Greensboro Drive and is composed of two parcels, which 
fulfills the first criterion of this Comprehensive Plan recommendation.  As discussed in 
subsequent sections of this staff report, the 6.98-acre project site can provide the open 
space and street grid improvement shown on the plan’s land use concept map.  The land 
use concept map does not show a specific open space for the subject property.  However, 
it does show a grid street, referred to as Results Road on the CDP/FDP, along the north 
side of the subject property.  The application provides for the construction of this roadway. 
 
In addition, the Comprehensive Plan sets five specific objectives for consolidations.  These 
objectives are described below and an analysis of the proposal’s conformance with each is 
also provided: 
 

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

 

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

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

 
o If an official map has already been adopted for the area, the development 

proposal should be in conformance with the street alignments in the map. 
 
The Comprehensive Plan shows a local street generally located along the subject 
property’s north property line, connecting Greensboro Drive and International Drive.  To 
provide this grid connection, the applicant is proposing Results Road.  The applicant plans 
to construct an interim portion of the western third of Results Road on the subject property 
concurrent with the construction of the residential buildings.  The applicant has committed 
to reconfigure this portion of Results Road to public street standards when additional right-
of-way becomes available with the redevelopment of the properties to the north (Parcels 
11A2 and 11B2).  The applicant has proposed that the eastern portion of Results Road be 
located entirely on the properties to the north and constructed by the owners of those 
properties when they redevelop their sites.  The applicant has committed to place 
$665,000 in escrow to cover half the cost of completing the eastern half of Results Road.  
This amount factors in the land cost associated with having the full right-of-way located on 
the adjoining properties.  The applicant has submitted engineering information 
demonstrating that the existing grades will not preclude extension of Results Road to 
International Drive. 
 
As proposed, only an interim portion of Results Road will be physically available for 
vehicular use for an indeterminate time.  However, the applicant’s commitment to provide 
its share of the funds necessary to extend the street to International Drive fulfills the 
Comprehensive Plan’s recommendation “to provide . . . street grid improvements as shown 
on the land use concept map”. 
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 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; 

 

As detailed subsequently in this report, the proposal is meeting its park obligations by 
providing five pocket parks.  The application addresses its athletic field obligations by 
committing to contribute funds in an amount equal to 11 percent of a field (which reflects 
the need generated by the proposed development). 
 

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

 
The subject application meets the third objective by committing to provide 3,000 square 
feet of indoor space for use by the County. 
 

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

As described in the Urban Design section of this report, the subject application meets the 
fourth objective by generally conforming to the Plan’s urban design guidance for the new 
development and retrofitting the streetscape of the existing development to reflect the 
guidelines where physically possible. 

 

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

The applicant has demonstrated that the proposed Results Road and Summit Street could 
be extended to serve the adjacent parcels to north (Parcels 11A2 and 11B2) should they 
choose to redevelop.  The proposed alignments are near the boundaries of the adjacent 
parcels and therefore should not preclude their redevelopment in conformance with the 
Plan. 

 
Based on this analysis, the subject application appears to conform to the Comprehensive 
Plan guidance for consolidation. 
 
Interim Conditions 

 
The Comprehensive Plan contemplates that the actual redevelopment of zoning approvals 
in Tysons will occur over time in reaction to market conditions.  As proffered, the grid, 
streetscape, and parking improvements will occur prior to completion of the new residential 
projects.  Two exceptions are that the head-in parking along the east side of Summit Street 
will be replaced with parallel parking spaces when the street is extended northward and 
that the 34 surface parking spaces located in the area of the future Results Road will be 
eliminated and replaced with landscaping when the roadway is extended eastward to 
International Drive. 
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On-site Parking 
 
Currently, the existing office buildings are parked at a rate of 3.32 spaces per 1,000 square 
feet of gross floor area.  With the elimination of the large surface parking lot due to the 
construction of the residential buildings, the parking rate will be is reduced to 2.64 spaces 
per 1,000 square feet. 

 
A key element of the Comprehensive Plan’s policies for Tysons is the reduction from 
conventional parking ratios to the lower PTC parking rates in order to achieve Tysons-wide 
trip reduction goals.  To avoid oversupply of parking, the PTC parking rates eliminated the 
minimum parking requirements for all non-residential uses for properties within ½ mile of 
rail stations and replaced those minimums with parking maximums.  In addition, parking 
maximums were established for all other uses and areas.  The parking rates are indicated 
in Table 6 of the Tysons Corner Urban Center Plan, as abridged below: 

 

Min. and Max. Off-Street Parking Spaces per Unit or Spaces per 1000 sq. ft. of GFA 

 Per Unit or 
1000 sq. ft. 
of gross floor 
area (GFA) 

< 1/8 mile to 
Metro Station 
 

1/8 - 1/4 mile 
to Metro 
Station  
 

>1/4 - 1/2 
mile to Metro 
Station  
 

Non-TOD  
Districts 

  Min. Max. Min. Max. Min. Max. Min. Max. 

S.F. 
Attached 

Space(s) per 
unit 

1.75 2.2 1.75 2.2 2.0 2.3 2.0 2.7 

Multiple 
Family 

 

0-1 Bedroom 1.0 1.3 1.0 1.3 1.1 1.4 1.1 1.4 

2 Bedroom 1.0 1.6 1.0 1.6 1.35 1,7 1,35 1,7 

3+ Bedroom 1.0 1.9 1.0 1.9 1.6 2.0 1.6 2.0 

Hotel/Motel None 1.0 None 1.0 none 1.05 0.85 1.08 

Office Spaces per 
1,000 sq. ft. 
of GFA 

None 2.2 None 2.2 none 2.2 2.0 2.4 

 
The subject application’s proposed residential development will be constructed in 
accordance with parking ranges stipulated in Table 6.  However, after construction of 
the residential buildings, the two existing office buildings will have a parking ratio of 
2.64 spaces per 1,000 square feet, which exceeds the applicable parking maximum of 
2.2. 
 
To bring the office buildings’ parking below the Zoning Ordinance required maximums, 
the applicant intends to reduce the remaining surface parking with the construction of 
Summit Street, creation of the proposed pocket parks, and expansion of the 
streetscape along Greensboro Drive and International Drive.  The project’s overall 
maximum number of permitted parking spaces is between 1,788 and 1,942, depending 
on the actual number of units constructed and on the number of bedrooms within those 
units.  The applicant intends to allot each of the residential units at least one parking 
space, but some of the additional, permitted residential parking will be allotted to the 
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office use.  In doing so, the project’s overall parking will not exceed the maximum 
parking rates established for the residential and office uses. 
 

Phasing Development to Major Transportation Facilities 

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

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

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

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

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

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

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.  As part of these guidelines, the funds are 
to be adjusted annually for inflation.  The annual adjustment is currently scheduled for 
implementation on February 1. 
 
The applicant has proffered to make transportation fund contributions in the amounts and 
timeframes as set forth in the adopted BOS guidelines.  The subject proffers, Number 24 
and 25, reference specific contribution amounts.  However, as the contributions will be 
subject to the escalation provisions of Proffer 50, the actual amount will reflect the rates in 
effect at the time of payment.  Therefore, these commitments are generally in conformance 
with the Comprehensive Plan. 
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Staff notes that the applicant has submitted a proffer, as in all cases approved for the 
Tysons Urban Center, discussing participation in the Phase I Dulles Rail Transportation 
Tax District.  Because residential condominiums are excluded from this tax district, the 
applicant has agreed to pay Fairfax County a sum equal to the then-present value of 
Phase I District taxes in the event that a property is converted from a use that is taxable to 
condominiums that are not taxable. 
 
Transportation Demand Management (TDM) 

 
In discussing the needed transportation improvements in Tysons, 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 with regard to 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.” 
 
For the proposed residential development, the applicant has agreed to a TDM approach 
that is consistent with that approved in other recent PTC rezonings, and proffered the 
following commitments: 

 

 The applicant is committing to meet the Plan goals during all phases of 
development of the site in conformance with a new approach to TDM.  The 
specific vehicle reduction goals are as follows: 

 

Development Levels 
Percentage Vehicle 

Trip Reduction 

Up to 65 million SF of GFA 30% 

65 million SF of GFA 35% 

84 million SF of GFA 40% 

90 million SF of GFA 43% 

96 million SF of GFA 45% 

105 million SF of GFA 48% 

113 million SF of GFA 50% 

  

 The applicant is committing to monitor its TDM program with traffic counts every 
year and surveys every three years.  This commitment is a significant 
improvement from monitoring programs in the past.  Annual traffic counts will 
enable the county to review transportation in Tysons on an areawide basis and 
identify future concerns or areas for improvement. 
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 The applicant is proffering a detailed implementation plan for the TDM program 
that will also provide the flexibility to modify the program to address changes 
necessary during the life of the project. 

 

 The applicant has committed to provide seed funds (one-time contribution with a 
participation rate of $0.05 per gross square foot of new residential uses) to help 
establish a Tysonswide Transportation Management Association (TMA), which 
would coordinate TDM approaches throughout Tysons. 

 
The proffers commit the applicant to offer a TDM program for the employees of the existing 
office buildings.  Under Proffer 36, the applicant will encourage the employees of the office 
buildings to utilize transit, carpools, walking, biking and other non-single occupancy vehicle 
(SOV) modes of transportation through voluntary participation in the Office TDM Program.  
The goal of the Office TDM Program will be to reduce the number of vehicle trips that 
would be expected from office employees working on the site by 20% through promotion 
and use of non-SOV modes of transportation.  As proffered, the office uses will not be 
subject to monitoring nor will remedies or penalties be assessed against the office 
buildings.  The Office TDM Program will include the following components: 

 Holding employee/tenant meetings to provide information on available transit 
options. 

 

 Providing transit incentives to motivate office employees to utilize transit.  The 
proffers commit that the applicant shall contribute $3,500 per year to the incentive 
fund. 

 

 Making information regarding vanpools, carpools, and other regional TDM incentive 
programs available to office employees. 
 

 Promoting the availability of on-site bike accommodations. 
 
In addition to the standard components generally included with an Annual TDM Report, the 
proffers commit the applicant to submit an annual parking summary that demonstrates 
compliance with the parking commitments described previously in this staff report and 
shown on the CDP/FDP. 
 
Staff believes that the applicant has provided a robust TDM package for the proposed 
residential units that will allow the program goals to track closely with local and Tysons 
overall development.  Additionally, staff supports the proposed Office TDM program as a 
method for extending traffic reduction programs to existing development. 
 
On-street Parking 

 
The applicant has requested waivers to the Transportation Design Standards for Tysons 
Corner Urban Center, as adopted by the County and VDOT.  Four of the requested 
waivers, FC_P01, FC_P02, FC_P03, and FC_P04, seek to eliminate the requirement for 
on-street parking along the interim segment of Results Road, along the southern end of 
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Summit Street, along most of the site’s Greensboro Drive frontage, and along the site’s 
International Drive frontage. 
 

 Staff supports the deletion of on-street parking along the interim segment of Results 
Road due to the limited available land and the trade-off associated with providing a 
five to six foot landscape buffer between the interim road and the properties to the 
north (Parcels 11A2 and 11B2).  When the properties to the north are redeveloped, 
Results Road will be widened to local street standards, with on-street parking on 
both sides. 

 

 Staff supports the on-street parking waiver along Greensboro Drive due to limited 
sight distances along its sweeping curve.  Along the straight section of Greensboro 
Drive, staff supports the waiver so that the existing, mature street trees can be 
retained. 

 

 Along the southern portion of Summit Street, staff supports the on-street parking 
waiver due to limited sight distances related to a pair of off-set intersections that 
reflect the existing office buildings. 

 

 Lastly, staff supports the deletion of on-street parking along the property’s 
International Drive frontage due to limited right-of-way width associated with current 
location of the existing office buildings.  In addition, on-street parking is constrained 
by the existing lane configuration of the nine-lane International Drive (three travel 
lanes in each direction, two right turn lanes, and one left turn lane). 

 
These waivers are being evaluated by the Fairfax County Department of Transportation 
(FCDOT) and will be issued under separate cover.  With these waivers, on-street parking 
will be provided along a short segment of Greensboro Drive in front of the new residential 
buildings and along the northern portion of Summit Street. 
 
Pedestrian and Bicycle Facilities 

 
The Comprehensive Plan also envisions a robust non-motorized transportation network for 
Tysons Corner.  On the site, the application accommodates the pedestrian movement 
primarily in the streetscape network, which will be further discussed below in the 
Streetscape section of this report. 
 
Off-site pedestrian connections to the Greensboro Metro Station located at the intersection 
of Route 7 and Station Place are still being worked out between the applicant and other 
property owners.  The proper connections would improve pedestrian safety and 
convenience.  Pedestrian access from the site entails walking westbound on Greensboro 
Drive, southward on Solutions Drive, eastbound on SAIC Drive, and southward on Station 
Place.  Currently, the route consists of sidewalks on both sides of Greensboro Drive and 
Solutions Drive and sidewalks on only one side of SAIC Drive and Station Place.  The 
sidewalks along SAIC Drive and Station Place are narrow (four to five feet in width), abut 
large parking garages, and are interrupted by wide driveways serving the parking garages 
and loading areas.  With the redevelopment of the properties along SAIC Drive and Station 
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Place, sidewalks with enhanced streetscapes will be sought on the opposite side of these 
two latter streets.  However, the timeframe for such improvements are not set. 
 
Staff notes that the Tysons Corner Metro Station, although slightly further away at 1/3 mile 
from the subject property, can also provide transit service for the project.  The pedestrian 
route to the Tysons Corner Metro Station is improved with sidewalks. 
 
Local roads are expected to accommodate bike traffic without the need for separate lanes 
because of their lower speeds.  However, bike lanes are recommended along major 
streets, such as Greensboro Drive and International Drive, which as classified as Avenues.  
The CDP/FDP shows that four-foot wide bike lanes will be added for both directions along 
Greensboro Drive.  The applicant has requested a waiver, FC_B01, of the bike lane 
requirement along the subject property’s International Drive frontage.  The applicant notes 
that installation of a bike lane would require reconfiguration of all of the travel lanes.  Such 
a reconfiguration, with its shifting of lanes and with allowances for transition striping, would 
result in a very short distance of bike lane.  Therefore, staff is recommending approval of 
this waiver to the FCDOT. 
 
Streetscape Design 
 
The Urban Design section of the Comprehensive Plan provides detailed guidance on 
streetscapes within Tysons.  The Plan defines three areas within the streetscape zone: 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 6:  Streetscape Zone Illustration 

 
Staff believes that the best way to ensure that Tysons develops as a true urban center (as 
opposed to a collection of private developments) is to require that the entire transportation 
system is in the public realm.  To further that goal and to promote unification of the public 
transportation network, staff recommends that the sidewalk be included within the public 
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right-of-way.  As has been noted many times, safe pedestrian movement is vital to a 
thriving downtown.  The applicant has agreed to proffer that the public right-of-way be 
extended to the sidewalk and landscape amenity panel and to dedicate the appropriate 
land area accordingly. 

 
All of the proposed ultimate streetscapes in the vicinity of the new residential buildings 
meet the dimensional standards set forth in the Plan and the Urban Design Guidelines.  
However, the applicant has requested waivers from the standard landscape amenity panel 
and building zone widths around the existing office buildings along their Greensboro Drive 
frontage, International Drive frontage, and a very short segment (less than five feet) of their 
Summit Street frontage. 
 

 Currently along this segment of Greensboro Drive, the street is bordered by a grass 
strip of various widths, a four-foot wide sidewalk, and a 12.5-foot wide planting area 
adjoining existing surface parking spaces.  The applicant has requested Waiver FC-
S01 to allow the existing grass strip, sidewalk, and planting area to be converted 
into a 19+ foot wide landscaped area bordered by an eight-foot wide sidewalk.  An 
additional 11+ foot wide landscaped area would separate the sidewalk from the 
driveway that accesses the underground parking garage for the 8180 Building.  The 
requested waiver would permit the wider landscape amenity panel and recognize 
the building zone created by the existing office buildings. 

 

 As previously mentioned, the International Drive frontage currently consists of a 
two-foot wide grass strip bordering the street, followed by a four-foot wide sidewalk, 
a three to four-foot wide grass strip, and a retaining wall that is two to 10 feet in 
height  The CDP/FDP and the proffers commit to removing the existing retaining 
wall and installing an eight-foot wide landscape amenity panel along the roadway, 
followed by a 10-foot wide sidewalk, and then a buffer area that will measure a 
minimum seven feet in width.  This buffer area will contain sloped landscaped areas 
and retaining walls as required.  The applicant has requested a waiver to reflect the 
building zone created by the existing office building. 
 

 Along the east side of proposed Summit Street, a corner of the existing 8200 
Building extends into the four-foot minimum width of the building zone 
recommended by the Plan.  A waiver has been requested for this intrusion.  The 
intrusion appears to be less than five square feet and will not extend or impact the 
abutting sidewalk.  The intrusion will preclude openings or outdoor seating along 
this sidewalk segment, but given that the building corner is a portion of the existing 
semi-subterranean garage, staff does not foresee these situations arising. 

 
These waivers are being evaluated by the Fairfax County Department of Transportation 
(FCDOT) and will be issued under separate cover. 
 
Building and Site Design 

 
The Comprehensive Plan guidance for building and site design includes elements such as: 
build-to lines; bulk and massing; and step-backs.  The proposed new residential buildings 
generally adhere to these design recommendations.  These proposed buildings have been 
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sited along build-to lines to create a consistent street edge along Greensboro Drive.  The 
frontage will be lined with residential units, the residential lobby, a retail space, the public 
community space, and a small public park.  The CDP/FDP shows appropriate design 
articulation and fenestration commitments for those buildings’ frontages. 
 
Staff finds generally that the site design is in conformance with the standards expected in 
Tysons Corner, as the site design: 
 

 Concentrates buildings with the greatest densities near the Metro station; 

 Replaces a large surface parking lot with a high intensity development with a strong 
urban edge; 

 Places public pocket parks furthest throughout the development; and 

 Creates relatively small blocks which are conducive to walking. 
 
Therefore, staff believes that the building and site design features proposed in the subject 
applications are in general conformance with the Comprehensive Plan. 
 
Building Height 

 

 

Figure 7:  Conceptual Building Heights Diagram 
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The application properties fall within the Tier 2 building height intensity zone as depicted 
on the height map.  In this zone, the recommended building heights are between 175 and 
225 feet.  The residential buildings proposed in these applications might have a maximum 
height of 275 (Tower A) and 235 feet (Tower B) in height and therefore exceed the 
Comprehensive Plan guidance for heights.  The two existing office buildings, 160 and 131 
feet in height, are below the recommended heights, but may not be increased due to the 
FAR maximum recommended by the Comprehensive Plan. 
 
The Comprehensive Plan states that “height flexibility will be provided to facilitate the 
provision of affordable/workforce housing, as well as public and quasi-public uses such as 
a conference center or arts center.”  As 20 percent of the units within these buildings will 
be designated as WDUs, staff feels that the additional height is reasonable. 
 
In addition, 20 feet of the proposed building height is inclusive of the rooftop penthouses.  
Generally, penthouses that cover less than 25 percent of the rooftop area are exempt from 
height calculations.  However, it is likely that this area will be amenitized to support rooftop 
activities and spaces for the residents, which would then require the penthouses to be 
included within the height limitations.  Therefore, to provide the flexibility to use the rooftop 
areas for recreation, the applicant has included the penthouses within building height. 
 
