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STAFF REPORT 

 
PCA/FDPA 2010-PR-021 

 
PROVIDENCE DISTRICT 

 
 

APPLICANT:  Capital One Bank (USA) NA 
 
PRESENT ZONING:  PTC, HC 
 
REQUESTED ZONING:  PTC, HC 
 
PARCEL(S):  29-4 ((5)) A2 
 
ACREAGE:  26.22 acres 
 
FAR/DENSITY:  3.90 
 
PLAN MAP:  Transit Station Mixed Use 
 
PCA PROPOSAL:  Amend RZ 2010-PR-021 for partial site 

redesign to include removal of a 
previously approved building, reallocation 
of height and square footage on site for 
redesign of Block B to allow for 
construction of 975,000 SF building, 
revised park space and hotel. 
 

FDPA PROPOSAL:  Amend FDP 2010-PR-021 to include 
entire 26.22 acreage and add FDP 
approval for new buildings in Block B and 
standalone public facility.



 
STAFF RECOMMENDATIONS: 
 
Staff recommends approval of PCA 2010-PR-021 subject to the execution of proffers 
consistent with those found in Appendix 1 (as may be amended) 
 
Staff recommends approval of FDPA 2010-PR-021 subject to development conditions 
consistent with those found in Appendix 2.  
 
Staff further recommends the approval of the following waivers and/or modifications for 
these applications: 
 

 Waiver of Sect. 2-505 of the Zoning Ordinance to permit structures and 
 vegetation on a corner lot as shown on the CDP and FDP; 
 Modification of Section 2-414(B) of the Zoning Ordinance requiring a 75-foot 
 setback of commercial buildings from Interstate 495;* 
 Deviation from tree preservation target to allow tree canopy to be provided 
 through new tree planting including in the right of way;* 
 Waiver of underground stormwater management (SWM) detention in a 
 residential area;* 
 Modification of the PFM to reduce planting width from 8 feet to 4 feet with 
 structural planting cells;* 
 Waiver of the Countywide Trails Plan requirement in lieu of the sidewalks 
 shown on the CDP/FDP;* 
 Waiver of Par. 2 of Sect. 6-505 to permit a site plan for public improvements 

plans associated with public roadway, infrastructure, metro improvements or 
other park spaces to be filed without an approved FDP. 

 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. 

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

adopting any conditions proffered by the owner, relieve the applicant/owner from 
compliance with the provisions of any applicable ordinances, regulations, or adopted 
standards. 
 

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

The approval of this rezoning does not interfere with, abrogate or annul any 
easement, covenants, or other agreements between parties, as they may apply to the 
property subject to this application. 
 
For information, contact the Zoning Evaluation Division, Department of Planning 
and Zoning, 12055 Government Center Parkway, Suite 801, Fairfax, Virginia 22035-5505, 
(703) 324-1290. 
 
X:\DPZ\Tysons-Core\CASES\Capital One PCA 2010-PR-021\staff report\Cover Sheet.doc 
 

 
 
 

 

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

LAND USE ALLOCATION

BUILDING HEIGHT AND
STEP BACK ANALYSIS

CAPITAL ONE MASTER PLAN
BUILDING STEP-BACK ANALYSIS

Comprehensive Plan Guidelines:
Street width R.O.W. to building podium ratio: 1:1 to 1:2

Street Widths and Allowable Podium/Streetwall Heights:

Street R.O.W. Max. Allowable
Podium/Streetwall

Capital One Drive North
  Bldg. 4 - Bldg. 7 110'-8" 110' - 221'
  Bldg. 1 - Bldg. 3 plaza 143'-0" 143' - 286'
  Bldg. 1 - conf. ctr. park 114'-8" 114' - 229'
Capital One Tower Road
  Bldg. 2 - Bldg. 6 122'-0" 122' - 244'
  Bldg. 10 - Bldg. 11 92'-0" 92' - 184'
Capital One Drive South
  Bldg. 1 - Bldg. 12 74'-0" 74' - 148'
  Bldgs. 1/2 - Bldg. 11 72'-0" 72' - 144'
  Bldg. 10 podium - Bldg. 6 72'-0" 72' - 144'
  Bldg. 10 entry - Bldg. 6 78'-8" 78' - 156'
  Bldg. 10 elev. plaza - Bldg. 6 72'-0" 72' - 144'
  Bldg. 9 - Bldg. 8 71'-0" 71' - 142'