Staff believes that building heights proposed in the subject applications are in general 
conformance with the Comprehensive Plan.   
  
Tree Canopy and Plantings 

 
The Comprehensive Plan recommends increased tree planting in Tysons and recognizes 
that much of this new planting will be accomplished through the provision of street trees. 
While the application meets the tree preservation targets, because the Public Facilities 
Manual (PFM) does not allow off-site trees (such as streetscape trees on public streets) or 
trees in easements on-site to count towards the tree canopy requirements, the applicant 
seeks a PFM modification of the 10-year tree canopy requirements.  The proposal 
generally provides the majority of its trees as street trees, with additional trees provided in 
the pocket parks and rooftop terraces.  The applicant has demonstrated that the Plan’s 
recommended 10% tree coverage goal for a redevelopment will be achieved with this 
application, so long as the street trees (in the public rights-of-way) and the trees in 
easements were counted.  Staff believes a modification in favor of that shown on the 
CDP/FDP is appropriate because of the commitment to provide uncompacted soil volumes 
and the commitment to maintain/repair, irrigate, and replace trees damaged or removed by 
right-of-way or utility maintenance or repair.  In addition, Proffer 47 commits to making a 
contribution ($0.002 per square foot of new GFA) to the County’s Tree Preservation and 
Planting Fund, which supplies tree saplings, volunteer support, in-school educational 
activities, and information to landowners regarding methods for enhancing the tree canopy 
on their property. 
 
The CDP/FDP includes a utility plan showing the proposed landscaping with conceptual 
utility layouts and sight distance lines.  The applicant has committed (Proffer 19G) to avoid 
conflicts between landscaping and utilities to the greatest extent possible and to work with 
the County to remain in substantial conformance with the planting scheme shown on the 
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CDP/FDP. If, in the worst case scenario, a tree needs to be deleted, the applicant has 
committed to work with UFMD. 
 
The project review memo from the Forest Conservation Branch of DPWES dated 
December 30, 2013, identified two areas where the proposed clearing and grading limits 
depicted on the CDP/FDP could be detrimental to the health of trees slated for 
preservation.  In addition, the planting detail associated with a tree located in Pocket Park 
III needed clarification to determine conformance with PFM standards.  The applicant has 
since modified the applicable CDP/FDP sheets to address these issues. 
 
Public Facilities (Comprehensive Plan Recommendations) 

 
The Comprehensive Plan does not recommend a specific public facility that should be 
developed in the North Subdistrict.  However, given the amount of existing and potential 
office and residential development in the area, staff identified community space available 
to the public for recreational, service, or other uses as a needed facility.  To this end, the 
applicant has proffered to lease 3,000 square feet of warm/dark shell space located on the 
ground floor of Residential Building B to the County for public use.  For purposes of this 
commitment, the “warm/dark shell” space means an area with a structural steel or concrete 
frame and masonry and storefront windows or glass curtain wall skin.  While the 
“warm/dark shell” space will be temporarily heated, it will not include interior walls, ceilings, 
electrical systems, plumbing, or finishes.  The applicant has proffered to escrow $225,000 
($75 per square foot) to be used by the County for the fit-out of the public facility space. 
 
As outlined in Proffer 43, the County would lease the space at a rate of one dollar per 
month for an initial term of 30 years.  Subsequent to this initial term, the County would 
have the option to renew the lease for up to 20 additional years, at 10 year increments.  
The renewals will be automatic unless the County opts out of the renewal.  The proffer 
stipulates that the space could be utilized for community or recreational uses as allowed 
under in the PTC zoning, but excludes the following specific uses:  a) conference center or 
retreat house; b) congregate living group residential or shelter facility; or c) treatment or 
counseling facility.  The proffer further stipulates that if the County does not wish to utilize 
the space for uses allowed by the proffer, the space shall revert back to the applicant for 
use as retail, service, accessary or any other use permitted by-right in the PTC district, 
except residential.  (Replacing the proffered community space with non-residential uses 
would help retain the active street frontage recommended by the Comprehensive Plan.) 
 
Affordable and Workforce Housing 

 
The Comprehensive Plan provides that all projects within the Tysons Corner Urban Center 
which seek to utilize the redevelopment option included within the District 
Recommendations should provide 20% affordable and workforce dwelling units (WDUs).  
In the proffers, the applicant has committed to provide 20% of the proposed residential 
units as WDUs in conformance with the following standard breakdown for WDUs contained 
in the Comprehensive Plan. 
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Income Tier % of Total Units 

101-120% of AMI 5% of total units 

81-100% of AMI 5% of total units 

71-80% of AMI 5% of total units 

61-70% of AMI 3% of total units 

> 60% of AMI 2% of total units 

 
While the Comprehensive Plan recommends that rezoning applicants contribute $3.00 
(one-time) or $0.25 (annually) per non-residential square foot toward affordable housing 
opportunities in Tysons, it further states that ground level retail located in office, hotel, and 
residential buildings should not be included when calculating this contribution amount.  
Therefore, as the proposed retail/public facility uses will be located on the ground level of 
the residential buildings, this contribution would not be applicable to this project.  The 
affordable housing contribution would apply only to the newly constructed residential 
buildings and not the existing office buildings. 
 
Staff finds the subject application in conformance with the Comprehensive Plan guidance 
on affordable and workforce housing. 
 
Water Quality 

 
The Environmental Stewardship Guidelines in the Comprehensive Plan call for a 
progressive approach to stormwater management that promotes low impact development 
(LID) techniques, incorporates innovative stormwater management measures, and 
provides quality and quantity controls that are substantially more extensive than minimum 
requirements.  Therefore, applications should incorporate innovative measures in a 
manner 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 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). 
 
For stormwater purposes, the site has been divided into two drainage areas.  Area A 
covers the western portion of the site where the two residential buildings are being 
constructed.  Under the CDP/FDP and proffers, the applicant has committed to 
retain/reuse the first inch of rainfall to extent possible for Area A.  In this 2.93-acre area 
(which includes a small segment of the adjoining Greensboro Drive right-of-way), the 
CDP/FDP indicates a volume equivalent to a rainfall depth of 1.05 inches will be retained.  
The measures to be utilized in this area include detention of stormwater in underground 
vaults for gradual release to downstream channels and low impact development (LID) 
measures in the form of green roof areas and bio-retention tree pits. 
 
Stormwater Drainage Area B covers the eastern portion of the site which contains the two 
existing office buildings and adjoining parking areas.  In this area, the CDP/FDP indicates 



RZ/FDP 2012-PR-002 Page 32 

 
 

a volume equivalent of a rainfall depth of 0.39 inches.  The measures to be utilized in this 
area include LID measures in the form of bio-retention tree pits and two rain gardens.  The 
combined overall volume equivalent will be a rainfall depth of 0.61 inch retained on-site. 
 
While staff recognizes that the proposed facilities will significantly reduce the stormwater 
runoff emanating from the subject property, the overall retention percentage is lower than 
staff expected.  The applicant has noted that the lower number is due to the challenges 
related to retrofitting the existing office buildings and its garages and the remaining surface 
parking areas.  However, staff notes that unlike other rezoning applications in Tysons, the 
application does not commit to all possible offsite treatment measures to improve retention 
and overall stream health.  For example, it is not been demonstrated that retention of 
stormwater along the International Drive frontage within bio-retention tree pits cannot 
occur.  As such, staff continues to recommend that the applicant consider proactive 
strategies to retain additional off-site areas, as well as any on-site areas where retention 
could be expanded. 
 
The applicant applied for a waiver in accordance with Public Facilities Manual (PFM) 
Section 6-0303.8 to permit an underground stormwater management vault in a residential 
area.  As specified in the PFM, the Board of Supervisors must take action of the waiver 
concurrent with the subject rezoning application.  If approved, the waiver would allow 
installation of the underground vault immediately south of Results Road, within the parking 
garage below Pocket Park 1, behind the proposed residential buildings.  DPWES 
completed its review of the request, #6028-WPFM-006-1, and recommended approval 
subject to conditions.  Should additional underground vaults be necessary, subsequent 
waivers may be required. 
 
“Green” Buildings 

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

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

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

2. To retrofit each parking garage for the existing office buildings 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. 

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

 
In order to minimize exposure to noise impacts, the Policy Plan of the Comprehensive Plan 
recommends that noise levels be mitigated to 65 dBA for outdoor activity areas, 50 dBA for 
office environments, and 45 dBA for residences, schools, theaters, hotels, and other noise 
sensitive uses.  The proposed development includes multi-family residential in the vicinity 
of main streets, including Greensboro Drive and International Drive.  As such, the applicant 
has committed to submit an acoustical study to DPZ addressing indoor noise levels, 
including proposed noise attenuation measures and proposed materials to ensure 
compliance with the interior limit of 45 dBA.  Under this proffer, DPZ must approve the 
indoor noise study prior to the issuance of full-shell building permits and in addition, prior to 
the issuance of the first RUP, the applicant must demonstrate through testing of noise 
levels that interior noise does not exceed 45 dBA.  Lastly, the proffer requires that potential 
tenants or purchasers of individual residential units with balconies, be notified, either in the 
lease or sales contract, that exterior noise levels may exceed 65 dBA. 
 
Urban Parkland Needs 

 

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

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

Applying this urban parkland standard to the overall proposed development in the 
Greensboro Park Place, and assuming an average household size of 1.75 and one 
employee per 300 square feet of commercial uses, the overall proposal generates a need 
for approximately 1.5 acres of new urban parkland.  The applicant is providing 1.5 acres 
of new urban parkland within the five proposed pocket parks.  The on-site urban parks 
provide a mix of active and passive recreational opportunities for the future residents and 
visitors. 
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Figure 8:  Pocket Park Exhibit 

 
The Fairfax County Park Authority has reviewed the proposed pocket parks and finds 
them to be well designed, attributed with appropriate functions, and well located for the 
intended patrons.  Pocket Parks I II, and III will be provided prior to the issuance of the 
first RUP for the first residential building, while Pocket Parks IV and V will be provided 
prior to the issuance of the first RUP for second residential building. 
 
Athletic Field Needs 
 
In addition to the need for new urban parks, the Comprehensive Plan also recognizes the 
need for a variety of small and large recreational facilities in Tysons Corner to meet the 
need of new residents, workers, and visitors.  In the Tysons Corner Urban Center 
Areawide Recommendations, Environmental Stewardship Chapter, Parks and Recreation 
Section, Page 82, the Plan states the following: 
 

“…recreational facility service level standards in the Park and Recreation 
element of the Countywide Policy Plan should be applied to new 
development in Tysons, with adjustments made for urban demographics and 
use patterns.  Using 2050 development projections, anticipated urban field 
use patterns, optimal athletic field design (lights and synthetic turf) and longer 
scheduling periods, the adjusted need for athletic fields to serve Tysons is a 
total of 20 fields... In general, the need for an athletic field is generated by the 
development of approximately 4.5 million square feet of mixed use 
development in Tysons.” 
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The Plan suggests that “creative approaches can be used to ensure provision of 
recreational facilities, especially athletic fields that meet service level 
standards…[which] may include indoor and rooftop facilities.”  The Plan also 
indicates a preference for recreational facilities to be provided onsite or in an area 
that serves the new development.  The Plan text specifically lays out a hierarchy of 
approaches: 
 

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

Based on Comprehensive Plan guidance for provision of one full-service athletic field per 
4.5 million square feet of new GFA, the proposed development, based on a maximum of 
residential GFA of 479,438 square feet, generates a need for 0.11 of an athletic field.  To 
meet this responsibility, the applicant has proffered to either contribute $911,000 by 
December 31, 2015 to be utilized for construction of an athletic field at Westgate Elementary 
School or contribute $1,178,000 to the Fairfax County Board of Supervisors prior to the 
issuance of the first RUP for the first residential building for the future construction of an 
athletic field that will serve the residents of Tysons. 
 
Other Recreational Facility Needs 

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

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

 
Using adopted recreational facility service level standards found in the Parks and 
Recreation element of the Policy Plan, the small-footprint publicly accessible recreational 
facilities needed to address the planned growth for this project area include a bocce ball 
court and climbable art.  Both of these amenities will be located in Pocket Park 1.  As such, 
staff believes the applicant has adequately satisfied the Plan expectations for local park 
facilities generated by the proposed development. 
 
The CDP/FDP shows private rooftop amenity areas located on both of the residential 
towers, as well as on the roof of the common lobby.  These areas will contain outdoor 
swimming pools, outdoor lounges, fire pits, and dining areas for use by residents of the 
towers.  These private spaces and facilities will allow the applicant to meet the Zoning 
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Ordinance requirement to spend $1,700 per residential unit on on-site facilities and 
amenities for private use. 
 
Fairfax County Public Schools 

 
The proposed development would be served by the Westbriar Elementary, Kilmer Middle 
and Marshall High Schools.  All three schools are projected to be over capacity in 2017.  
The total number of net students (number of students generated by the proposal) is 
projected to be as follows:  
 

 Total 

Elementary 31 

Middle 10 

High 17 

Total 58 

 
The applicant has proffered a contribution of $9,378 per student, based on the number of 
students expected to be generated by utilizing the County’s current formula, using the 
current ratios of 0.087 students per high rise dwelling unit.  If development at the maximum 
level occurs, this would equate to a contribution of $543,924.  The proffers note that the 
contribution amount is subject to the school district’s escalation provision that takes into 
consideration potential revisions to the per student multiplier or the ratio of students per 
high-rise building unit. 
 
Sanitary Sewer  

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

 
The subject property will be served by the Fairfax County Fire and Rescue Department, 
Station #429, Tysons Corner.  The proposed development has been reviewed by the Fire 
Marshal’s Office and been found to comply with fire protection guidelines and to provide 
adequate fire access.  The applicant has proffered that at site plan, should changes be 
requested in response to subsequent issues raised by the Fire Marshal (including 
adjustments to tree locations, the streetscape and perimeter building areas as necessary 
to allow for required emergency vehicle access), then these changes can occur provided 
such modifications are made in consultation with the Fairfax County Department of 
Planning and Zoning (DPZ) and Urban Forestry Management Division (UFMD) of DPWES 
and are in substantial conformance with the intent of the CDP, FDP and proffers. 
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Fairfax Water  

 
The subject property currently obtains water service from the Fairfax Water Authority.  
Fairfax Water has identified the need to install a large diameter (30- or 36-inch) water main 
along International Drive between Jones Branch Drive and Route 123 to serve the project 
growth in the Tysons Urban Core.  The design and installation of this main may be 
required in conjunction with this site development.  In any case, adequate domestic water 
service is available at the site from the existing eight-inch and 12-inch water mains located 
at the property.  The water authority notes that depending upon the configuration of the on-
site water mains, additional water main extensions may be necessary to satisfy fire flow 
requirements and accommodate water quality concerns.  These determinations will be 
made at the site plan review phase of the development. 
 
Telecommunications 

 
While no specific telecommunications facilities are proposed with this application, the 
applicant has proffered to retain the right to place telecommunications equipment on the 
roofs of the proposed residential buildings and/or existing office buildings, so long as any 
new 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 16) 
 
The purpose and intent of the Planned Tysons Corner District is to implement the mix of 
uses, densities, and intensities under the redevelopment option set forth in the adopted 
Comprehensive Plan for the Tysons Corner Urban Center.  These provisions require the 
applicant to demonstrate that the development furthers the vision of the Tysons Corner 
Urban Center as outlined in eight objectives that reflect the standards of the Areawide 
Recommendations contained in the Plan text (which were discussed in detail above). 
 
As noted, this case contains a mix of residential and non-residential uses, such as the 
existing office uses and ground floor retail, identified as “retail/service”.  The proffers permit 
the development of the ground floors of the existing office and the proposed residential 
buildings with any retail or service businesses, including eating establishments, permitted 
in the PTC District.  The proffers provide that such uses may be located on upper floors if 
the appropriate FDP amendment is approved. 
 
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 that the application meets these standards. 
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Standards for all Planned Developments (Sect. 16-100) 
 

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

 
Overlay District Requirements 
 
Sign Control (SC) (Sect. 7-500) 
 
The Sign Control Overlay District imposes additional constraints on the amount of signage 
permitted for commercial uses.  No action is necessary at this time, and it should be noted 
that it is likely that the applicant will apply for a Comprehensive Sign Plan.   
 
Waivers and Modifications Requested 
 
As previously noted, a number of the 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 at this time.  The remaining waiver and modification requests 
were standardized to form and are discussed below. 
 

 Waiver of Par. 1 of Sect. 6-506 to allow a district size of less than 10 acres for an 
application. 

The Zoning Ordinance provides that the minimum district size for the PTC zone is 10 
acres.  The ordinance further states that this minimum may be waived by the Board if the 
development proposal is in conformance with the adopted comprehensive plan.  As 
discussed in the analysis on consolidation contained within this report, the applicant has 
provided for the street grid, pedestrian connections, streetscape, urban form, open 
space/parks, environmental impacts (energy efficiency, noise, and stormwater), and public 
facilities recommended by the comprehensive plan.  Therefore, staff feels that as shown 
on the CDP/FDP and as proffered, the proposal conforms to the Plan and supports this 
waiver request. 

 

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

The applicant requests that the designation of outdoor dining areas be postponed until site 
plan review.  The requested waiver would limit the outdoor dining to those areas outside of 
the sidewalk zone and to those areas that adjoin dining activity uses. Staff is supportive of 
postponing designation of the outdoor dining areas to the site plan phase of the 
development process, subject to being outside of the sidewalk zone and subject to 
adjoining uses that involve dining activity. 
 

 Waiver of Par. 2 of Sect. 2-506 of the ZO to allow a parapet wall, cornice or similar 
projection to exceed the established height limit by more than three feet, as may be 
indicated on the CDP/FDP. 
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As the proposed maximum building heights for the residential buildings include the heights 
of penthouses and all rooftop structures, this waiver would apply only to the existing office 
buildings.  This waiver would provide the opportunity to architecturally screen mechanical 
penthouse equipment and would permit potential architectural elements above the main 
roof line of the existing office buildings.  The proffers limit the height of such height 
exceptions to 30 feet.  Staff is supportive of this requested waiver. 
 

 Modification of Sect. 11-201 and 11-203 of the ZO to permit a reduction in the 
required number of loading spaces to that shown on the CDP/FDP. 

The applicant seeks this waiver to permit the minimum required loading spaces to two per 
each of the residential buildings and a total of seven for the existing office buildings as 
shown on the CDP/FDP.  Par. 3 of Sect. 6-509 of the PTC Ordinance states that the 
loading space provisions on Sect. 11-203 are to “be used as a guide”.  Thus, there is no 
formal loading space minimum requirement.  However, in order to avoid any issues at the 
time of site plan review, the applicant is seeking this modification.  The proposed loading 
spaces appear in line with other proposed Tysons developments.  Staff is supportive of 
this requested modification. 
 

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

The Comprehensive Plan recommendations and PTC District regulations envision the use 
of 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 use when building management controls/assigns parking spaces.  The proffers 
include a provision that “the Applicant may, but shall not be required to, charge for parking 
on the Property on a per-space basis, at rates that the Applicant determines to be market-
competitive, and valet parking shall be permitted.”  Staff is supportive of this modification 
request. 
 

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

Within the residential buildings, the proposed loading spaces adjoin the driveway 
entrances to the parking garage.  Although the loading spaces are in close proximity to the 
drive aisles, the potential for vehicle conflicts are minimal or non-existent, as the loading 
spaces and the parking spaces will be located on different levels; the loading areas having 
direct access from Park Place, while the parking spaces being located on the garage level 
below.  As designed, staff recommends approval of this modification. 

 

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

None of the proposed private streets will exceed 600 feet.  However, both Results Road 
and Summit Street will remain private for an indeterminate time until they are extended 
with the redevelopment of adjoining properties.  This waiver is being requested to cover 
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the possibility that either or both of these streets are extended beyond 600 feet in length by 
others and the street segments on the subject property are not yet accepted into the public 
street system.  Given the permutations related to future adjoining development, staff 
supports the requested waiver. 
 

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

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

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

On-street bike lanes will be provided along Greensboro Drive.  A waiver has been 
requested from and approved by the FCDOT to not require creation of an on-street bike 
lane along the property’s International Drive frontage due to limited spacing between 
intersections and other street geometric concerns.  Sidewalks are provided along all 
streets as part of the streetscape in keeping with the urban recommendations of the 
Comprehensive Plan.  Therefore, staff supports the requested modification. 
 

 Waiver of Par. 3 of Sect. 17-201 of the ZO to provide any additional interparcel 
connections to adjacent parcels beyond that shown on the CDP/FDP 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.  As noted in other 
sections of this report, extension of one of the streets, Results Road, will be dependent on 
redevelopment of adjoining parcels or demolition of the two existing office buildings, as 
neither of those actions are proposed at this time, the applicant has committed funds to 
cover its prorated share for the future extension of Results Road.  In addition, the applicant 
has committed to extending Summit Street to the site’s northern property line and 
improving the length of Summit Street to public street standards prior to redevelopment of 
the adjoining properties to the north.  With these commitments, adequate access is 
provided to connect this development to the surrounding properties as they redevelop.  
Therefore, staff supports the requested waiver. 
 

 Waiver of Par. 4 of Sect. 17-201 of the ZO to not require further dedication, 
construction, or widening of existing roads beyond that which is indicated on the 
CDP/FDP and proffers. 

Par. 4 of Sect. 17-201 requires “that dedication and construction or 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 
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over the course of this application and staff notes that the applicant has provided the 
requested street grid on the subject property and has committed a prorated share of funds 
for construction of street grid segments on adjoining property.  As such, staff supports this 
waiver in favor of those roadways shown on the CDP/FDP and referenced in the proffers. 
 

 Waiver of Sect.2-505 of the ZO to permit structures and vegetation on a corner lot 
as shown on the CDP/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 requirements.  In 
addition, the proffers further note that if vegetation conflicts with sight distance 
requirements are found during site plan review, the applicant shall work with staff to make 
minor adjustments to tree locations or to remove lower tree branches.  If necessary, the 
trees can be relocated or deleted with coordination with staff.  Due to the level of review of 
this application and proffered consideration related to maintaining sight distances, staff 
recommends approval of this waiver. 
 

 Waiver of Par. 5 of Sect. 13-203 of the ZO to modify the peripheral landscaping 
requirements for the existing surface parking lots that is to remain to that which is 
shown on the CDP/FDP. 

 
The two existing office buildings are surrounding by surface parking areas that are located 
on podiums created by the parking garages below.  These parking areas do not currently 
meet the peripheral landscaping requirements of the Zoning Ordinance.  As part of the 
redevelopment of the subject property, the surface parking areas will be significantly 
reduced, but the remaining parking areas will not be in compliance with the peripheral 
landscaping requirements.  The reduction and configuration of the remaining parking areas 
was extensively negotiated and balances the need to comply with code with the 
recognition of the constraints associated with existing development.  Therefore, staff 
recommends approval of this waiver. 
 

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

As noted earlier in this report, off-site trees (such as street trees in public rights-of-way) 
and trees in easements do not count toward the tree canopy requirements because of 
concerns about maintenance and replacement.  However, the applicant has proffered to 
maintain these trees, and replace them should they be damaged or removed (as might 
happen during utility repairs).  Were these street trees and trees in easements counted per 
the PFM, the 10 year canopy would be met.  Because of the applicant’s commitment to 
maintain and replace these trees, staff supports the requested modification. 
 

 Waiver to allow the use of underground stormwater management and best 
management practices in a residential development, subject to Waiver #6028-
WPFM-006-1. 
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As discussed in the stormwater analysis, staff is supportive of underground stormwater 
management in the higher density developments expected in Tysons Corner.  Waiver 
request #6028-WPFM-006-1 (found in Appendix 10) has been reviewed by staff and 
recommended for approval, with the imposition of conditions found in the waiver report and 
including specifications for the design of the facilities, requirements for maintenance 
agreements, and financial commitments to ensure funds are available for appropriate 
maintenance and any necessary reconstruction. 
 
Other Requested Waivers and Modifications 
 
The remaining requested waivers and modifications should be addressed at the time of the 
site plan review as staff does not have sufficient information to evaluation those requests 
at this time. 
 
CONCLUSIONS AND RECOMMENDATIONS 
 
Staff Conclusions 
 
The Greensboro Park Place proposal has been extensively reviewed since adoption of the 
Tysons Comprehensive Plan Amendment and the PTC District Zoning Ordinance 
regulations.  The subject application proposes a design that would result in two residential 
buildings that would further the urban form and use mix that is envisioned in the 
Comprehensive Plan.  Under this proposal, a large surface parking lot would be replaced 
with a pair of residential towers abutting the inside curve of Greensboro Drive and, with the 
proposed pocket parks, would create a dramatic streetscape and a pleasant pedestrian 
experience.  The proposed grid of streets will accommodate on-site needs and provide 
identified links in the transportation network.  Adequate public facilities and park and 
recreation facilities will be provided.  Given that the development has addressed the 
recommendations of the Comprehensive Plan related to circulation, parking, public 
facilities and parks, staff concludes that the subject application is in harmony with the 
Comprehensive Plan and is in conformance with the applicable Zoning Ordinance 
provisions. 
 
While, on the whole, this application conforms to the recommendations of the 
Comprehensive Plan and good design principles, there is an area that presents 
opportunities for improvements. 
 

 Stormwater Management.  Staff continues to recommend that the applicant, where 
possible, treat off-site areas to reduce stormwater runoff associated with the 
existing office buildings and related surface parking areas. 

 

 

Recommendations 
 
Staff recommends approval of RZ 2012-PR-002, subject to the execution of proffers 
consistent with those contained in Appendix 1. 
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Staff recommends approval of FDP 2012-PR-002, subject to the development conditions 
contained in Appendix 2 and the Board’s approval of RZ 2012-PR-002. 
 
Should the Planning Commission recommend approval of RZ 2012-PR-002, staff 
recommends approval of the following modifications and waivers: 
 

 Waiver of Par. 1 of Sect. 6-506 to allow a district size of less than 10 acres for an 
application. 

 Waiver of Par. 7 of Sect. 6-505 of the ZO requiring the designation of specific 
outdoor dining areas on the FDP subject to the restrictions contained in the proffers. 

 Waiver of Par. 2 of Sect. 2-506 of the ZO to allow a parapet wall, cornice or similar 
projection to exceed the established height limit by more than three feet, as may be 
indicated on the CDP/FDP. 

 Modification of Sect. 11-201 and 11-203 of the ZO to permit a reduction in the 
required number of loading spaces to that shown on the CDP/FDP. 

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

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

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

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

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

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

 Waiver of Par. 4 of Sect. 17-201 of the ZO to not require further dedication, 
construction, or widening of existing roads beyond that which is indicated on the 
CDP/FDP and proffers. 

 Waiver of Sect.2-505 of the ZO to permit structures and vegetation on a corner lot 
as shown on the CDP/FDP. 
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 Waiver of Par. 5 of Sect. 13-203 of the ZO to modify the peripheral landscaping 
requirements for the existing surface parking lots that will remain to that which is 
shown on the CDP/FDP. 

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

 Waiver to allow the use of underground stormwater management and best 
management practices in a residential development, subject to Waiver #6028-
WPFM-006-1. 
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PROFFER STATEMENT 

GREENSBORO PARK PLACE 

 

RZ 2012-PR-002 

 

Greensboro Park Property Owner LLC (the “Applicant”), as owner of the property identified on 

the 2013 Fairfax County Tax Map as Tax Map 29-4 ((9)) 12B and 29-3 ((15) 12A (the 

“Property”), seeks to rezone the Property from the C-4 (High Intensity Office) and SC (Sign 

Control Overlay) Districts to the Planned Tysons Corner Urban (“PTC”) and SC Districts (the 

“Rezoning”). 

 

Pursuant to Section 15.2-2303(A) of the Code of Virginia, as amended, and subject to approval 

by the Fairfax County Board of Supervisors of the Rezoning, the Applicant hereby proffers that 

development of the Property shall be in accordance with the following conditions (the 

“Proffers”), which, if the Rezoning is approved by the Board of Supervisors, shall replace and 

supersede any and all existing proffered conditions applicable to the Property.  In the event the 

Rezoning is denied, these Proffers shall immediately be null and void and the previous proffered 

conditions shall remain in full force and effect. 

 

GENERAL 

 

1. Substantial Conformance.  Subject to these Proffers and the provisions of Sections 6-500, 

16-400 and 18-204 of the Zoning Ordinance of Fairfax County, as amended (the “Zoning 

Ordinance”), the Property shall be developed in substantial conformance with the 

Conceptual Development Plan (“CDP”) dated November 22, 2012, as revised through 

January 16, 2014, and prepared by VIKA, Incorporated.   

2. Proffered CDP Elements. The proffered elements of the CDP are limited to the uses, grid 

of streets, general location of the residential and office buildings and their respective 

entrances, minimum and maximum building heights, overall maximum gross floor area 

(“GFA”), build-to lines, general quality and character of the streetscape, minimum 

amount and general location of the publicly-accessible open space, and other elements as 

may be specifically identified herein (the “Proffered Elements”).  As Final Development 

Plan (“FDP”) approval is requested from the Planning Commission concurrently with 

approval of the Rezoning, other elements of the CDP may be adjusted or modified with 

approval of a Final Development Plan Amendment (“FDPA”) in accordance with the 

provisions set forth in Section 16-402 of the Fairfax County Zoning Ordinance (the 

“Zoning Ordinance”), and these Proffers.  
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3. Minor Modifications to the CDP.  Minor modifications to the Proffered Elements of the 

CDP may be permitted pursuant to Paragraph 4 of Section 16-403 of the Zoning 

Ordinance when necessitated by sound engineering or when necessary as part of final site 

design, and when such modifications are determined to be in substantial conformance 

with the Proffered Elements and these Proffers, as determined by the Zoning 

Administrator.  The number of residential units and square footage within each 

Residential Building (as defined below) may be adjusted up or down, so long as (a) the 

minimum number of residential units is provided; (b) the maximum number of residential 

units is not exceeded; (c) the proposed publicly-accessible park space is not reduced; (d) 

the building heights for each Residential Building are not decreased below the minimum 

or increased above the maximum heights identified on the CDP/FDP; and (e) the 

Proposed Development, as defined in Proffer 5 herein, is otherwise in substantial 

conformance with these Proffers and the CDP.   

4. Final Development Plan Amendment.  FDP approval is requested from the Planning 

Commission in accordance with Sect. 16-402 of the Zoning Ordinance.  The  following 

tabulations and information may be adjusted or amended with approval of a subsequent 

FDPA: 

A. Architectural Elements.  Design information on building materials, architectural 

massing and fenestration, and specific features designed to activate the 

streetscapes, as further described in these Proffers;  

 

B. Build-to Lines.  Proposed Build-to Lines, including any proposed modifications to 

the Build-to Lines and/or the expanded streetscape areas as identified in Proffer 

13; 

 

C. Conceptual Utility Plans.  The Conceptual Utility Plan; 

 

D. Streetscape Furnishings and Materials.  The Streetscape Furnishing and Materials 

Plan; 

 

E. Lighting.  Specific streetscape lights per Proffer 19(K); 

 

F. Parking Spaces.  The final number and location of surface and structured parking 

spaces;  

 

G. Stormwater Management.  A detailed Stormwater Management Plan, as described 

in Proffer 45; 

 

H. Bicycle Parking.  Specific locations and the number of bicycle facilities to be 

provided as described in Proffer 29; 
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I. Publicly-Accessible Parks and Recreational Facilities.  The specific details on 

parks and recreational facilities, as described in Proffer 39 and 40; 

 

J. Sustainable Energy Practices.  The sustainable energy practices described in 

Proffer 17;  

 

K. Sight Distance Lines.  Sight distance lines shall be shown for all affected 

intersections; 

 

L. Phasing/Interim Conditions.  Phased improvements and interim conditions in 

accordance with these Proffers; 

 

M. Residential Amenities.  Facilities and amenities to be provided in each Residential 

Building; 

 

N. Tree Canopy Calculations.  A tabulation indicating the tree canopy calculations;  

 

O. Landscape Plan.  The Landscape Plan, as described in Proffer 18; 

 

P. Tabulation.  The tabulation indicating the development status of the Property 

subject to the Rezoning; 

 

Q. Parking.  The parking tabulations; and, 

 

R. Parking Structure/Loading/Service Area Treatments.   Proposed parking 

structure/loading/service area façade treatments. 

 

5. Development Program.  The Applicant shall be permitted to develop the Property with a 

mix of uses and structures that may ultimately consist of the following:  

A. Two (2) existing office buildings containing a mix of commercial uses and 

totaling approximately 504,574 gross square feet (excluding cellar) (the “Existing 

Office Buildings”);  

B. Two new residential buildings containing a mix of residential and community-

serving/retail uses totaling approximately 485,000 square feet (the “Residential 

Buildings”);  

C. Two (2) existing parking structures associated with the Existing Office Buildings 

(the “Existing Parking Structures”);  
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D. A new parking structure beneath the Residential Buildings (the “Residential 

Parking Structure”); and, 

E. The surface parking spaces shown on the CDP/FDP (the “Surface Parking 

Spaces”), 

 all as more particularly shown on the CDP/FDP and described in these Proffers (the 

 “Proposed Development”).     

 

PERMITTED USES AND INTENSITY 

 

6. Uses.  The Applicant shall develop the Property primarily with office and residential 

uses; however, it may also include any accessory, retail, service and/or other non-

residential use permitted by-right, by Special Exception (“SE”), or by Special Permit 

(“SP”) in the Planned Tysons Corner Urban (“PTC”) District, including, but not limited 

to, public and quasi-public uses, accessory uses and accessory service uses, business 

service and supply service uses, commercial recreational uses, community uses, eating 

establishments, financial institutions, garment cleaning establishments, personal service 

and repair service establishments and retail sales establishments.  Such uses, including 

eating establishments and retail sales establishments, may be provided generally within 

the ground floors of the Residential Buildings and/or Existing Office Buildings; however 

such uses may also be provided within upper floors with approval of a future FDPA.  In 

the Applicant’s sole discretion, it may permit a food truck to operate on the Property as 

an accessory use, provided that any such truck is operated for a maximum of three hours 

per day, is located on a paved surface that does not interfere with vehicular or pedestrian 

circulation or parking availability, and its location is coordinated with DPZ. 

7. Gross Floor Area.  The maximum GFA permitted on the Property is approximately 

990,000 square feet (excluding cellar in the Existing Office Buildings).   

8. Residential Dwelling Units.  Residential Building A shall contain a minimum of Two 

Hundred and Fifty-Six (256) residential dwelling units and a maximum of Two Hundred 

and Seventy-Six (276) residential dwelling units.  Residential Building B shall contain a 

minimum of Two Hundred and Twenty-Seven (227) residential dwelling units and a 

maximum of Two Hundred and Forty-Four (244) residential dwelling units, for a total 

minimum of Four Hundred and Eighty-Three (483) residential dwelling units and 

maximum of Five Hundred and Twenty (520) residential dwelling units.    

9. Adjustments to the GFA.  GFA may be shifted between the two Residential Buildings   

provided the maximum height shown for each building is not exceeded, the minimum 

building height is not reduced, the overall urban form and building type as shown on the 

CDP are maintained and such adjustments are consistent with these Proffers.  If at the 
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time of site plan, the GFA approved for one Residential Building is less than the GFA 

shown on the approved CDP and FDP, the excess GFA may be utilized in the other 

Residential Building, provided the maximum height for each building is not exceeded, 

the minimum height for each building is maintained, the overall urban form and building 

types depicted on the CDP/FDP are maintained, and such adjustments are consistent with 

these Proffers.  

10. Existing and Interim Structures and Uses.   

A. The Existing Office Buildings and Existing Parking Structures.  The Existing 

Office Buildings and Existing Parking Structures may remain in use until such 

time as the Applicant elects to redevelop them and proceeds with a Conceptual 

Development Plan Amendment (“CDPA”), Proffered Condition Amendment 

(“PCA”) and/or FDPA, as applicable.  Existing structures may not be modified or 

enlarged; however, minor structure modifications may be approved by the Zoning 

Administrator pursuant to the provisions of Par. 4 of Sect. 16-403 of the Zoning 

Ordinance.  Interior modifications to all existing structures shall be permitted.   

B. The Existing Surface Parking Lot.  The existing surface parking lot on the 

Property may remain in use as parking for the tenants of the Existing Office 

Buildings until such time as the Applicant elects to commence construction of the 

Residential Buildings.  For purposes of this Proffer, “commence construction” 

means that the Applicant has (1) executed a contract with a General Contractor; 

(2) issued formal notice to proceed for the full scope; and (3) the General 

Contractor has mobilized at the Property. 

C. Commuter Parking.  As an option, before it commences construction of the 

Residential Buildings (as defined above) and with written notification to FCDOT, 

the Applicant may elect to use on an interim basis any of its existing parking 

facilities, including the Existing Parking Structures and the existing surface 

parking lot, for privately-owned and operated commercial off-street parking 

and/or commuter parking.  In the event the Applicant opts to use the existing 

surface parking lot for commuter parking per the above, it shall conduct an 

assessment of queuing at the driveway on Greensboro Drive and submit the same 

to FCDOT and VDOT for review.  If, however, the Applicant opts not to use the 

surface parking lot for commuter parking, it may, in its discretion, install parking 

controls to prevent access to the surface parking lot by commuters. 

URBAN DESIGN, LANDSCAPING AND STREETSCAPE 

11. Architecture.  The Residential Buildings shall be designed of high-quality architecture 

and building materials that are typically used on the exterior of similar Class A Luxury 
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residential buildings, as conceptually depicted on the CDP.  Design details such as 

building materials, architectural massing and fenestration, and specific features designed 

to activate the streetscapes are provided with the concurrent FDP.  However, architectural 

plans, elevations, illustrations, materials and heights may be adjusted or modified 

subsequent to CDP/ FDP approval as a result of final architectural and engineering design 

without requiring CDPA, FDPA, PCA or other zoning approval, provided the quality of 

design remains in substantial conformance with that shown on the CDP and FDP and set 

forth in these Proffers, as determined by the Zoning Administrator. 