Proposed Set-Backs:
Building

Height
Max. Allowable

Podium/Streetwall
Proposed

Podium/Streetwall
Conformance
to Comp Plan

Building 1 348'
  at conf. ctr. park 114' - 229' 348' / 26 flrs
  at Bldg. 3 plaza 143' - 286' 348' / 26 flrs
  at Bldg. 11 72' - 144' 108' / 9 flrs conforms
  at Bldg. 12 74' - 148' 108' / 9 flrs conforms
Building 2 122'
  at Bldg. 6 122' - 244' 122' / 10 flrs conforms
  at Bldg. 11 72' - 144' 122' / 10 flrs conforms
Building 3 470'
  at Bldg. 1 143' - 286' 71' / 6 flrs conforms
Building 4 211' 110' - 221' 211' / 18 flrs conforms
Building 6 224'
  at Bldg. 2 122' - 244' 20' / 1 flr conforms
  at Bldg. 10 podium/corner 72' - 144' 129' / 11 flrs conforms
  at Bldg. 10 entry 78' - 156' 20' / 1 flr conforms
  at Bldg. 10 elevated plaza 72' - 144' 20' / 1 flr conforms
Building 7 236' 110' - 221' 213' / 17 flrs conforms
Building 8 207' 71' - 142' 130' / 11 flrs conforms
Building 9 174' 71' - 142' 20' / 1 flr conforms
Building 10 290'
  at elevated plaza 72' - 144' 40' / 2 flrs conforms
  at main entry 78' - 156' 260' / 19 flrs
  at parking podium 72' - 144' 80' / 7 flrs conforms
Building 11 238'
  at Bldg. 10 podium 92' - 184' 80' / 7 flrs conforms
  at Bldg. 1 72' - 144' 80' / 7 flrs conforms
Building 12 276' 74' - 148' 74' / 4 flrs conforms

FAR Calculation SF Acres
Existing Site Area 1,141,884 26.21

Site Area Previously Dedicated
Plat dated January 16, 2001 and Rev. April 2, 2001 109,344 2.51
Plat dated November 25, 2002 and Rev. June 5 2003 21,633 0.50

Total Site Area (for calculating density) 1,272,861 29.22

BLOCK/
BUILDING

Minimum
Bldg. Hght.

(ft)

Maximum
Bldg. Hght.

(ft)

Proposed
Bldg. Hght.

(ft)

Proposed
Penthouse
Height (ft)

Total
Proposed
Height (ft)

Proposed
Number of

Floors
Land Use Minimum

GSF
Maximum

GSF
Proposed

GSF

*Total
Proposed
Bldg. GSF

Residential
Dwelling

Units
BLOCK A

Building 1 150 352 348 35 383 26 Office 300,000 600,000 593,500
Retail 7,000 13,000 10,345

Building 2 75 122 122 18 140 10 Hotel 50,000 81,500 81,388
Retail 8,000 10,500 8,249

BLOCK B
Building 3 368 470 470 integrated 470 32 Office 500,000 975,000 940,550

Retail 10,000 44,600 30,150
Building 4 150 250 211 38 249 18 Hotel 250,000 340,000 325,374 325,374

BLOCK C
Building 6 150 236 224 25 249 19 Residential 300,000 518,000 499,569 493

Retail 26,000 31,300 30,670
Building 7 125 247 236 25 261 20 Residential 200,000 274,800 272,500 267

Retail 4,500 5,000 4,976
Building 8 125 231 207 25 232 18 Residential 200,000 370,000 356,479 350

Retail 12,000 12,500 12,470
BLOCK D

Building 9 75 175 174 25 199 15 Residential 50,000 124,250 123,280 120
Retail 3,750 3,850 3,829

Building 10 250 305 290 35 325 22 Office 400,000 484,000 459,623
Retail 27,000 28,100 28,092