12. Bird-Friendly Design.   At the time of site plan submission for the first Residential 

Building, the Applicant shall prepare and submit to OCR an initial study addressing 

whether bird-friendly design strategies may be employed to reduce bird injury and death 

due to in-flight collisions with the Residential Buildings.  The strategies to be studied 

should make the Residential Buildings visible to birds in flight and reduce reflections that 

distract or confuse birds through the use of appropriate glazing treatments or architectural 

elements, such as using color, texture, opacity, patterns, louvers, screens, interior window 

treatments, or ultraviolet materials that are visible to birds.  A narrative summarizing the 

results of that study and which strategies, if any, will be implemented shall be provided at 

the time of building permit issuance. 

13. Build-To Lines.  A Build-To Line for the Residential Buildings has been established on 

the CDP/FDP to create an urban, pedestrian-oriented environment.  In general, the 

building facades of the Residential Buildings are intended to be configured in such a way 

as to provide a continuous street wall along this line, but modifications to either side of 

the Build-To Line shall be permitted, provided such modifications are in general 

conformance with the CDP/FDP.   

14. Building Heights.  Building heights shall not exceed the maximums nor be reduced below 

the minimums identified on the CDP/FDP, as measured from the average grade.  Final 

building heights for the Residential Buildings shall be determined at the time of site plan 

approval, and may be less than the maximum heights shown on the CDP/FDP, provided 

that the Residential Buildings retain a compatible urban form to that shown on the 

CDP/FDP and that the average roofline of the Residential Buildings are not less than 

minimum heights shown in the CDP/FDP tabulations.  Maximum building heights for the 

Residential Buildings shall include penthouses and all rooftop structures.  For the 

Existing Office Buildings, structures that are excluded from the maximum height 

regulations as set forth in Sect. 2-506 of the Zoning Ordinance shall not exceed thirty 

(30) feet above the roof levels of the top floors.  All building penthouses and rooftop 

structures shall be integrated into the architecture of the buildings. 

15. Rooftop Telecommunications Equipment and Mechanical Units.  Telecommunications 

equipment, mechanical units and all appurtenant facilities may be placed on the rooftop 
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of one or both of either the Existing Office Buildings and/or Residential Buildings.  Any 

such new facilities on the Residential Buildings must comply with the applicable 

requirements of the Zoning Ordinance and be screened and/or set back sufficiently from 

the perimeter of the roof and penthouse such that they are generally not visible from the 

surrounding streets at street level when viewed at a reasonable distance from the property 

line of the Property.  Screening measures may, without limitation, (i) include screening 

with architectural features and/or landscaping compatible with the building façade 

architecture, (ii) include the facilities as part of the architecture of the buildings, (iii) 

utilize compatible colors, and/or (iv) employ telecommunication screening material and 

flush-mounted antennas.  Telecommunications equipment on the rooftops of the 

Residential Buildings also may be architecturally integrated onto the façades of the 

building where necessary to ensure on-street and/or open space coverage.  Rooftop 

amenities such as amenity terraces or facilities and landscaping may also screen rooftop 

telecommunications equipment and mechanical units on the Residential Buildings. 

16. Green Building.   In order to promote energy conservation and green building techniques, 

the Applicant shall select one of the following programs to be implemented and will 

inform the Environment and Development Review Branch of DPZ which program the 

Applicant has chosen as part of the site plan submission for the first Residential Building. 

A. National Green Building Standard (“NGBS”). If the Applicant selects the NGBS, 

then the Applicant shall seek certification of each unit in the Residential Buildings 

in accordance with the 2012 NGBS rating system using the Energy Star Qualified 

Homes path for energy performance, as demonstrated through documentation 

submitted to DPWES and DPZ from a home energy rater certified through the 

National Association of Home Builders Research Center that demonstrates each 

unit in the Residential Buildings has attained Bronze level certification prior to 

the issuance of the RUP for each such unit. 

B. EarthCraft.  If the Applicant selects EarthCraft, then the Applicant shall provide 

documentation to DPWES and DPZ that the Residential Buildings have been 

awarded certification in accordance with the EarthCraft House Program prior to 

the issuance of the first RUP for each Residential Building. 

C. Leadership in Energy and Environmental Design (“LEED”). 

i. If the Applicant selects LEED, then the Applicant shall include a U.S. 

Green Building Council (“USGBC”) LEED-accredited professional, who 

is a professional engineer or licensed architect, as a member of its design 

team.  The LEED-accredited professional shall work with the design team 

to incorporate design elements under the current version, at the time of 

such owner's registration, of the LEED New Construction (“LEED-NC”) 
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rating system into the Residential Buildings.  At the time of site plan 

submission, the Applicant shall provide documentation to the 

Environmental Review Branch demonstrating compliance with the 

commitment to engage such a professional.  The Applicant will include, as 

part of the site plan submission and building permit plan submission for 

each Residential Building, a list of specific credits within the most current 

version, at the time of such owner's registration, of the LEED-NC rating 

system that the Applicant anticipates attaining for such Residential 

Building.  The LEED-accredited professional will provide certification 

statements at both the time of site plan review and the time of building 

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

the minimum number of credits necessary to attain LEED certification for 

each Residential Building.  In addition, prior to site plan approval, the 

Applicant will designate the Chief of the Environmental Review Branch as 

a team member in the USGBC's LEED online system.  This team member 

will have privileges to review the project status and monitor the progress 

of all documents submitted by the project team, but will not be assigned 

responsibility for any LEED credits and will not be provided with the 

authority to modify any documentation or paperwork.  Prior to building 

permit plan approval for each Residential Building, the Applicant will 

submit documentation to the Environmental Review Branch 

demonstrating that the subject Residential Building is anticipated to attain 

a sufficient number of design-related credits that, along with the 

anticipated construction-related credits, will be sufficient to attain LEED 

Silver certification under the LEED-NC program.  Prior to release of the 

bond for the subject Residential Building, the Applicant shall provide 

documentation to the Environmental Review Branch demonstrating the 

status of attainment of LEED certification or a higher level certification 

from the USGBC for the subject Residential Building.  If the Applicant is 

unable to provide the preliminary review of the design-related credit 

documentation prior to building permit plan approval, but it does 

anticipate receiving the documentation prior to the attainment of LEED 

certification, the Applicant may, prior to the issuance of the building 

permit, post an escrow identical to the one described in Proffer 16(C)(ii) 

below.  This escrow will be released upon the submission of 

documentation to the Environmental Review Branch from the USGBC 

demonstrating that the Residential Building is anticipated to attain a 

sufficient number of design-related credits that, along with the anticipated 

construction-related credits, shall be sufficient to attain LEED Silver 

certification. 
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ii. Alternative Green Building Escrow.  As an alternative to the actions 

outlined in Proffer 16(C)(i) above, or if the USGBC's review of design-

related credits indicates that the subject Residential Building is not 

anticipated to attain a sufficient number of design-related credits to 

support attainment of LEED Silver certification, the Applicant shall post, 

for that Residential Building, a “Green Building Escrow” in the form of 

cash or a letter of credit in the amount of $2.00 per gross square foot of 

GFA for that Residential Building.  This Green Building Escrow will be in 

addition to, and separate from, other bond or escrow requirements and 

shall be released upon demonstration of attainment of LEED certification, 

or a higher level of certification, by the USGBC under the current version 

of the LEED-NC or other rating system at the time of such owner's 

registration.  The provision to the Environmental Review Branch of 

documentation from the USGBC that the subject Residential Building has 

attained such LEED certification will be sufficient to satisfy this 

commitment.  The Green Building Escrow shall be released in accordance 

with the following:  1) if the Applicant provides to the Environmental 

Review Branch, within three years of the issuance of the first RUP for the 

subject Residential Building, documentation demonstrating that LEED 

certification for that Residential Building has been attained, the entirety of 

the Green Building Escrow shall be released to the Applicant, 2) if the 

Applicant provides to the Environmental Review Branch, within three 

years of the issuance of the first RUP for the subject Residential Building, 

documentation demonstrating that LEED certification for that Residential 

Building has not been attained but that the subject Residential Building 

has been determined by the USGBC to fall within three points of 

attainment of LEED certification, 50% of the Green Building Escrow shall 

be released to the Applicant; the other 50% shall be released to Fairfax 

County and will be posted to a fund within the County budget supporting 

the implementation of County environmental initiatives, and 3) if the 

Applicant fails to provide to the Environmental Review Branch, within 

three years of the issuance of the first RUP for the subject Residential 

Building, documentation demonstrating the attainment of LEED 

certification or demonstrating that the subject Residential Building has 

fallen short of LEED certification by three points or less, the entirety of 

the Green Building Escrow for that Residential Building shall be released 

to Fairfax County and will be posted to a fund within the County budget 

supporting the implementation of County environmental initiatives.  If the 

Applicant provides documentation from the USGBC demonstrating, to the 

satisfaction of Environmental Review Branch, that USGBC completion of 

the review of the LEED certification application has been delayed through 

no fault of the Applicant, the Applicant’s contractors or subcontractors, 
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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 Applicant or to the County during this extended time frame. 

17. Sustainable Energy Practices.  To further promote efficient, renewable and sustainable 

energy practices, prior to issuance of the first initial RUP for the first Residential 

Building, the Applicant shall provide: 

A. A minimum of one (1) electric vehicle recharging station that serves two (2) 

parking spaces for electric cars in the Residential Parking Structure, and space 

and infrastructure to accommodate additional electric vehicle-ready parking 

spaces in the Residential Parking Structure; and, 

B. A minimum of one (1) electric vehicle recharging station that serves two (2) 

parking spaces for electric cars in each of the Existing Parking Structures.   For 

purposes of this proffer, "electric vehicle-ready" means the provision of space, 

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

vehicle charging stations in the future, and does not include the installation of 

transformers, switches, wiring or charging stations. 

18. Landscape Plan.   The CDP/FDP includes a conceptual Landscape Plan for the Property.   

As part of the first site plan submission for the Proposed Development, the Applicant 

shall submit to the Urban Forest Management Division of the Department of Public 

Works and Environmental Services (“UFMD”) for review and approval a more detailed 

landscape plan that is in substantial conformance with the quantity and quality of 

plantings and landscaping materials shown on the FDP and any FDPAs.  The detailed 

landscape plan shall include, among other things, irrigation 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 of 

ensuring the viability of plantings and structures.  Adjustments to the type and location of 

plantings shall be permitted to avoid conflicts with utilities and other site engineering and 

design considerations, provided that in the event of a conflict with the future utility 

locations identified on the Conceptual Utility Plan described in Proffer 4, the Applicant 

shall first attempt to relocate the new utilities before adjusting the landscaping. 

19. Streetscape.   The Applicant shall install streetscapes throughout the Property as 

conceptually illustrated on the CDP/FDP.  

A. International Drive.   

i. Retaining Wall Project.   

a. Prior to issuance of the first initial RUP for the first Residential 
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Building or such later date as may be determined by the Zoning 

Administrator, the Applicant shall construct the frontage 

improvements along International Drive, as shown on the 

CDP/FDP.  As part of such improvements, the Applicant shall 

diligently pursue removal of the retaining wall located along the 

Property’s frontage on International Drive, and shall construct the 

same in accordance with the design recommendations provided in 

the approved Geotechnical Analysis, described below (“Retaining 

Wall Project”).  

 

b. Prior to approval of the site plan for the Retaining Wall Project, the 

Applicant shall submit to DPWES (and DPWES may, in turn, seek 

input from the Fairfax County Geotechnical Review Board) for 

review and approval a geotechnical analysis that evaluates the 

structural stability of the existing Parking Structures (the 

“Geotechnical Analysis”). 

 

ii. Pedestrian Connections.  Prior to issuance of the first initial RUP for the 

first Residential Building, the Applicant shall: 

 

a. Improve the existing pedestrian connection from the corner of the 

intersection of International Drive and Greensboro Drive to the 

upper parking lot associated with the Existing Office Building 

located at 8180 Greensboro Drive (“Pedestrian Connection 1”), as 

more particularly shown on the CDP/FDP; and 

  

b. Construct a new connection from International Drive to the 

Existing Office Building located at 8180 Greensboro Drive 

(“Pedestrian Connection 2”), as more particularly shown on the 

CDP/FDP.   

 

B. Greensboro Drive.  Prior to issuance of the first initial RUP for the first 

Residential Building, the Applicant shall construct the frontage improvements 

along Greensboro Drive, as shown on the CDP/FDP (“Greensboro Drive Frontage 

Improvements”).   As part of such improvements, the Applicant shall: 

 

i. Relocate and reinstall all or a part of the existing traffic signal at the 

intersection of Greensboro Drive and Pinnacle Drive, as shown on the 

CDP/FDP (“Traffic Signal Pole Relocation”).  Any modifications to this 

signal shall include those pedestrian enhancements as may be required by 

VDOT; and, 
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ii. Relocate and/or place underground, as applicable, the east switch cabinet 

located along the Property’s frontage on Greensboro Drive and adjacent to 

the retaining wall (the “East Switch Relocation”); however, if the 

Applicant discovers based on more detailed analysis following approval of 

this Rezoning, that there are utilities and/or fiber optics in the public right-

of-way that need to be relocated in order to complete the East Switch 

Relocation, the Applicant shall request the applicable utility and/or fiber 

optic provider to relocate such utilities and/or fiber optics at the provider’s 

cost.  If the applicable utility and/or fiber optic provider refuses to relocate 

the impacted utilities and/or fiber optics at its cost, or the Applicant 

discovers that there are utilities and/or fiber optics within the Property 

boundaries that need to be relocated in order to complete the East Switch 

Relocation, its obligation to complete the East Switch Relocation shall be 

null and void.  Instead, the Applicant shall be permitted to leave the switch 

cabinet in its existing location and shall work with FCDOT, VDOT, DPZ 

and OCR to find a mutually-agreeable alternative alignment for the 

pedestrian sidewalk in that location. Notwithstanding the above, the west 

and north switch cabinets labeled on the CDP/FDP as “West Switch 

Cabinet” and “North Switch Cabinet” respectively, may remain in their 

existing locations. 

 

C. Streetscape Elements.  Streetscape elements shall generally include a landscape 

amenity panel located immediately behind the face of curb, a pedestrian sidewalk 

adjacent to the landscape amenity panel and a building zone between the 

pedestrian sidewalk and the face of the building designed to allow access to the 

building and/or additional landscaping, outdoor display, outdoor dining, and 

similar uses adjacent to the Residential Buildings, provided that outdoor display 

and outdoor dining areas are located within the building zone and shall not 

encroach upon the pedestrian sidewalk areas.  Streetscape elements may be 

adjusted at the time of site plan approval to accommodate final architectural 

designs, parallel street parking (as shown on the CDP/FDP), sight distance 

concerns and utilities, as well as to facilitate elements such as outdoor seating for 

a cafe, entry doors and facilities/structures in the Proposed Development, 

provided the quality of the streetscape is consistent with that shown on the 

CDP/FDP.   Tree planting sites are set forth conceptually on the CDP/FDP and 

may be adjusted at the time of site plan approval, subject to UFMD and DPZ 

approval, in consultation with OCR. 

 

D. Streetscape Activation.  So as to accommodate the Public Facility described in 

Proffer 43 herein as well as any potential retail uses designed to activate the 

streetscape, Residential Building B shall generally be constructed with its ground 

floor having a minimum ceiling height of 18 feet.  
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E. Alternative Planting Width Details.  Street tree species and planting sites are 

depicted on the CDP/FDP but may be revised at the time of site plan approval.  

Where minimum planting widths of eight (8) feet cannot be provided, alternative 

measures either as identified in the “Tysons Urban Design Guidelines” (endorsed 

by the Board on January 25, 2012) (the “Tysons Urban Design Guidelines”) or as 

approved by the UFMD, shall be used to satisfy the following specifications for 

all planting sites: 

 

1) A minimum of four (4) feet open surface width and 16 square feet of open 

surface area for Category III and Category IV trees (as defined in Table 

12.17 of the PFM), with the tree located in the center of such open area. 

2) A minimum rooting area of eight (8) feet wide (may be achieved with 

techniques to provide un-compacted soil below hardscape areas within the 

Pedestrian Realm) (as defined in these Proffers), with no barrier to root 

growth within four (4) feet of the base of the tree.  Where minimum 

planting widths of eight (8) feet cannot be provided, structural cell 

technology or other measures acceptable to the UFMD shall be provided. 

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

12.17 of the PFM) shall be seven hundred (700) cubic feet per tree for 

single trees, but may be reduced to a minimum of four hundred (400) 

cubic feet where paving above root zones is necessary to accommodate 

pedestrian traffic or where utility locations preclude greater soil volume.  

For two (2) trees planted in a contiguous planting area, a total soil volume 

of at least 600 cubic feet per tree shall be provided.  For three (3) or more 

trees planted in a contiguous area, the soil volume shall equal at least five 

hundred (500) cubic feet per tree.  A contiguous area shall be any area that 

provides root access and soil conditions favorable for root growth 

throughout the entire area.  Minimum soil volumes of seven hundred (700) 

cubic feet will be achieved in areas of lower pedestrian volume and where 

pavement is not required over tree rooting zones. 

4) Soil specifications in planting sites shall be provided in the planting notes 

to be included in all site plans filed subsequent to the approval of this 

Rezoning. 

5) Tree zones shall be installed with a fully automatic drip irrigation system. 

6) Tree grates shall only be required if necessary to maintain certain sidewalk 

dimensions. 



 

17 
  
  
  
  
  
  
  
  
584241 v5/RE  

F. Non-Invasive Plant Materials.  Invasive species, as defined in the PFM, shall not 

be used within the streetscape and landscaped open space areas. 

 

G. Utility Locations.  The Applicant has prepared and submitted with the CDP/FDP 

a Conceptual Utility Plan that identifies the locations of known utilities and 

proposes future utilities, including but not limited to water, sanitary sewer, storm 

sewer, electricity, gas and cable television lines.  To the extent feasible and in 

accordance with the Transportation Design Standards for the Tysons Corner 

Urban Center (the “Transportation Design Standards”), the Applicant has placed 

such utilities in locations that minimize conflicts with the landscaped open space 

areas and streetscape elements.  If, however, it is determined during site plan 

review that street tree locations conflict with utility locations, the Applicant shall 

first make efforts to reconcile the conflict by adjusting the locations of the future 

utilities.  If VDOT, FCDOT or the applicable utility company does not approve 

such new locations or if the Applicant determines that it is not cost-effective to 

relocate them, the Applicant may adjust the type of plantings or remove and 

replace such tree(s) at an alternative location coordinated with the UFMD and 

without the need for a PCA, CDPA and/or FDPA.   Maintenance access points to 

SWM Facilities and utility vaults beneath the streetscape shall be located outside 

the clear pedestrian walkway zone of the streetscape, where feasible.  If the utility 

vaults 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 the Americans 

with Disabilities Act (“ADA”) requirements), be flush with the walkway, and 

meet ADA accessibility requirements. 

 

H. Fire Marshal.  The Applicant has coordinated the layout depicted on the 

CDP/FDP with the Fire Marshal.  If, however, it is determined during site plan 

review that street tree locations conflict with subsequent comments from the Fire 

Marshal, the Applicant shall first make efforts to gain the Fire Marshal’s approval 

of such trees by making minor adjustments to their locations or by removing their 

lower branches.  If the Fire Marshal does not approve such adjustments or other 

streetscape elements, the Applicant shall be permitted to relocate or delete those 

conflicting trees and/or make other streetscape adjustments in consultation with 

UFMD and DPZ and without the need for a PCA/CDPA and/or FDPA. 

 

I. Sight Distance.  If it is determined during site plan review that street tree locations 

conflict with the sight distance requirements set forth in the Transportation 

Design Standards, the Applicant shall first make efforts to gain VDOT’s and/or 

FCDOT’s approval of such trees by making minor adjustments to their locations 

or by removing their lower branches.  If VDOT and/or FCDOT do not approve 

such adjustments, the Applicant shall be permitted to relocate or delete those 

conflicting trees in consultation with UFMD and DPZ and without the need for a 
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PCA/CDPA and/or FDPA. 

 

J. Streetscape Furnishings and Materials.  High-quality and unified streetscape 

materials shall be provided within the public realm in substantial conformance 

with the CDP/FDP and may include, but shall not be limited to, decorative 

concrete, unit pavers, seat walls, tree space edging, lighting, traffic signal poles, 

benches, trash receptacles, and other hardscape elements.  The “Streetscape 

Furnishing and Materials Plan” provided with the CDP/FDP includes 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.  Although minor variations may occur, materials, 

furnishings, and lighting along public streets shall generally be compatible with 

any streetscape design approved by the Tysons Partnership.  

 

K. Lighting.  All new streetscape lighting shall be energy efficient.  On-site, outdoor 

and parking garage lighting shall be in conformance with the Outdoor Lighting 

Standards of Section 14-900 of the Zoning Ordinance, as may be amended.  New 

street lights may either be selected from those listed in the Tysons Urban Design 

Guidelines, or as approved by DPWES, DPZ and OCR and the same or similar 

street lights shall be used consistently throughout the Proposed Development.  All 

parking lot and Residential Building-mounted security lighting shall utilize full 

cut-off fixtures.  Recessed lighting for the Residential Buildings shall be 

directionally shielded to mitigate the impact on the adjacent residences.  

Information regarding the lighting of the pedestrian realm, including photometrics 

for non-standard lighting, shall be provided with the site plan. 

 

L. Construction Lighting.  During construction, the Applicant shall attempt to reduce 

glare from OSHA, VOSHA, VUSBA and local ordinance required superstructure 

lighting to the extent possible without violating aforementioned laws, regulations 

or policies. 

 

M. Signage and Way-finding.  Signage for the Property shall be provided in 

accordance with the requirements of Article 12 of the Zoning Ordinance, with a 

Comprehensive Sign Plan (“CSP”) or as part of a larger CSP for the Tysons area.  

If the Applicant elects to join a larger CSP for the Tysons area, way-finding 

signage and elements shall be considered to be in substantial conformance with 

this CDP/FDP.  The placement of traffic control signage on public streets shall be 

coordinated with, and subject to, VDOT review and approval.  Way-finding 

signage and elements shall be coordinated with the Tysons Partnership to 

facilitate a consistent way-finding and signage system throughout the applicable 

planning district, but shall not be subject to approval by the Tysons Partnership.  

Way-finding signage shall include bicycle way-finding and provide direction to 
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locations of prominent attractions, parks, cultural arts destinations, and other 

public amenities.  

 

N. Maintenance of the Pedestrian Realm.  The “Pedestrian Realm” shall be defined 

as all areas between the face of curb and the building façade, including the 

landscape amenity panel and pedestrian sidewalk, both of which will be dedicated 

to the County as further described in Proffer 19(P) below, and the building zone, 

which shall remain privately-owned (the landscape amenity panel, pedestrian 

sidewalk and building zone, collectively the “Pedestrian Realm”).  The Applicant 

shall maintain all elements in the Pedestrian Realm in good repair and in 

compliance with the ADA, and replace, in kind, as needed, all Pedestrian Realm 

elements located within or abutting public street right-of-way.    

 

O. Maintenance Agreement.  The Applicant shall enter into an appropriate 

agreement, in a form approved by the Office of the County Attorney, with the 

County (or other applicable public entity) to permit it to maintain the publicly-

owned landscape amenity panel and pedestrian sidewalk, as described in Proffer 

19(N) above.  The Applicant shall not be required to repair or restore any 

elements of the Pedestrian Realm within publicly-owned areas that are damaged 

by public employees, contractors, or permittees that are not acting under its direct 

authority.  The Applicant may enter into an alternative maintenance arrangement, 

such as pursuant to a Business Improvement District, without needing a PCA.  

Maintenance commitments within the Pedestrian Realm shall include but are not 

limited to:  

 

i. All plantings including trees, shrubs, perennials, and annuals; 

 

ii. All associated irrigation elements; 

 

iii. All hard surfaces, including but not limited to paving and retaining walls;  

 

iv. All streetscape furnishings including benches and bike racks;  

 

v. All lighting poles, brackets and fixtures;   

 

vi. All special drainage features, such as Low Impact Development facilities; 

 

vii. Snow removal;  

 

viii. Trash recycling and litter removal; 

 

ix. Leaf removal;  
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x. Any sign posts, traffic signal poles, pedestrian signal poles, mast arms, 

signal heads and control boxes that are not VDOT standard devices; and 

 

xi. All urban park amenities in the development including horticultural care, 

maintenance of all water features, irrigation, lighting, furnishings, paving, 

recreation courts and features, and art.  

 

P. Right-of-Way Dedication.   The landscape amenity panel and pedestrian sidewalk 

as described in Proffer 19(N) herein and shown on the CDP/FDP shall be 

dedicated in fee simple to the County (or equivalent government body or agency) 

concurrent with dedication of the adjacent roadways as specified in Proffer 23, 

subject to the following: 

 

i. If, at the time of site plan, it is determined that stormwater management 

facilities, electric vaults or other similar facilities proposed to be located 

beneath the landscape amenity panel and/or pedestrian sidewalk will 

prevent VDOT and/or Fairfax County from accepting the landscape 

amenity panel and/or pedestrian sidewalk within the right-of-way, the 

Applicant shall provide dedication measuring 18 inches behind the face of 

curb and shall reserve for potential future dedication the landscape 

amenity panel and pedestrian sidewalk areas.  A temporary public access 

easement in a form acceptable to the County Attorney shall be recorded 

over the reserved landscape amenity panel and/or pedestrian sidewalk 

areas until such time as such areas are dedicated. This reservation area 

shall include easements that allow for the installation of signage necessary 

for safety and operation of the street as well as parking regulation 

equipment by VDOT and/or the County. 

 

ii. Should it be determined following final street acceptance inspection that 

the landscape amenity panel and/or pedestrian sidewalk areas continue to 

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

of-way, the reservation of potential future dedication of the landscape 

amenity panel and/or pedestrian sidewalk areas shall be released and the 

Applicant shall grant a public sidewalk and utility easement, as applicable, 

in a form acceptable to the Office of the County Attorney. This easement 

shall allow for the installation of signage necessary for safety and 

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

and/or the County. 

 

iii. If, at the time of site plan it is unclear whether stormwater management 

facilities, electric vaults or other similar facilities proposed to be located 
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beneath the landscape amenity panel/sidewalk will be acceptable to 

VDOT and/or Fairfax County, the Applicant shall provide dedication 

measuring 18 inches behind the face of curb at the time of site plan 

approval and shall reserve for potential future dedication the landscape 

amenity panel and/or pedestrian sidewalk areas.  A temporary public 

access easement in a form acceptable to the County Attorney shall be 

recorded over the reserved landscape amenity panel and/or pedestrian 

sidewalk areas until such time as such areas are dedicated. The reservation 

area shall include easements that allow for the installation of signage 

necessary for safety and operation of the street as well as parking 

regulation equipment by VDOT and/or the County.  

 

iv. Should it be determined following final street acceptance inspection that 

the landscape amenity panel and/or pedestrian sidewalk areas are not 

acceptable to VDOT and/or Fairfax County to be included in the right-of-

way, the reservation of potential future dedication of the landscape 

amenity panel and/or pedestrian sidewalk areas shall be released and the 

Applicant shall grant a public sidewalk and utility easement, as applicable, 

in a form acceptable to the Office of the County Attorney.  This easement 

shall allow for the installation of signage necessary for safety and 

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

and/or the County.  

 

v. All right-of-way dedications shall be subject to advanced density credit as 

specified in Proffer 51 herein. 

 

TRANSPORTATION 

20. Grid of Streets.  Subject to FCDOT approval and, where necessary, VDOT approval, the 

Applicant shall construct the following road improvements prior to issuance of the first 

initial RUP for the first Residential Building (for purposes of this Proffer, “construct” 

shall mean completed and open for public use but not necessarily accepted by VDOT for 

maintenance purposes): 

A. Results Road (Public Collector Street).  The Applicant shall construct Results 

Road from Greensboro Drive to Summit Street, including all streetscape elements 

located on the Property, as shown on the CDP/FDP.  

B. Summit Street (Public Local Street). The Applicant shall construct Summit Street, 

including all streetscape elements located on the Property, as shown on the 

CDP/FDP.   
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C. Park Place (Private Service Street).  The Applicant shall construct Park Place, 

from Results Road to Summit Street, including all streetscape elements located on 

the Property, as shown on the CDP/FDP.  

21. Extension of Results Road by Others.  Results Road may be extended by others in one of 

the following ways: 

A. Option A.  At such time as the property identified on the 2013 Fairfax County Tax 

Map 29-3 ((15)) 11A2 and located at 8250 Greensboro Drive (currently, the 

Tysons Sport & Health building) becomes the subject of a zoning application and 

is redeveloped, the Applicant shall provide the rights-of-way and ancillary and 

reasonable easements necessary to complete its construction as generally shown 

on the CDP/FDP, provided (i) FCDOT has demanded the same; (ii) access 

to/from the then-existing uses on the Property are maintained at all times; and (iii) 

such improvements are coordinated with the Applicant prior to approval of the 

site plan that includes such improvements by others (“Option A”). 

B. Option B.  At such time as the property identified on the 2013 Fairfax County Tax 

Map as 29-3 ((15)) 11B3 and located at 1676 International Drive (currently, the 

Tysons Center II building) becomes the subject of a zoning application and is 

redeveloped, the Applicant shall provide all rights-of-way and ancillary and 

reasonable easements necessary to complete its construction as shown on the 

CDP/FDP, provided (i) FCDOT has demanded the same; (ii) access to/from the 

then-existing uses on the Property are maintained at all times; and (iii) such 

improvements are coordinated with the Applicant prior to approval of the site plan 

that includes such improvements by others (“Option B”). 

C. Option C.  At such time as both properties to the north (identified on the 2013 

Fairfax County Tax Map as 29-3 ((15)) 11A2 and 11B3, the Tysons Sport and 

Health and the Tysons Center II buildings, respectively; hereinafter, the “Adjacent 

Properties”) become the subject of zoning applications and are redeveloped, the 

Applicant shall provide all rights-of-way and ancillary and reasonable easements 

necessary to complete its construction as shown on the CDP/FDP, provided (i) 

FCDOT has demanded the same; (ii) access to/from the then-existing uses on the 

Property are maintained at all times; and (iii) such improvements are coordinated 

with the Applicant prior to approval of the site plan that includes such 

improvements by others (“Option C”). 

D. Option D.  If the Existing Office Buildings, which are anticipated to remain in 

their existing conditions with the Proposed Development, are redeveloped 

pursuant to a future zoning application and neither Option A nor Option B nor 

Option C has been constructed by others, the Applicant shall extend Results Road, 
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as shown on the CDP/FDP (“Option D”).  In such event, the Applicant’s 

obligations with regard to Proffer 21(B) and (C) herein, are deemed null and void 

and of no further force or effect. 

22. Contributions for the Extension of Results Road and Summit Street 

A. Contribution for the Extension of Results Road.  Prior to issuance of the first 

initial RUP for the first Residential Building, the Applicant shall escrow 

$665,000.00 (Six Hundred and Sixty-Five Thousand Dollars) with the County for 

the extension of Results Road by others.  However, in the event the Applicant 

constructs Option D as described in Proffer 21(D) above, it shall be permitted to 

use the funds escrowed pursuant to this Proffer 22 for that improvement.   

B. Contribution for the Extension of Summit Street.  Prior to issuance of the first 

initial RUP for the second Residential Building, the Applicant shall escrow 

$58,000.00 (Fifty-Eight Thousand Dollars) with the County for the extension of 

Summit Street by others from the northern curb line of Results Road to the 

Property line. 

23. VDOT Acceptance and Dedication.  With the exception of Park Place, which shall be 

constructed as a private street, all streets within the limits of the Property will be designed 

and constructed as public streets in accordance with the Transportation Design Standards 

for the Tysons Corner Urban Center dated September 13, 2011, as may be amended, and 

the following: 

A. Results Road.  Results Road shall be constructed to public street standards but 

will be privately maintained until any of Options A, B or C (as defined in Proffer 

21(A), (B) and (C), above) has been constructed by others; or, the Applicant has 

constructed Option D (as defined in Proffer 21(D) above); or, Results Road has 

been extended to International Drive, and VDOT has accepted it into the State 

system for maintenance.  At such time as the foregoing conditions are met and 

unless the following has previously occurred, the Applicant shall, without the 

need for a PCA, CDPA or FDPA, 

i. Remove the eleven (11) head-in surface parking spaces along the north 

 side of the existing 8200 Greensboro Drive Existing Office Building;  

ii.  Convert the twenty-three (23) surface parking spaces on top of the 

Existing Parking Structure to landscaping; and, 

iii. Dedicate and convey upon demand by Fairfax County the necessary right-

of-way and/or ancillary easements necessary so that the owners of the 

Adjacent Properties can complete Results Road and pursue acceptance by 
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VDOT of Results Road together with all related improvements, to be 

maintained by VDOT.  

B. Summit Street.  Summit Street shall be constructed to public street standards but 

remain private until (i) construction of the Proposed Development has been 

completed; (ii) the Adjacent Properties redevelop and include a roadway that 

could be connected to Summit Street; and (iii) the Board of Supervisors approves 

a petition to add Summit Street to the secondary system of state highways.   At 

such time as the foregoing conditions are met and without the need for a PCA, 

CDPA or FDPA, the Applicant shall: 

i. Construct the nine (9) parallel surface parking spaces along Summit 

Street; and, 

ii. Dedicate and convey upon demand by Fairfax County the necessary right-

of-way and/or ancillary easements necessary so that the owners of the 

Adjacent Properties can complete Summit Street, which may include 

construction and/or modification to Summit Street as necessary to meet 

VDOT standards, and pursue acceptance by VDOT of Summit Street, 

together with all related improvements, to be maintained by VDOT.  

24. Tysons Grid Fund Contributions.   At the time of issuance of the first RUP for each new 

Residential Building, a contribution shall be made to the Tysons Grid Fund in the amount 

of $1,000 per residential unit in accordance with the Board of Supervisors’ policy 

adopted on January 8, 2013.  In addition, the Applicant shall contribute $6.44 for each 

new square foot of retail uses in the Residential Buildings; it shall provide 25% of that 

contribution prior to site plan approval for the Residential Buildings, and the remaining 

75% prior to issuance of a building permit for the first new retail use.  Credits shall be 

allowed against such contributions for the costs of the qualifying off-site intersection 

improvements.  These contributions shall not apply to the Public Facility described in 

Proffer 43 below, or to the Existing Office Buildings.  These payments may be made 

earlier than required pursuant to this Paragraph. 

25. Tysons-wide Transportation Contributions for Table 7 Improvements.  The Applicant 

shall contribute to the Tysons Area-Wide Fund the sum of $1,000 for each new 

residential unit constructed in the Proposed Development and $5.63 per square foot for 

all new retail uses in the Residential Buildings in accordance with the Board of 

Supervisor’s policy adopted on January 8, 2013. The contribution associated with each 

building shall be paid in a lump sum, based on the actual gross floor area of non-

residential space and/or the actual number of residential units in the building, with 

payment to occur prior to the issuance of the first RUP or Non-RUP for each building.  

These contributions shall not apply to the Public Facility described in Proffer 43 below, 
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or to the Existing Office Buildings.  These payments may be made earlier than required 

pursuant to this paragraph. 

26. Bus Shelter.  If requested and approved by WMATA and/or FCDOT at the time of site 

plan and prior to issuance of the first initial RUP for the first Residential Building, the 

Applicant shall relocate the existing bus stop and construct a new bus shelter (but not a 

bus pull out) at the new location generally depicted on the CDP/FDP (the “Bus Shelter”), 

at a cost of no more than One and One-Fifteenth percent (1.15%) of the cost of an 

average bus shelter based on the County’s Unit Pricing Schedule in effect at the time the 

Bus Shelter is installed. 

27. Congestion Management Plan.  The Applicant shall engage a qualified professional to 

prepare and submit in connection with the VDOT permit for construction of the Proposed 

Development on the Property, a construction congestion management plan for use during 

construction of the two Residential Buildings, as appropriate, so as to provide safe and 

efficient pedestrian and vehicle circulation at all times on the Property and on the public 

roadways adjoining the Property (the “Congestion Management Plan”).  The Congestion 

Management Plan shall identify anticipated construction entrances, construction staging 

areas and construction vehicle routes.   The Applicant shall coordinate its construction 

activities, including construction material deliveries, lane closures, and/or other related 

activities with FCDOT and VDOT, and procedures for such coordination shall be 

included in the Congestion Management Plan. 

28. Notification Letter.  At the time of filing the first site plan for the Residential Buildings, 

the Applicant shall send a notification letter to the Director of FCDOT.  The purpose of 

this letter is to facilitate coordination with DPWES to ensure site plans are consistent 

with the Transportation Design Standards for Tysons Corner.  

BICYCLES 

29. Bicycle Parking.  Bicycle racks, bike lockers, and/or bike storage areas shall be generally 

provided as shown the CDP/FDP, with the specific amounts and locations determined at 

site plan.  Bicycle racks shall be inverted U-style racks or other design approved by 

FCDOT.  The total number of bike parking/storage spaces provided will be generally 

consistent with the Fairfax County Policy and Guidelines for Bicycle Parking for the 

Residential Buildings, and shall be generally located as reflected on the CDP/FDP.  

Signage shall be posted on the exterior side of the Residential Buildings near the 

entrances to the bike parking/storage space to indicate their presence. 

30. Bicycle Lanes.  Concurrent with construction of the streetscape improvements identified 

in Proffer 19(A) and (B) and if approved by VDOT, the Applicant shall provide 

pavement and striping for on-road bicycle lanes along the Property’s frontage on 
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Greensboro Drive, as shown on the CDP/FDP.  Such lanes shall typically be four (4) to 

six (6) feet in width as shown on the CDP/FDP with the final dimension determined at 

the time of site plan approval.  

PARKING 

31. Parking.  Upon completion of the Residential Buildings, parking for the Proposed 

Development shall be provided as shown on the CDP/FDP and in accordance with 

Section 6-509 and Article 11 of the Zoning Ordinance, as qualified by the following:   

A. The exact number of parking spaces for the Existing Office Buildings and the 

Residential  Buildings shall be determined at the time of site plan approval in 

accordance with the parking requirements for the PTC district, based on the final 

number and type of residential units provided, including any new or proposed 

uses in the Existing Office Buildings.  However, in no event shall the Applicant 

be permitted to establish more than One Hundred (100) surface parking spaces on 

the Property to serve the Existing Office Buildings and Residential Buildings, 

exclusive of the nine (9) surface parking spaces along Summit Street (which will 

ultimately be a public street), five (5) surface parking spaces along Park Place 

(which serve the pocket parks described in Proffer 39 herein), and thirty-four (34) 

parking spaces located along the future extension of Results Road to International 

Drive, as shown on the CDP/FDP (the “Results Road Spaces”). 