BLOCK E
Building 11 150 266 238 35 273 17 Office 200,000 260,500 230,474

Pub. Facil. 30,000 30,000 30,000
Building 12 250 305 276 35 311 19 Office 400,000 508,000 452,505 452,505

Subtotal: Buildings 1-12 * 4,464,023 1,230

EXISTING BUILDINGS
Existing Bldg. 1 205 14 Office 479,500 505,500
Existing Bldg. 2 42.5 2 Office 26,000

Subtotal: Existing Buildings 505,500

TOTALS * 4,969,523 GSF
Total Site Area (for calculating density) 1,272,861 SF
Floor Area Ratio (FAR) 3.90

*Total GSF does not include 30,000 SF non-FAR Public Facility

603,845

89,637

970,700

530,239

277,476

368,949

127,109

487,715

230,474

Land Use GSF % of Land
Use

Land Use
FAR

Office 3,182,152 64.0% 2.50
Residential 1,251,828 25.2% 0.98
Hotel 406,762 8.2% 0.32
Retail 128,781 2.6% 0.10
Public Facility 30,000 -- --
TOTAL* 4,969,523 100.0% 3.90
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PARKING AND LOADING TABULATIONSPERMITTED PARKING RATES

LEGEND

PARKING NARRATIVE

PARKING RATES PROVIDED

NORTH

NOT TO SCALE

NORTH

NOT TO SCALE

NORTH

NOT TO SCALE

NORTH

NOT TO SCALE

NORTH

NOT TO SCALE

NORTH

NOT TO SCALE

NORTH

NOT TO SCALE

Maximums per PTC Zoning/Comprehensive Plan
Residential 1,968 1.6 / unit (using maximum number of proposed units at avg. size)
Office <1/8 mile 984 1.6 / 1000
Office >1/8 mile 5,129 2.0 / 1000
Retail 649 1/200 for first 1000 + 6/1000 for remaining GSF (first 5000 SF exempt) / block
Hotel 485 1.0 / room
Public Facility 1,050 1 / 3 occupants (using maximum occupant load per code)
TOTAL 10,265

Minimums per PTC Zoning/Comprehensive Plan
Residential 1,230 1.0 / unit (using maximum number of proposed units)
Office <1/8 mile 0 none
Office >1/8 mile 0 none
Retail 0 none
Hotel 0 none
Public Facility 0 none
TOTAL 1,230

Spaces provided per CDP-A
Residential 1,360 1.1 / unit (using maximum number of proposed units)
Office <1/8 mile 984 1.6 / 1000
Office >1/8 mile 4,352 1.7 / 1000
Retail 339

Hotel 450 1.0 / room
Public Facility 35 1.2 / 1000
TOTAL 7,520

1/200 for first 1000 + 3.0/1000 for remaining GSF (first 5000 SF exempt) / block
 (averaged over all blocks)

CAPITAL ONE MASTER PLAN
COMBINED AREA/PARKING/LOADING TABULATION - FULL BUILD-OUT - CONCEPTUAL DEVELOPMENT PLAN AMENDMENT

Office
<1/8 mile

Office
>1/8 mile

Resid.
<1/8 mile

Resid.
>1/8 mile

Retail*
<1/8 mile

Retail*
>1/8 mile

Hotel
<1/8 mile

Hotel
>1/8 mile TOTALS

Block A
Bldg. 1 2,700 SF 590,800 SF 10,345 SF 603,845 SF
Bldg. 2 6,789 SF 1,460 SF 63,366 SF 18,022 SF 89,637 SF

New Parking 4 1,331 max 25 100 69 31 1,560 max
New Loading 3 2 5

Block B
Bldg. 3 940,550 SF 30,150 SF 970,700 SF
Bldg. 4 325,374 SF 325,374 SF

New Parking 1,643 350 1,993
New Loading 4 3 7

Block C
Bldg. 6 462,506 SF 37,063 SF 29,273 SF 1,397 SF 530,239 SF
Bldg. 7 109,042 SF 163,458 SF 4,256 SF 720 SF 277,476 SF
Bldg. 8 356,479 SF 12,470 SF 368,949 SF