B. Upon (a) the extension of Results Road to International Drive (in accordance with 

Options B, C or D as described in Proffer 21 herein, and shown on the 

CDP/FDP); or (b) July 1, 2025, whichever is first, the Applicant shall remove the 

Results Road Spaces and, after submission and receipt of approval from UFMD 

of a landscaping plan showing the same, convert them to landscaping in 

accordance with the CDP/FDP.   

C. As described in Proffer 36(D) below, the Applicant shall annually submit to 

FCDOT a parking summary that demonstrates compliance with the parking 

commitments described herein and shown on the CDP/FDP.  

D. The Applicant may adjust the allocation of parking spaces between the Existing 

Office Buildings and the Residential Buildings as shown on the CDP/FDP with an 

FDPA, and without the need for a PCA or CDPA, provided that the overall 

parking rates for the Proposed Development meet the rates provided in Section 6-

509 and Article 11 of the Zoning Ordinance as required under this Proffer 31. 
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E. Following approval of this Rezoning, the Applicant shall manage its future leases 

for the Existing Office Buildings in a manner that permits it to achieve, on a 

cumulative basis, the parking requirements set forth in this Proffer. 

32. Unbundled Parking for Residential Uses.  All for-sale residential units shall be offered 

exclusive of parking (i.e. at a separate cost).  All leases for residential units shall be 

offered exclusive of parking (i.e. at a separate cost). 

33. Parking for Non-Residential Uses.  The Applicant may, but shall not be required to, 

charge for parking on the Property on a per-space basis, at rates that the Applicant 

determines to be market-competitive, and valet parking shall be permitted. 

TRANSPORTATION DEMAND MANAGEMENT 

34. Tysons Transportation Management Association.  The Applicant shall contribute towards 

the establishment of a future transportation management association (the “TMA”), which 

may be established for the Tysons Corner Urban Center and to which all other Tysons 

property owners will be required to contribute. 

A. The Applicant shall make a one-time contribution for the establishment of this 

future TMA based on a participation rate of $0.05 per gross square foot of new 

residential uses to be constructed on the Property, which sum shall be payable to 

the Tysons Partnership Transportation Council.   

 

B. Fifty percent (50%) of the total contribution to the TMA shall be paid upon site 

plan approval of the first new Residential Building to be constructed on the 

Property.  The remaining fifty percent (50%) of the total contribution shall be paid 

prior to issuance of the first initial RUP for the first Residential Building.  In any 

event the full contribution shall be paid no later than ten (10) years from the date 

of this Rezoning approval. 

  

C. If subsequent to the approval of this Rezoning, FCDOT approves the TMA as the 

administrator of TDM programs for the Tysons Corner Urban Center, then the 

Applicant may, in its sole discretion, join or otherwise become associated with 

such entity and transfer some functions of this TDM Program to the TMA.   

 

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 by the Applicant to the TMA shall then 

be returned. 
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35. Transportation Demand Management Plan for the Residential Buildings.  The proffered 

elements of the TDM Program as set forth below are more fully described in the 

Greensboro Park Place TDM Plan prepared by Wells + Associates, Inc. dated October 

22, 2012, as may be amended (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 final initial RUP for the second new 

Residential Building to be constructed on the Property.  “Pre-stabilization” shall 

be deemed to occur any time prior to Stabilization.  

 

B. Trip Reduction Objective.  The objective of this TDM Program shall be to reduce 

the vehicle trips generated by residents of the Property (i.e., not including trips 

from existing office and new retail uses), during weekday peak hours associated 

with the adjacent streets as more fully described in the TDM Plan, by meeting the 

percentage vehicle trip reductions established by the Comprehensive Plan as set 

forth below.  These trip reduction percentages shall be multiplied by the total 

number of residential vehicle trips that would be expected to be generated by the 

uses developed on the Subject Property as determined by the application of the 

Institute of 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 proposed to be constructed in each new Residential Building on the Subject 

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   Percentage Vehicle Trip Reduction 

 

Up to 65 million GSF    35% 

65 million GSF    40% 

84 million GSF    45% 

90 million GSF    48% 

96 million GSF    50% 

105 million GSF    53% 
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113 million GSF    55% 

 

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, in 

consultation and coordination with the County, provide 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. 

 

C. TDM Program Components.  The TDM Program shall include, but not 

necessarily be limited to, the following components, each of which is more fully 

described in the TDM Plan: 

 

i. TDM Program Management; 

 

ii. TDM Program Branding; 

 

iii. Transportation Program Web Site; 

 

iv. Promotion of Real Time Transit Information; 

 

v. Site Specific Transportation Access Guide; 

 

vi. Bicycle Accommodations; and, 

 

vii. Vehicle Parking Management. 

 

D. 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 and as coordinated with FCDOT can be made without 

requiring a PCA. 

 

i. TDM Program Manager.  The Applicant shall appoint and continuously 

employ, or cause to be employed, a TDM Program Manager (TPM) for 

Greensboro Park Place.  The TPM shall be appointed by the Applicant no 

later than sixty (60) days after the issuance of the first building permit 

(core and shell) for the first new Residential Building on the Property.  
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The TPM duties may be part of other duties associated with the appointee.  

The Applicant shall notify FCDOT and the District Supervisor in writing 

within 10 days of the appointment of the TPM.  Thereafter the Applicant 

shall do the same within ten (10) days of any change in such appointment. 

 

ii. TDM Annual Report and Budget.  If not already effectuated for the then-

current calendar year, the TPM shall prepare and submit to FCDOT an 

Annual Report and Budget no later than 180 days after issuance of the first 

building permit (core and shell) for the first new Residential Building on 

the Property.  If an Annual Report has already been submitted for the then-

current calendar year, the TPM shall revise the Annual Report with the 

following year's submission to incorporate any new construction on the 

Subject 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 residential building on the Subject 

Property; 

 

b) The budget needed to implement the TDM plan (the “TDM 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 

Subject Property;  

 

e) Provision of the specific details associated with the monitoring and 

reporting requirements of the TDM program in accordance with the TDM 

plan;  

 

f) Submission of the results of any Person Surveys and Vehicular Traffic 

Counts conducted on the Subject Property; and, 

 

g) Submission of an annual report to FCDOT by February 1st of each year 

beginning with the first calendar year following the submission of the first 

Annual Report and Budget. 

 

The Annual Report shall be reviewed by FCDOT.  If FCDOT has not 

responded with any comments within sixty (60) days after submission, 

then the Annual Report shall be deemed accepted and the TDM plan shall 

be implemented.  If FCDOT responds with comments on the Annual 
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Report, then the TPM will meet with FCDOT staff within fifteen (15) days 

of receipt of the County's comments.  Thereafter but in any event, no later 

than thirty (30) days after the meeting, the TPM shall submit such 

revisions to the Annual Report and/or Budget as discussed and agreed to 

with FCDOT and begin implementation of the approved program and fund 

the approved TDM Budget.  Thereafter the TPM, in conjunction with each 

Annual Report summarizing the results of the TDM Program to be 

submitted no later than February 1st  (the “Annual Report”), shall update 

the TDM plan 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 TDM Budget are further described in the TDM Plan. 

 

iii. TDM Account.  The Applicant, through the TPM, shall establish a 

separate interest bearing account with a bank or other financial institution 

qualified to do business in Virginia (the “TDM Account”) within 30 days 

after approval of the Annual Report 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 a given year.  In no 

 event shall the baseline TDM Budget exceed $63,500 (this amount shall 

 be adjusted annually from the date of Rezoning approval for the Subject 

 Property (the “Base Year”)) and shall be adjusted on each anniversary 

 thereafter of the Base Year as permitted by VA. Code Ann. Section 15.2-

 2303.3.  The TPM shall provide written documentation to FCDOT 

 demonstrating the establishment of the TDM Account within ten (10) days 

 of its establishment.  The TDM Account shall be replenished annually 

 thereafter following the establishment of each year's TDM Budget.  The 

 TDM Account shall be managed by the TPM. 

 

iv. TDM Remedy Fund.  At the same time the TPM creates and funds the 

TDM Account, the TPM shall establish a separate interest bearing account 

(referred to as the “TDM Remedy Fund”) with a bank or other financial 

institution qualified to do business in Virginia.  Funding of the TDM 

Remedy Fund shall be made one time, and prior to the issuance of the first 
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initial RUP for each Residential Building at a rate of $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 for each new Residential Building.  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 TDM 

Budget adjustments as may be required.   

 

v. TDM Incentive Fund.  The “TDM Incentive Fund” is an account into 

which the Applicant, through the TPM, shall deposit contributions to fund 

a multi-modal incentive program for initial purchasers/lessees within 

Greensboro Park Place.  Such contributions shall be made one time, and 

prior to the issuance of the first initial RUP for each Residential Building 

at a rate of $0.02 per gross square foot of new residential uses on the 

Property.  

 

vi. TDM Penalty Fund.  The “TDM Penalty Fund” is an account into which 

the Applicant shall, through the TPM, deposit penalty payments as may be 

required to be paid pursuant to this Proffer for non-attainment of trip 

reduction goals.  The County may withdraw funds from the TDM Penalty 

Fund for the implementation of additional TDM Program 

elements/incentives and/or congestion management associated with the 

Subject Property.  To secure the Applicant’s obligations to make payments 

into the TDM Penalty Fund, the Applicant 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 for each new Residential Building on 

 the Property, the Applicant shall: 

 

a) Establish the TDM Penalty Fund, if not previously established by the 

TPM, and/or 

 

b) Deliver to the County a clean, irrevocable letter of credit issued by a 

banking institution approved by the County or escrow cash in an interest-

bearing account with an escrow agent acceptable to DPWES to secure the 

Applicant's obligations to make payments into the TDM Penalty Fund (the 

“Letter(s) of Credit or Cash Escrow(s)”).  The Letter(s) of Credit or Cash 

Escrow(s) shall be issued in an amount equal to $0.05 for each square foot 

of new residential GFA shown on the approved site plan for each new 
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residential 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 for the first new Residential 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 Applicant (or the TPM) into the TDM Penalty Fund 

as provided below. 

 

vii. Monitoring.  The TPM shall verify that the proffered trip reduction goals are 

being met through the completion of Person Surveys, Vehicular Traffic Counts of 

residential uses and/or other such methods as may be reviewed and approved by 

FCDOT.  The results of such Person Surveys and Vehicular Traffic Counts shall 

be provided to FCDOT 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 for the first new Residential 

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 F 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.  

 

E. 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 Report.  

  

a) Such remedial measures shall be funded by the Remedy Fund, as may be 

necessary, and based on the expenditure program that follows: 
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 Maximum Trips Exceeded Expenditure 

 Up to 1%   No Remedy needed 

 1.1% to 3%   1% of Remedy Fund 

 3.1% to 6%   2% of Remedy Fund 

 6.1% to 10%   4% of Remedy Fund 

 Over 10%   8% of Remedy Fund 

 

b) If the results of the traffic counts conducted during Pre-Stabilization show 

that the trip reduction goals have been met site-wide for three (3) 

consecutive years in accordance with the goals outlined on the table 

below, then a portion of the Remedy Fund as outlined in the same table 

below shall be released back to the Applicant through the TPM. 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 Tysons 

Meet or Exceed 

Trip Goal for 3 

Years By: 

Cumulative % 

Remedy 

Fund Returned 

0.0% - 4.9% 30% 

5% - 10% 50% 

10.1% - 15% 65% 

15.1% - 18% 80% 

18.1% – 20 % 90% 

>20% 100% 

 

65-84,000,000 Square Feet of GFA 

in Tysons 

Meet or Exceed 

Trip Goal for 3 

Years By: 

Cumulative % 

Remedy 

Fund Returned 

0.0% - 4.9% 50% 

5% - 10% 65% 

10.1% - 13% 80% 

13.1% - 15% 90% 

>15% 100% 
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84-90,000,000 Square Feet of GFA 

in Tysons 

Meet or Exceed 

Trip Goal for 3 

Years By: 

Cumulative % 

Remedy 

Fund Returned 

0.0% - 4.9% 65% 

5% - 8% 80% 

8.1% - 10% 90% 

>10% 100% 

 

90-96,000,000 Square Feet of GFA 

in Tysons 

Meet or Exceed 

Trip Goal for 3 

Years By: 

Cumulative % 

Remedy 

Fund Returned 

0.0% - 4.9% 80% 

5% - 8% 90% 

>8% 100% 

 

96-113,000,000 Square Feet of GFA 

in Tysons 

Meet or Exceed 

Trip Goal for 3 

Years By: 

Cumulative % 

Remedy 

Fund Returned 

0.0% - 4.9% 90% 

>5% 100% 

 

113,000,000+ Square Feet of GFA 

in Tysons 

Meet or Exceed 

Trip Goal for 3 

Years By: 

Cumulative % 

Remedy 

Fund Returned 

>0% 100% 

 

c) There is no requirement to replenish the TDM Remedy Fund at any time.  

Any cash left in the Remedy Fund will be released to the TPM for final 

distribution to the Applicant once three consecutive annual Traffic Counts 

conducted upon Stabilization show that the trip reduction goals have been 

met. 

 

ii. Upon Stabilization 
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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 Report and funded by the 

Remedy Fund (if available) as may be necessary, commensurate with the 

extent of deviation from the Maximum Trips After Reduction goal as set 

forth in accordance with the expenditure schedule outlined above. 

 

b) 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 this Proffer 34) 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 Penalty 

Less than 1% No Penalty Due 

1% to 3% 5% of Penalty Due 

3.1% to 6% 10% of Penalty Fund 

6.1% to 10% 15% of Penalty Fund 

Over 10% 20% of Penalty Fund 

 

 If the results of the traffic counts conducted upon 

Stabilization show that the trip reduction goals have been 

met for three (3) consecutive years in accordance with the 

goals outlined on the table above, then any remaining 

Remedy and/or Penalty Funds shall be released back to the 

Applicant through the TPM. 

c) The Applicant through the TPM shall make the payments required by this 

Proffer into the TDM Penalty Fund and the County shall be authorized to 

withdraw the amounts on deposit in the TDM Penalty Fund.  If the 

Applicant fails to make the required penalty payment to the TDM Penalty 

Fund within thirty (30) days after written demand, the County shall have 

the ability to withdraw the penalty amount directly from the Letter(s) of 

Credit or Cash Escrow(s). 

 

d) The maximum amount of penalties associated with the Property, and the 
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maximum amount the Applicant shall ever be required to pay pursuant to 

the penalty provisions of this Proffer, including prior to and after 

Stabilization, shall not in the aggregate exceed the amount of the Letter(s) 

of Credit or Cash Escrow(s) determined and computed pursuant to the 

provisions of the above Proffer.  There is no requirement to replenish the 

TDM Penalty Fund at any time.  The Letter(s) of Credit and/or any cash 

left in the Cash Escrow(s) shall be released to the Applicant once three (3) 

consecutive counts conducted upon Stabilization show that the Maximum 

Trips After Reduction have not been exceeded. 

 

F. 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. 

 

G. 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. 

 

H. Continuing Implementation.  The Applicant and/or its assigns 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. 

 

I. Notice to Owners/Tenants.  All residential owners and/or tenants of the Property 

shall be advised of the TDM Program set forth in this Proffer.  For owners, 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. 
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J. Enforcement.  If the TPM fails to timely submit a report to FCDOT as required by 

this Proffer, the TPM will have sixty (60) days within which to cure such 

violation.  If after such sixty (60) day period the TPM has not submitted the 

delinquent report, then the Applicant shall be subject to a penalty of $100 per day 

not to exceed $36,500 for any one incident.  Such penalty shall be payable to 

Fairfax County to be used for transit, transportation, or congestion management 

improvements within the vicinity of the Subject Property.  

 

K. Intelligent Transportation Systems.  To optimize safe and efficient travel in 

Tysons, the Applicant shall incorporate and maintain a system that provides 

pertinent traffic and transit information that allows residents to make informed 

travel decisions.  This information shall be provided at initial occupancy of each 

Residential Building.  The delivery of this information shall be made convenient 

for residents, such as via computer, cell phone, monitors, or similar technology.  

The Applicant shall work with FCDOT and/or the Tysons Partnership to identify 

sources and facilitate electronic transmittal of data.  Furthermore, the Applicant 

shall participate in efforts to implement any future dynamic traffic management 

program for the Tysons area. 

 

36. Transportation Demand Management Plan for the Existing Office Buildings.  The 

Applicant shall encourage the employees of the Existing Office Buildings to utilize 

transit, carpools, walking, biking and other  non-SOV modes of transportation to travel 

to and  from the Property through voluntary participation in the TDM Plan, as 

supplemented by this Proffer (the “Office TDM Program”).  The goal of the Office TDM 

Program is to reduce by Twenty Percent (20%) the number of vehicle trips that would be 

expected from office employees working on the Property through promotion and use of 

non-SOV modes of transportation.  Notwithstanding the below, the existing office uses 

shall not be subject to monitoring nor will remedies or penalties be assessed against the 

Existing Office Buildings. 

A. Components of the Office TDM Program.  The Office TDM Program shall 

include, at a minimum, the components listed below, provided that such 

components may be subsequently amended from time to time by mutual 

agreement between the Applicant and FCDOT.  

i. Office Transportation Program Manager.  A transportation program 

manager for the Existing Office Buildings shall be appointed by the Office 

Building owner(s) (“Office TPM”) within Ninety (90) days of the 

appointment of the TPM for the Residential Buildings.  The Office TPM 

shall coordinate with the TPM for Residential Buildings at least once per 

year.  The Office TPM duties may be part of other duties associated with 
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the appointee.  The Applicant shall notify FCDOT and the District 

Supervisor in writing within 10 days of the initial appointment of the 

Office TPM.  Thereafter the Applicant shall do the same within ten (10) 

days of any change in such appointment. 

ii. Employee/Tenant Meetings.   Within Thirty (30) days of its appointment 

and at least annually each year thereafter, the Office TPM shall meet with 

representatives of the tenants of the Existing Office Buildings to review 

the available transit options, adequacy of bus schedules (including hours 

of service), changes in transit service and other relevant transit-related 

topics.  The Office TPM shall invite Fairfax County and/or WMATA 

representatives to these meetings to speak to the group(s) about these and 

related subjects.  After the first three such meetings, the frequency of the 

same may be reduced to one meeting every three (3) years.  Based on 

these meetings, the Office TPM shall work with Fairfax County and/or 

WMATA to consider changes to the relevant services, such as changes to 

bus schedules, if such changes would provide better service to such 

tenants and their employees. 

iii. Transit Incentives.  Utilizing the Office TDM Incentive Fund (described in 

Proffer 36(B) below), the TPM shall provide financial incentives to office  

employees to utilize transit.  These incentives may include programs such 

as contests with fare card rewards, mall gift certificates and similar 

programs (for example, an award could be offered to the transit riding 

employee of the month/year or the tenant with the highest percentage of 

employees utilizing non-SOV transport to commute to and from the 

Property). 

iv. Regional TDM Incentive Programs.  The Office TPM shall make 

information available to the office employees about programs 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.  Such 

information shall be provided in all leasing packages. 

v. Ridesharing.  The Office TPM shall assist office employees in forming 

carpools or vanpools and in providing convenient parking spaces to 

carpools or vanpools. 

vi. Bike Accommodations.  The Office TPM shall assist office employees in 

locating the bicycle accommodations in the Existing Parking Structures 
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and across the Proposed Development (bike storage, lockers and showers), 

as well as promoting their availability to employees who bicycle to work. 

vii. Onsite Amenities.  The Office TPM shall promote the availability of on-

site personal services so that employees who arrive on-site without an 

automobile can run errands. 