New Parking 893 231 28 13 1,165
New Loading 3 1 4

Block D
Bldg. 9 123,280 SF 3,829 SF 127,109 SF

Bldg. 10 459,623 SF 28,092 SF 487,715 SF
New Parking 742 236 161 1,139
New Loading 4 1 5

Block E
Bldg. 11 152,842 SF 77,632 SF 30,000 SF 230,474 SF*
Bldg. 12 452,505 SF 452,505 SF

Existing Bldg. 505,500 SF 505,500 SF
New Parking 238 1,378 12 35 1,663
New Loading 1 5 1 7

Existing Loading 5 5

TOTALS

FAR SF 615,165 SF 2,566,987 SF 1,051,307 SF 200,521 SF 84,709 SF 44,072 SF 30,000 SF 63,366 SF 343,396 SF 4,969,523 SF*
Total Parking 984 4,352 1,129 231 214 125 35 69 381 7,520
Total Loading 5 17 4 0 1 0 1 2 3 33
Parking Ratio 1.6:1000 1.7:1000 1.1:unit

(average
unit  1,000

SF)

1.2:unit
(average

unit 1,000
SF)

**1:200
for 1 st  1000

+
2.9:1000

for
remainder;

st

**1:200
for 1 st

1000 +
3.4:1000

for
remainder;

st

1.2:1000 1.0:room 1.0:room

* Total GSF does not include 30,000 SF non-FAR Public Facility, for consistency with FAR tabulations
**

Public
Facility

<1/8 mile

Retail units occupying & served by a common block retail/parking plinth are calculated as one retail structure; i.e., retail use in Blocks A, B, C, D and E are
calculated for the purposes of parking ratios (exempted SF and initial 1,000 SF rate) as one retail parcel each. Parking ratios for the <1/8 and >1/8 mile rings are pro-
rated in Blocks A and C based on the percentage of total parking in each block within the respective rings.
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PLANTING LISTTREE COVER CALCULATION

1,141,884
or 26.22 AC.

B Percentage of gross site area covered by existing tree canopy = 19.1%
C Percentage of 10-year tree canopy required for site (see Table 12.4) = 10%/ PTC District
D Percentage of the 10-year tree canopy requirement that should be met through

tree preservation = 19%
E Proposed percentage of canopy requirement that will be met through tree

preservation = 0%
F Has the Tree Preservation Target minimum been met? NO
G If No for line F, then a request to deviate from the Tree Preservation Target shall

be provided on the plan that states one or more of the justifications listed in § 12-
0507.3   along with a narrative that provides a site-specific explanation of why the
Tree Preservation Target cannot be met. Provide sheet number where deviation
request is located.

Deviation Request to
Tree Preservation Target

shown on Sheet 30

H If step G requires a narrative, it shall be prepared in accordance with § 12-0508.4 N/A
I Place this information prior to the 10-year Tree Canopy Calculations as per

instructions  in Table 12.10.
See 10-Year Tree Canopy

Calcs below

Table 12.3 Tree Preservation Target Calculations and Statement
Pre-development area (SF) of existing tree canopy

(from Existing Vegetation Map) =
A

Step Totals Reference

A1 Place the Tree Preservation Target calculations and statement here
preceding the 10-year tree canopy calculations

19.1% see § 12-0508.2 for list
of required elements and
worksheet

B1 Identify gross site area = 1,141,884 § 12-0511.1A
B2 Subtract area dedicated to parks, road frontage, and § 12-0511.1B
B2a Road Dedication: Scotts Crossing Road 72,412
B2b Road Dedication: Internal Roads 135,189
B3 Subtract area of exemptions = 207,601 § 12-0511.1C(1)

through § 12-0511.1C(6)
B4 Adjusted gross site area (B1 – B2) = 934,283
B5 Identify site’s zoning and/or use PTC/ Mixed Use
B6 Percentage of 10-year tree canopy required = 10% § 12-510.1 and Table 12.4
B7 Area of 10-year tree canopy required (B4 x B6) = 93,428
B8 Modification of 10-year Tree Canopy Requirements requested? NO
B9 If B8 is yes, then list plan sheet where modification request is located N/A Sheet number