B. Office TDM Budget.  At the time the first TDM Budget is approved and funded 

per Proffer 35(D)(ii) above, the Applicant shall establish an Office TDM Budget 

for use exclusively by the Applicant for the office employees (the “Office TDM 

Budget”).  The Applicant shall contribute Three Thousand, Five Hundred Dollars 

($3,500.00) per year to the Office TDM Budget for the provision of transit 

incentives, such as gift certificate awards, fare card contests and/or give-aways, 

transit fairs specific to the office employees and for similar inducements or 

incentive activities.  Should any tenant of the Existing Office Buildings elect to 

financially contribute to the Office TDM Program, such contributions shall be 

utilized in addition to the Applicant’s annual contributions (that is, the 

Applicant’s annual contributions shall not be reduced or offset in any way).  

C. Office TDM Program Participation Outreach.  The Office TPM shall endeavor in 

good faith to encourage participation by the office tenants in the Office TDM 

Program, including the encouragement of a financial participation by such tenants 

through the direct offering of transit benefit programs and transit incentives to 

their employees.  Actions taken by the Office TPM and Property management in 

furtherance of this objective may include dissemination of information to, and 

solicitation of participation from, the tenants’ on-site management and executives 

or officers at their headquarters offices, at appropriate intervals.   

D. Supplement to the Annual Report.  The TPM shall submit, with its Annual 

Report, as described in Proffer 35(D)(ii) above, a parking summary that 

demonstrates compliance with the parking commitments described in Proffer 31 

above and shown on the CDP/FDP.   

AFFORDABLE/WORKFORCE HOUSING 

37. Affordable Dwelling Units.  If required by the provisions of Part 8 of Article 2 of the 

Zoning Ordinance, the Applicant shall provide Affordable Dwelling Units (“ADUs”), 

pursuant to such provisions unless modified by the ADU Advisory Board. 

38. Workforce Dwelling Units.  In addition to any required ADUs, the Applicant shall 

provide Workforce Dwelling Units (WDUs) on the Property in accordance with the 

Board of Supervisors’ Tysons Corner Urban Center Workforce Dwelling Unit 
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Administrative Policy Guidelines dated June 22, 2010 (“WDU Policy”).  The total 

number of ADUs, if any, and WDUs provided shall equal twenty percent (20%) of the 

total residential units constructed on the Property.  If ADUs are provided on the Property, 

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.  

A. WDU Specifications.  The WDUs generated by each Residential Building 

shall be provided within such Building, however, the Applicant reserves the 

right to consolidate the WDUs into Residential Building A, and thereby 

increase the number of WDUs in Residential Building A beyond twenty 

percent (20%) with a corresponding decrease in the number of WDUs in 

Residential Building B.  To the extent the Residential Buildings are phased 

and are constructed separately, a minimum of twenty percent (20%) of the 

total residential dwelling units in the first Residential Building shall be 

ADUs or WDUs.   The WDUs in each building shall have a bedroom mix 

similar to that provided in the market rate units in such building.  

Additionally, in the event that parking spaces are guaranteed to be made 

available for lease to individual market rate dwelling units, at least one (1) 

parking space shall be made available for lease by each ADU and/or WDU 

on the Property. 

B. Agreements.  Notwithstanding the foregoing, should the Board’s policies 

related to WDUs in Tysons Corner be amended, the Applicant reserves the 

right, at its sole discretion, to opt in to the new policies without the need for a 

PCA and, if the Applicant so opts into any such new policies, the provisions 

of this Proffer which relate to the new policies of the Board which Applicant 

has elected to opt into shall no longer be effective.  Furthermore, the 

Applicant reserves the right to enter into a separate binding written 

agreement with the appropriate Fairfax County agency as to the terms and 

conditions of the administration of the WDUs following approval of this 

Application.  Such an agreement shall be on terms mutually acceptable to 

both the Applicant and the County and may occur after the approval of this 

Rezoning.  Neither the Board nor any other County agency 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 shall be recorded in the Fairfax County land records. 

PARK AND RECREATIONAL FACILITIES 
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39. Publicly-Accessible Parks.  The Applicant shall provide publicly-accessible, at-grade, 

open space areas in general conformance with the concepts, locations and minimum 

acreages depicted on the CDP/FDP and as further described in these Proffers, provided 

that such areas and the elements described below may be adjusted at the time of site plan 

to allow for final engineering and design considerations.   While public access easements 

shall be granted for these areas, the Applicant shall retain them in private ownership and 

reserves the right to reasonably restrict access for limited times and special events, 

security maintenance and repairs and/or safety purposes.  The Proposed Development 

includes the following five distinct urban park spaces: 

A. Pocket Park I.  Prior to issuance of the first initial RUP for the first 

Residential Building, the Applicant shall provide an approximately 0.6-

acre publicly-accessible pocket park behind the Residential Buildings 

consisting of one large and several small lawn panels, as shown 

conceptually on the CDP/FDP (“Pocket Park 1”).  The large panel is 

envisioned as an area for unscheduled recreation; the small lawn panels 

will provide amenities such as additional seating, game tables, a bocce 

court and/or climbable art for tots.  Bocce equipment for the bocce court in 

Park I, or in any of the other park spaces detailed below, shall be made 

available upon request at a readily-identifiable and easily-accessible 

location on the Property, to be coordinated with the Park Authority. 

 

B. Pocket Park II.  Prior to issuance of the first initial RUP for the Residential 

Building identified on the CDP/FDP as Residential Building B, the 

Applicant shall provide an approximately 0.09-acre publicly-accessible 

urban plaza located on the opposite corner from Greensboro Park and 

adjacent to the proposed Public Facility described in Proffer 43 herein, as 

shown conceptually on the CDP/FDP (“Pocket Park II”).  This space is 

envisioned to be used for a variety of purposes, including but not limited 

to outdoor programming associated with the recreational facility and use 

by patrons of the ground-floor retail use.   

 

C. Pocket Park III.  Prior to issuance of the first initial RUP for the first 

Residential Building, the Applicant shall provide an approximately 0.24-

acre publicly-accessible pocket park along Greensboro Drive at Summit 

Street, as shown conceptually on the CDP/FDP (“Pocket Park III”).  This 

pocket park is designed with a circle motif to carry the character of the 

street wall along Greensboro Drive into the site.  It is envisioned to have a 

rain garden, wall seating and general open space for casual use.  

 

D. Pocket Park IV.  Prior to issuance of the first initial RUP for the second 

Residential Building, the Applicant shall enhance the existing 0.39-acre 
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publicly-accessible pocket park in between the existing 8200 Greensboro 

Drive Office Building and Pocket Park I, as shown on the CDP/FDP 

(“Pocket Park IV”). 

 

E. Pocket Park V.  Prior to issuance of the first initial RUP for the second 

Residential Building, the Applicant shall enhance the existing 0.37-acre 

publically-accessible pocket park in between and around the Existing 

Office Buildings, as shown on the CDP/FDP (“Pocket Park V”), which is 

currently used as passive recreation space by the office employees, with 

amenities such as game tables, seating, planters, and/or way-finding.   The 

enhancement of Pocket Park V shall be consistent with the concepts and 

characteristics of the other publicly-accessible park spaces described in 

this Proffer 39. 

 

40. Private Amenities and Recreational Facilities for Residents.  The Applicant shall provide 

on-site recreational facilities for the future residents of the Property, as shown on the 

CDP/FDP.  Recreational facilities such as rooftop amenities and pool facilities may be 

separately designated for the residents of the individual Residential Buildings; or, more 

common facilities such as a business or fitness center may be shared between the two.  

These facilities may but shall not be required to be shared between the residents of two 

Residential Buildings.  Pursuant to Section 6-110 of the Zoning Ordinance, the Applicant 

shall expend a minimum of $1,700.00 per market-rate and workforce residential unit on 

such recreational facilities.  Prior to final bond release for the Residential Buildings, the 

balance of any funds not expended on-site, as determined by DPWES, shall be 

contributed to the FCPA for the provision of recreational facilities serving Tysons 

Corner.   

41. Athletic Field Contribution. In satisfaction of the Comprehensive Plan’s expectations for 

the provision of athletic fields to support the Proposed Development (which generates the 

need for approximately eleven percent (11%) of a full-size field), the Applicant shall 

contribute funds to the Fairfax County Board of Supervisors in accordance with one of 

the following options, which it may select in its discretion: (a) contribute Nine Hundred 

and Eleven Thousand Dollars ($911,000.00) by December 31, 2015 to be utilized for 

construction of an athletic field at West*Gate Elementary School (“Option 1”); or (b) 

contribute One Million, One Hundred and Seventy-Eight Thousand Dollars 

($1,178,000.00) to the Fairfax County Board of Supervisors prior to issuance of the first 

RUP for the first Residential Building for the future construction of an athletic field that 

will serve the residents of Tysons Corner (“Option 2”).  If the Applicant elects Option 1, 

its contribution of $911,000.00 shall be fixed in that amount and shall not be subject to 

escalation pursuant to Proffer 50 below; if, however, the Applicant elects Option 2, its 

contribution of $1,178,000.00 shall be subject to escalation as described further in Proffer  

50. 



 

44 
  
  
  
  
  
  
  
  
584241 v5/RE  

NOISE ATTENUATION 

 

42. Noise Attenuation.    The Applicant shall reduce the interior DNL to no more 45 dBA for 

the Residential Buildings.  At the time of building plan application for the full shell 

building permit for each Residential Building, the Applicant shall submit to the Chief of 

the Environment and Development Review Branch of DPZ (the “E&D Chief”), for 

approval, and to DPWES, for information only, an acoustical study prepared by a 

qualified acoustical consultant (the “Indoor Noise Study”) addressing indoor noise levels, 

including proposed noise attenuation measures and proposed materials to ensure 

compliance with the interior DNL limit of 45 dBA.  The Applicant shall not obtain full-

shell building permits until the E&D Chief has approved the applicable Indoor Noise 

Study, provided that a failure by the E&D Chief to review and respond to the Applicant 

within 60 days of receipt of the Indoor Noise Study shall be deemed approval of such 

study.  Prior to the issuance of the first RUP for the Residential Buildings, the Applicant 

shall demonstrate through testing of noise levels that interior noise does not exceed 45 

dBA.  The Applicant shall notify potential tenants or purchasers of individual residential 

units with balconies, either in their leases or sale contracts, that exterior noise levels may 

exceed 65dBA. 

PUBLIC FACILITIES 

 

43. Public Facility.  The Applicant shall provide a 3,000 square-foot, warm/dark shell space 

within the ground floor of Residential Building B as generally shown on the CDP/FDP 

(the “Public Facility Space”).   For purposes of this Proffer, “warm/dark shell” space 

shall mean a structure with a structural steel or concrete frame and masonry and 

storefront windows or glass curtain wall skin.  While the “warm/dark shell” space shall 

be temporarily heated, it shall not include interior walls, ceilings, electrical systems, 

plumbing or finishes.  The Public Facility Space shall be constructed concurrently with 

the Residential Buildings and shall be accessible through a separate entrance on 

Greensboro Drive. 

A. Fit-out.  Prior to issuance of the first building permit for Residential Building B, 

the Applicant shall post an escrow in the form of cash or a letter of credit in the 

amount Two Hundred and Twenty-Five Thousand Dollars ($225,000.00) for the 

County’s fit-out of the Public Facility Space (the “Public Facility Escrow”).  The 

Public Facility Escrow shall be released to the Fairfax County Board of 

Supervisors upon demand, but only on demonstration that the funds will be used 

by the County for the fit-out of the Public Facility Space on the Property.  In the 

event the Board of Supervisors elects not to use the Public Facility Space 

pursuant to Proffer subpart (C), herein, it shall use the Public Facility Escrow for 

another public facility in Tysons within fifteen (15) years of the time that it was 

posted by the Applicant. 
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B. Use.  Fairfax County and/or its assigns shall use the Public Facility Space for 

community and/or recreational programming, or for any other public use 

permitted by-right in the PTC district, except (a) a conference center or retreat 

house; (b) a congregate living, group residential or shelter facility; or, (c) a 

treatment or counseling facility.  However, if the County elects to use the Public 

Facility Space for any public use other than community and/or recreational 

programming, then the Applicant shall be notified of the same and provided with 

an opportunity to comment before any such alternative use is established.   

C. Opt Out.  Notwithstanding the foregoing, the County may opt not to use the 

Public Facility Space.  In that event and upon notice to the Applicant, the Public 

Facility Space shall revert back to the Applicant and may be used for retail, 

service, accessory or any other use permitted by-right in the PTC district, except 

residential use, without requiring approval of a PCA, CDPA or FDPA, provided 

such use is in substantial conformance with the CDP/FDP and these Proffers.    

D. Lease.  Prior to issuance of the first initial RUP for Residential Building B, the 

Applicant as Landlord (“Landlord”) and Fairfax County as tenant (“Tenant”) 

shall enter into a Lease Agreement for the lease of the Public Facility Space (the 

“Lease”) at a rate of One Dollar ($1.00) per month.  The initial term of the Lease 

shall be for thirty (30) years, with the Tenant having two options to renew 

thereafter, each for a term of ten (10) years (the “Renewals”).   The Renewals 

shall be automatic unless the Tenant notifies the Landlord in writing at least six 

(6) months prior to the start of the new term that it is opting not to renew the 

Lease.  The Lease shall include, but not be limited to, the following terms: 

i. The Tenant shall maintain such insurance as Landlord may reasonably 

require and name Landlord, Landlord’s manager and any other associated 

or affiliated entity as their interests may appear and at Landlord’s request, 

any mortgagee(s), as additional insured;  

 

ii. The Tenant shall be required to properly maintain the Public Facility 

Space and any affiliated spaces; 

 

iii. The Tenant shall be responsible for utilities to and in the Public Facility 

Space and shall directly contract with the utility companies for the same 

unless not separately metered, in which case, Tenant shall reimburse 

Landlord on a monthly basis; 

 

iv. The Tenant may not assign nor sublet the Public Facility Space without 

the prior written approval of the Landlord, provided that if the Tenant 

elects to program the Public Facility Space through the Spring Hill 
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Recreation Center which it may but shall not be required to do, such 

delegation shall constitute neither an assignment nor a sublease; and, 

 

v. Prior to the expiration or termination of this Lease, Tenant shall remove 

from the Public Facility Space all furniture, trade fixtures, equipment, 

wiring and cabling (unless Landlord directs Tenant otherwise), and all 

other personal property installed by Tenant or its assignees or subtenants.  

Tenant shall repair any damage resulting from such removal and shall 

restore the Public Facility Space to good order and condition, normal wear 

and tear excepted. 

 

E. Termination.  The Lease shall be terminable by the Tenant at any time during the 

term, in its sole discretion, with six (6) months written notice to the Landlord, at 

which time the Public Facility Space shall revert back to the Landlord and may 

be used as described in Proffer 43(C), above.  

F. Subordination and Non-Disturbance.  In connection with execution of the Lease, 

 Landlord shall use commercially-reasonable efforts to cause any mortgagee 

 holding a deed of trust for Residential Building B to execute a Subordination 

 and Non-Disturbance Agreement (“SNDA”) subordinating the Lease for the 

 Public Facility Space to the loan.  There shall be no requirement to subordinate 

 the Lease to any loans on the Property other than for Residential Building B. 

44. Public School Contribution. Per the Residential Development Criteria Implementation 

Motion adopted by the Board of Supervisors on September 9, 2002, and revised July, 

2006, the Applicant shall contribute $9,378 per expected student generated by each 

Residential Building (based on an assumed rate of 0.11 students per multifamily high-rise 

unit) to the Fairfax County School Board to be utilized for capital construction and 

capacity enhancements to schools in the Tysons Corner area that serve the development.  

The contributions shall be made on or before the issuance of the first RUP for each 

Residential Building, and shall be based on the actual number of residential units in each 

building.  In the event fewer residential units are built than estimated at the time of 

payment, the overpayment amount shall be returned to the Applicant.  If prior to site plan 

approval for a Residential Building, the County should increase the accepted ratio of 

students per subject multifamily unit or the amount of the contribution per student, the 

amount of the contribution shall be increased for that Residential Building to reflect the 

current ratio and/or contribution.  This contribution is not subject to the escalation 

provisions of Proffer 50.  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. 
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STORMWATER MANAGEMENT 

45. Stormwater Management. The Applicant shall provide the following: 

A. Stormwater Management Measures.  Stormwater Management (“SWM”) 

measures for the Property shall be designed to protect receiving waters 

downstream of Tysons by reducing runoff from impervious surfaces using a 

progressive approach.  This progressive approach shall, to the maximum extent 

practicable, strive to retain on-site and/or reuse the first one inch of rainfall.  

Proposed SWM and Best Management Practice ("BMP") facilities shall follow a 

tiered approach as identified by DPWES, which may include infiltration facilities 

(where applicable), rainwater harvesting/detention vaults, runoff reducing 

facilities and other innovative BMPs.  

B. LID Techniques.  The Applicant shall make use of certain Low Impact 

Development (“LID”) techniques that will aid in runoff volume reduction and 

promote reuse throughout the Property.  As a part of the LID techniques 

proposed, the Applicant shall provide intensive and/or extensive green roofs.  

Other LID techniques may include, but shall not be limited to, tree box filters, 

pervious hardscapes/streetscapes, and stormwater reuse for landscape irrigation 

and air conditioning unit makeup water.  Additionally, the SWM facilities shall be 

designed to accommodate not just the pre-developed (existing) peak release rates, 

but also strive to preserve and/or improve the pre-developed (existing) runoff 

volumes as contemplated within current LEED requirements, depending on the 

existing impervious condition.  The above-noted SWM Facilities shall be 

designed (where applicable) to meet the applicable requirements or stormwater 

management-related credits of the most current version of the USGBC’s 

applicable LEED rating system for each Residential Building or phase of the 

development based upon the LEED boundary identified with each such building 

or phase.   

C. Tree Replacement.  As shown on the CDP/FDP, the Applicant is requesting a 

modification of PFM Section 12-0505.6B to allow for trees located above any 

proposed percolation trench or bio-retention area to count toward the 10-year tree 

canopy requirement.  In the event that any of the said trees may need to be 

removed for maintenance or repair of those facilities, the Applicant agrees to 

replace removed trees as determined by the UFMD to sustain the 10-year canopy. 

D. Calculations at FDPA and Site Plan.  If there is an FDPA submission and also at 

the time of site plan submission, the Applicant shall provide calculations showing 

the proposed volume reductions and illustrating conformance with the proposed 
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volume reductions shown on the approved FDP.  The specific SWM facilities 

shall be determined at the time of site plan, as may be approved by DPWES.  