C1 Tree Preservation Target Area = 17,845 (19.1% x B7)
C2 Total canopy area meeting standards of § 12-02400 = -
C3 C2 x 1.25 = - § 12-0510.3B
C4 Total canopy area provided by unique or valuable forest or woodland

communities =
-

C5 C4 x 1.5 = - § 12-0510.3B(1)
C6 Total of canopy area provided by “Heritage,” “Memorial,” “Specimen,”

or “Street” trees =
-

C7 C6 x 1.5 to 3.0 = - § 12-0510.3B(2)
C8 Canopy area of trees within Resource Protection Areas and 100-year

floodplains =
-

C9 C8 x 1.0 = - § 12-0510.3C(1)
C10 Total of C3, C5, C7 and C9 = - If area of C10 is less than B7

then remainder of
requirement must be met
through tree planting - go to D

D1 Area of canopy to be met through tree planting (B7-C10) = 93,428
D2  Area of canopy planted for air quality benefits = 30,583
D3 x 1.5 = 45,875  § 12-0510.4B(1)
D4 Area of canopy planted for energy conservation = -
D5 x 1.5 = - § 12-0510.4B(2)
D6 Area of canopy planted for water quality benefits = -
D7 x 1.25 = - § 12-0510.4B(3)
D8 Area of canopy planted for wildlife benefits = 30,583
D9 x 1.5 = 45,875 § 12-0510.4B(4)
D10  Area of canopy provided by native trees = -
D11 x 1.5 = - § 12-0510.4B(5)
D12 Area of canopy provided by improved cultivars and varieties = 30,583
D13 x 1.25 = 38,229 § 12-0510.4B(6)
D14 Area of canopy provided through tree seedlings = -

x 1.0 = -  § 12-0510.4D(1)
D15 Area of canopy provided through native shrubs or woody seed mix = -

x 1.0 = - § 12-0510.4D(1)(a)
D16  Percentage of D14 represented by D15= - Must not exceed 33% of D14
D17.0  Area of canopy planted for no additional credits (x 1.0)= - (Included Reduced Credits)
D17 Total of canopy area provided through tree planting = 129,979
D18  Is an offsite planting relief requested? No Yes or No
D19 Tree Bank or Tree Fund?  N/A § 12-0512
D20 Canopy area requested to be provided through offsite banking or tree

fund
N/A

D21 Amount to be deposited into the Tree Preservation and Planting Fund N/A

E1 Total of canopy area provided through tree preservation
(C10) =

- Deviation is sought for tree
preservation

E2 Total of canopy area provided through tree planting
(D17) =

129,979

E3 Total of canopy area provided through offsite
mechanism (D19) =

N/A

E4 Total of 10-year Tree Canopy Provided =
(E1+E2+E3)

129,979 Total of E1 through E3.  Area
should meet or exceed area
required by B7

E. Total of 10-year Tree Canopy Provided

Table 12.10 10-year Tree Canopy Calculation Worksheet

A. Tree Preservation Target and Statement

B. Tree Canopy Requirement

C. Tree Preservation

D. Tree Planting

SF 26.21 ACRES
SF -1.66 ACRES
SF -3.10
SF 21.45 ACRES

SF 2.14 ACRES
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x 125 x 175 x 250 x 75
Block A

Street Level 30 7,500 7,500
Elevated Plaza 6 750 2 350 10 750 1,850
Block A Total 9,350 13,548 2.59 12%

Block B
Street Level 16 2000 2 350 25 6,250 8,600
Elevated Plaza 12 1,500 17 2,975 4,475
Block B Total 13,075 18,523 5.00 9%

Block C
Street Level 5 625 9 1575 34 8,500 10,700
Elevated Plaza 24 3,000 37 6,475 30 7500 16,975
Block C Total 27,675 39,206 4.02 22%

Block D
Street Level 6 750 69 17,250 18,000
Elevated Plaza 24 3,000 6 1,050 4,050
Block D Total 22,050 31,238 3.56 20%

Block E
Street Level 15 1875 32 8,000 5 375 10,250
Elevated Plaza 8 1,000 0 - 25 6,250 15 2,100 9,350
Block E Total 19,600 27,464.67 7.70 8%