While it is anticipated that compliance with the goal of retaining and/or reusing 

the first one inch of rainfall will be confirmed at site plan by utilizing the 

proposed retention credits identified by Fairfax County as part of their stormwater 

spreadsheet, the Applicant reserves the right to utilize any combination of LIDs 

(existing and future) measures to meet this goal, subject to the review and 

approval of DPWES; and the goal may be met on an individual building basis or 

based upon the total area of the Property.  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.   

It is understood that seasonal variations in reuse water demand will create 

fluctuations in the draw down period, and as such, the stormwater system will be 

designed to the extent practicable to not exceed 10 days of storage.  If storage 

time exceeds 10 days, the Applicant shall have the right to discharge excess 

volumes off site at release rates approved by the Director of DPWES that will 

mimic release rates from a good forested condition for a significant majority of 

rainfall events and/or excess volume should be directed to other facilities using a 

"treatment train" approach, if possible, as approved by the Director of DPWES. 

E. The Existing Office Buildings.  At the time of site plan submission, the Applicant 

shall provide calculations showing the proposed volume reductions for the portion 

of the Property improved with the Existing Office Buildings, and shall work 

cooperatively with DPWES and DPZ to document the reduction to the overall 

runoff for the Property. 

TREE PRESERVATION 

 

46. Tree Preservation.  A tree preservation plan and narrative shall be submitted as part of the 

first site plan submission for the Proposed Development (“Tree Preservation Plan”).  The 

Tree Preservation Plan shall (i) be prepared by a Certified Arborist or a Registered 

Consulting Arborist, and shall be subject to the review and approval of the UFMD; (ii) 

include a tree inventory that identifies the location, species, critical root zone, size, crown 

spread and condition analysis percentage rating for all individual trees that are located 

within 25 feet outside of the limits of clearing (LOC) and 10 feet inside of the LOC, and 

have trunks 12 inches in diameter and greater (measured at 4 ½ -feet from the base of the 

trunk or as otherwise allowed in the latest edition of the Guide for Plant Appraisal 

published by the International Society of Arboriculture), whether on-site or off-site or 

living or dead; (iii) provide for the preservation of those areas shown for tree 
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preservation, those areas outside of the limits of clearing and grading shown on the CDP 

and those additional areas in which trees can be preserved as a result of final engineering; 

(iv) include all items specified in PFM 12-0507 and 12-0509; and (v) include  specific 

tree preservation activities that will maximize the survivability of any tree identified to be 

preserved, such as crown pruning, root pruning, mulching and fertilization. 

A. Tree Preservation Walk-Through.  The services of a certified arborist or 

Registered Consulting Arborist shall be retained and the limits of clearing and 

grading shall be marked with a continuous line of flagging prior to a pre-

construction walk-through meeting.  During the tree preservation pre-construction 

walk-through meeting, the certified arborist or landscape architect shall walk the 

limits of clearing and grading with a UFMD representative to determine where 

adjustments to the clearing limits can be made to increase the area of tree 

preservation without adversely impacting the buildings and related improvements 

and/or to increase the survivability of trees at the edge of the limits of clearing 

and grading, and such adjustment shall be implemented.  Trees that are identified 

as dead or dying may be removed as part of the clearing operation. Any tree that 

is so designated shall be removed using a chain saw and such removal shall be 

accomplished in a manner that avoids damage to surrounding trees and associated 

understory vegetation.  If a stump must be removed, this shall be done using a 

stump-grinding machine in a manner causing as little disturbance as possible to 

adjacent trees and associated understory vegetation and soil conditions. 

 

B. Limits of Clearing and Grading.  Construction shall conform with the limits of 

clearing and grading as shown on the CDP, subject to allowances provided in 

these Proffers and for the installation of utilities and/or public improvements (i.e. 

roads, streetscapes, entrances, sidewalks, degraded soil and slope conditions), as 

determined necessary by the Director of DPWES.  If it is determined necessary to 

install utilities in areas beyond the limits of clearing and grading as shown on the 

CDP, they shall be located in the least disruptive manner necessary as determined 

by the UFMD.  A replanting plan shall be developed and implemented, subject to 

approval by the UFMD, for any areas beyond the limits of clearing and grading 

that must be disturbed for such utilities, roads or similar uses, if any such areas 

are identified at the time of site plan. 

 

C. Tree Preservation Fencing.  All trees shown to be preserved on the tree 

preservation plan shall be protected by tree protection fencing.  Tree protection 

fencing in the form of four (4) foot high, fourteen (14) gauge welded wire 

attached to six (6) foot steel posts driven eighteen (18) inches into the ground and 

placed no further than ten (10) feet apart or, super silt fence to the extent that 

required trenching for super silt fence does not sever or wound compression roots 

which can lead to structural failure and/or uprooting of trees, shall be erected at 
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the limits of clearing and grading as shown on the demolition, and phase I & II 

erosion and sediment control sheets, as may be modified by the “Root Pruning” 

Proffer below.  Tree protection fencing shall be installed after the tree 

preservation walk-through meeting but prior to any clearing and grading 

activities, including the demolition of any existing structures.  The installation of 

all tree protection fencing shall be performed under the supervision of a certified 

arborist, and accomplished in a manner that does not harm existing vegetation that 

is to be preserved.  Three (3) days prior to the commencement of any clearing, 

grading or demolition activities, but subsequent to the installation of the tree 

protection devices, the UFMD shall be notified and given the opportunity to 

inspect the site to ensure that all tree protection devices have been correctly 

installed.  If it is determined that the fencing has not been installed correctly, no 

grading or construction activities shall occur until the fencing is installed 

correctly, as determined by the UFMD. 

 

D. Root Pruning.  Root pruning, as needed to comply with the tree preservation 

requirements applicable, shall be performed.  All treatments shall be clearly 

identified, labeled, and detailed on the erosion and sediment control sheets of the 

site plan submission. The details for these treatments shall be reviewed and 

approved by the UFMD, accomplished in a manner that protects affected and 

adjacent vegetation to be preserved, and may include, but are not limited to, the 

following: 

 

i. Root pruning shall be done with a trencher or vibratory plow to a depth of 

18 inches; 

 

ii. Root pruning shall take place prior to any clearing and grading, or 

demolition of structures; 

 

iii. Root pruning shall be conducted under the supervision of a certified 

arborist; and, 

 

iv. A UFMD representative shall be informed when all root pruning and tree 

protection fence installation is completed. 

 

E. Tree Appraisal.  The Applicant shall retain a professional arborist with experience in 

plant appraisal, to determine the replacement value of all trees 12 inches in diameter or 

greater located within twenty-five (25) feet of the outer limits of disturbance that are 

shown to be saved on the Tree Preservation Plan.  These trees and their value shall be 

identified on the Tree Preservation Plan at the time of the first site plan submission for 

the Proposed Development.  The replacement value shall take into consideration the age, 

size and condition of these trees and shall be determined by the so-called “Trunk Formula 
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Method” contained in the latest edition of the Guide for Plan Appraisal published by the 

International Society of Arboriculture, subject to review and approval by UFMD. 

 

At the time of site plan approval, the Applicant shall post a cash bond, a letter of credit 

payable to the County of Fairfax or a surety bond from a financial institution licensed to 

do business in Virginia (the “Tree Bonds”), to ensure preservation and/or replacement of 

the trees for which a tree value has been determined in accordance with the paragraph 

above (the “Bonded Trees”) that die or are dying due to unauthorized construction 

activities.  The letter of credit, cash deposit or surety bond shall be equal to 50% of the 

replacement value of the Bonded Trees.  At any time prior to final bond release for the 

Proposed Development, if any Bonded Trees die, are removed, or are determined to be 

dying by UFMD due to unauthorized construction activities, the Applicant shall replace 

such trees at its expense.  The replacement trees shall be a minimum three (3) inch caliper 

in size, and equivalent species and/or canopy cover as approved by UFMD.  In addition 

to this replacement obligation, the Applicant shall also make a payment equal to the value 

of any Bonded Tree that is dead or dying or improperly removed due to unauthorized 

construction activity.  This payment shall be determined based on the Trunk Formula 

Method and paid to a fund established by the County for furtherance of tree preservation 

objectives.  Upon bond release for the Proposed Development, any amount of monies 

remaining in the Tree Bonds shall be returned/released to the Applicant. 

 

F. Site Monitoring.  The Applicant or its agent shall be present during any clearing or 

tree/vegetation removal within the tree preservation area to monitor the process and 

ensure that the activities are conducted in accordance with these Proffers.  The services of 

a certified arborist or Registered Consulting Arborist shall be retained to monitor all 

construction and demolition work and tree preservation efforts in order to ensure 

conformance with these Proffers and the UFMD approvals.  The monitoring schedule 

shall be described in the Tree Preservation Plan, and reviewed and approved by the 

UFMD. 

 

47. Planting Fund Contribution.  To promote enhancement of the Fairfax County Tree 

Canopy through growth of trees on private and public land, the Applicant shall make a 

one-time, total contribution payable at the time of the first site plan approval in the 

amount of $.002 (two tenths of a cent) per square foot of new GFA to the Fairfax County 

Tree Preservation and Planting Fund (“TPPF”).  This donation to the TPPF shall supply 

tree saplings, volunteer support, and information to landowners with which they can 

enhance tree canopy on their property.  Additionally, this donation shall enable 

educational activities in Fairfax County Public Schools, should they choose to participate. 

 

MISCELLANEOUS 
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48. Umbrella Owners’ Association or Equivalent.  Prior to issuance of the first RUP for the 

first Residential Building, the Applicant shall cause the recordation of an umbrella 

owners association (“UOA”) for the Property, or the equivalent in the form of one or 

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

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

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

not limited to, implementation of the TDM program, maintenance of the private streets 

and Pedestrian Realm and publicly-accessible park areas. 

49. Metrorail Tax District Buyout for Certain Residential Uses.    At least sixty days prior to 

recording residential condominium documents for any portion of the Property located 

within the Phase I Dulles Rail Transportation Improvement District (the “Phase I 

District”), the Applicant shall provide a written notice to the Director of the Real Estate 

Division of the Fairfax County Department of Tax Administration advising that the 

Applicant intends to record condominium documents for that portion of the Property.  

Prior to recording the condominium documents, the Applicant shall pay to Fairfax 

County a sum equal to the then-present value of Phase I District taxes that will be lost as 

a result of recording the condominium documents, in accordance with a 

formula approved by the Fairfax County Board of Supervisors. 

50. Escalation in Contribution Amounts.  Except for the Public School Contribution 

discussed in Proffer 44 herein and Option 1 for the Athletic Field Contribution described 

in Proffer 41 herein, all monetary contributions specified in these Proffers shall be 

adjusted on a yearly basis from the base month of January 2014 and change effective 

each January 1 thereafter, as permitted by Section 15.2-2303.3 of the Code of Virginia, as 

amended. 

51. Density Credit.  All intensity/density attributable to land areas dedicated and/or conveyed 

at no cost to the Board or any other public entity pursuant to these Proffers shall be 

subject to the provisions of Paragraph 4 of Section 2-308 of the Zoning Ordinance and is 

hereby reserved to the residue of the parcel of land from which it came. 

52. Tysons Partnership.  The Applicant and its respective successors and assigns, shall 

become members of the Tysons Partnership or its residential equivalent. 

53. Condemnation.  To the extent off-site right-of-way and/or easements are required to 

construct any of the improvements described in these Proffers, and the Applicant has not 

been able to acquire such right-of-way or easements after documented, reasonable efforts 

to do so, the obligation of the Applicant to construct such improvements for which right-

of-way is not available shall be contingent upon the Board acquiring such right-of-way 

and/or easements through its powers of eminent domain after being requested to do so by 
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the Applicant, in writing.  In the event the County elects not to use its power of 

condemnation to acquire those off-site rights-of-way and/or easements necessary for 

construction of any of the improvements described in these Proffers, then the Applicant 

shall escrow the costs of those improvements with the County for future implementation 

by FCDOT, VDOT and/or others.  The Applicant shall not be prevented from obtaining 

any land use approval (including, without limitation, PCA, CDPA, FDP, FDPA, site plan, 

subdivision, grading permit, building permit, or RUP permits) for the Proposed 

Development nor from commencing construction of the Proposed Development, during 

the pendency of any eminent domain proceedings initiated pursuant to this Proffer, nor 

any deferral of the County's exercise of eminent domain pursuant to this Proffer, 

provided that all other prerequisites for obtaining such approvals and commencing such 

construction provided in these Proffers have been met. 

54. Delay.  Notwithstanding anything in these Proffers to the contrary, upon demonstration 

that, despite diligent efforts or due to factors beyond an Applicant's control, proffered 

improvements such as, but not limited to, the Retaining Wall Project, the required 

transportation improvements or the publicly-accessible park areas, have been delayed 

beyond the timeframes specified herein, the Zoning Administrator may agree to a later 

date for completion of such improvements.   

If, while attempting to remove the retaining wall described in Proffer 19(A)(i) herein, the 

Applicant determines that it is unable to complete the Retaining Wall Project as planned, 

it shall immediately: 

A. Request DPWES or its designee to inspect the Retaining Wall Project and 

confirm that completion of the Retaining Wall Project may unacceptably 

compromise the structural integrity of the Existing Office Buildings or 

Existing Parking Structures; 

B. Request the Zoning Administrator grant additional time in which to 

complete the Retaining Wall Project; and, 

C. Submit to DPWES, DPZ and OCR for review and approval a plan for 

addressing the issues identified and a schedule for completing the 

Retaining Wall Project. 

D. So long as the Zoning Administrator authorizes a delay and DPWES, DPZ 

and OCR approve a plan and schedule, completion of the Retaining Wall 

Project shall not be a precondition to issuance of RUPs for the Residential 

Buildings provided the plan is completed in accordance with the new 

schedule described above. 
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55. Severability.  Pursuant to Section 18-204 of the Zoning Ordinance, any portion of the 

Property may be the subject of a CDPA, FDP, FDPA, PCA, SE and/or SP without joinder 

and/or consent of the owners of the other portion(s) of the Property, provided that such 

CDPA, FDP, FDPA, PCA, SE or SP does not materially adversely affect the other 

portion(s) of the Property.  

56. Binding Effect.  These Proffers will bind and inure to the benefit of the Applicant and its 

successors and assigns. If any portion of the Property is sold or otherwise transferred, the 

associated Proffers become the obligation of the purchaser or other transferee and shall 

no longer be binding on the seller or other transferor. 

57. 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 ON FOLLOWING PAGES] 
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APPLICANT: 

 

Greensboro Park Property Owner LLC  

By:        

Name:        

Title:        

 



APPENDIX 2 
 

Proposed Development Conditions 
 

FDP 2012-PR-002 
 

Greensboro Park Property Owner, LLC 
 

January 22, 2014 
 
 
If it is the intent of the Planning Commission to approve Final Development Plan 

FDP 2012-PR-002 to permit residential buildings and site improvements on Tax Map 
No. 29-3 ((15)) 12A and 29-4 ((9)) 12B, staff recommends that the Planning 
Commission condition the approval by requiring conformance with the following 
development conditions. 

 
1. This FDP is subject to the provisions of Article 17, Site Plans, as may be 

determined by the Director, Department of Public Works and Environmental 
Services (DPWES).  Any plan submitted pursuant to this final development plan 
(FDP) shall be in substantial conformance with the approved FDP entitled 
Greensboro Park Place, prepared by WDG Architecture, and revised January 16, 
2014, and these conditions.  Minor modifications to the approved FDP may be 
permitted pursuant to Par. 4 of Sect. 16-403 of the Zoning Ordinance. 
 

2. Stormwater management and best management practices shall be provided in 
substantial conformance with that shown on the FDP.  Specifically, the size and 
function of the green roof, rain garden, and bio-retention facilities shall be in 
substantial conformance with those depicted on Sheets 18 and 19 of the FDP.  
During the preparation of the final site plan, exact locations, sizes and facilities 
may change as long as they meet the requirements as outlined in the FDP’s 
Stormwater Management Plan.  Additional LID facilities may be provided as 
desired by the applicant. 
 







































































































































































































































APPENDIX 15 

■Nd 

FAIRFAX COUNTY WATER AUTHORITY 
8560 Arlington Boulevard, Fairfax, Virginia 22031 

www.fairfaxwater.org  

April 4, 2012 
PLANNING & ENGINEERING 
DIVISION 
Jamie Bain Hedges, P.E. 
Director 
(703) 289-6325 
Fax (703) 289-6382 

Ms. Barbara Berlin, Director 
Fairfax County Department of Planning and Zoning 
12055 Government Center Parkway, Suite 801 
Fairfax, Virginia 22035-5505 

Re: 	RZ 2012-PR-002 
Greensboro Park Place 
Tax Map: 29-3 & 29-4 

Dear Ms. Berlin: 

The following information is submitted in response to your request for a water 
service analysis for the above application: 

1. The property is currently served by Fairfax Water. 

2. Fairfax Water has identified the need to install a large diameter water main (30" 
or 36") along International Drive between Jones Branch Drive and Route 123 to 
satisfy projected growth in the Tysons Urban Core. The design and installation of 
this main may be required in conjunction with this site development. 

3. Adequate domestic water service is available at the site from existing 8-inch and 
12-inch water mains located at the property. See the enclosed water system map. 

4. Depending upon the configuration of the on-site water mains, additional water 
main extensions may be necessary to satisfy fire flow requirements and 
accommodate water quality concerns. 

If you have any questions regarding this information please contact Dave Guerra 
at (703) 289-6343. 

Sincerely, 

Traci K. Goldberg, P.E. 
Manager, Planning Department 

Enclosure 
cc: Jill Parks, Cooley, LLP 





Fairfax  rater 
FAIRFAX COUNTY WATER AUTHORITY 

8560 Arlington Boulevard, Fairfax, Virginia 22031 
www.fairfaxwater.org  

PLANNING & ENGINEERING 
DIVISION 
Jamie Bain Hedges, P.E. 
Director 
(703) 289-6325 
Fax (703) 289-6382 

February 22, 2013 

Ms. Barbara Berlin, Director 
Fairfax County Department of Planning and Zoning 
12055 Government Center Parkway, Suite 801 
Fairfax, Virginia 22035-5505 

Re: FDP 2012-PR-002 
Greensboro Park Place 
Tax Map: 29-3 

Dear Ms. Berlin: 

The following information is submitted in response to your request for a water 
service analysis for the above application: 

1. The property can be served by Fairfax Water. 

2. Adequate domestic water service is available at the site from existing 12-inch and 
8-inch water mains located onsite. See the enclosed water system map. 

3. Fairfax Water has identified the need to install a large diameter water main (30" 
or 36") along International Drive between Jones Branch Drive and Route 123 to 
satisfy projected grown in the Tysons Urban Core. The design and installation of 
this main may be required in conjunction with this site development. 

4. Depending upon the configuration of any proposed on-site water mains, 
additional water main extensions may be necessary to satisfy fire flow 
requirements and accommodate water quality concerns. 

5. The developer will be responsible for any relocation or removal of existing water 
mains and appurtenances due to the development of this property. 

If you have any questions regarding this information please contact Dave Guerra 
at (703) 289-6343. 

Sincerely, 

JAake--t--r 
Traci K. Goldberg, P.E. 
Manager, Planning Department 

Enclosure 
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