Totals 91,750 129,979 22.87 13.0%

Canopy
Credits

Air Quality Benefits (Approximate) 30,583 X 1.50 45,875
Wildlife Benefits  (Approximate) 30,583 X 1.50 45,875
Improved Cultivars (Approximate) 30,583 X 1.25 38,229

129,979

SITE AREA 1,141,884
Road Dedication Scotts Crossing Road/ JBC (72,412)
Road Dedication Internal Streets (135,189)
Gross Site Area 934,283

10-YEAR TREE CANOPY REQUIRED
10% FOR PTC District 93,428
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Addtion Credit Multipliers: All proposed trees to be selected for Air
Quality benefits, Wildlife Benfits, or Improved Cultivars.  The breakdown
below is an approximate calculation for additonal credit taken for tree
selections.  Final tree selection and a
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SCALE:  1" = 60'

PARK/ PLAZA AREAS

GENERAL NOTESLEGEND

Park Requirements
Residential 1 Acre/ 330 DU x 1,230 DU 3.73 Acre
Office 1 Acre/ 3,000,000 SF x 2,079,147 SF 0.69 Acre
Total Park Area Requirement 4.42 Acre

Recreational Field Requirements
x 3,869,523 0.86 Field

Recreational Field Requirement 0.86 Field

1 Acre/ 4,500,000 SF Mixed Use
Development

SF
Mixed use
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SCALE:  NOT TO SCALE
1 2

SCALE:  1" = 250'

key plan

NORTH

LEGEND

CAPITAL ONE TOWER ROAD - FOUR  LANE
(WITHOUT PARKING)

CAPITAL ONE TOWER ROAD - FOUR  LANE
(WITH  PARKING)
SCALE:  NOT TO SCALE
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SCALE:  1" = 250'

key plan

NORTH

CAPITAL ONE DRIVE NORTH - TWO LANE (WITH PARKING)3

LEGEND

 (PRIVATE)
CAPITAL ONE DRIVE NORTH - FOUR LANE (WITHOUT PARKING)4  (PUBLIC)

AS NOTED

SCALE:  NOT TO SCALE SCALE:  NOT TO SCALE
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SCALE:  1" = 20'

CAPITAL ONE DRIVE SOUTH - TWO  LANE5

SCALE:  1" = 250'

key plan

NORTH

 (WITH PARKING) (PRIVATE)

LEGEND

SCALE:  1" = 20'

CAPITAL ONE DRIVE SOUTH - TWO  LANE5A  (WITH PARKING) (PUBLIC)

AS NOTED
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SCALE:  1" = 5'
6 CAPITAL ONE DRIVE NORTH & CAPITAL ONE

TOWER PLAZA -FOUR LANE (WITH PARKING)
SCALE:  1" = 5'
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Office
<1/8 mile

Office
>1/8 mile

Resid.
<1/8 mile

Resid.
>1/8 mile

Retail*
<1/8 mile

Retail*
>1/8 mile

Hotel
<1/8 mile

Hotel
>1/8 mile TOTALS

Block A
Existing Parking 58 58

Block B
Bldg. 3 940,550 SF 30,150 SF 970,700 SF

New Parking 1,643 1,643
New Loading 4 4

Block C
Existing Accessory 1,247 SF 1,247 SF

Existing Parking 0
New Parking 0

Block E
Existing Bldg. 505,500 SF 505,500 SF

Existing Parking 25 1,529 46 1,600
Existing Loading 5 5

New Parking 30

TOTALS

Existing FAR SF 1,247 SF 505,500 SF 0 SF 0 SF 0 SF 0 SF 0 SF 0 SF 0 SF 506,747 SF
Existing Parking 25 1,529 0 0 0 104 0 0 0 1,658
Existing Loading 0 5 0 0 0 0 0 0 0 5
Existing Parking

Ratio
(sports fields) 3.0:1000

New FAR SF 0 SF 940,550 SF 0 SF 0 SF 0 SF 30,150 SF 0 SF 0 SF 0 SF 970,700 SF
New Parking 30 1,643 0 0 0 0 0 0 0 1,673
New Loading 0 4 0 0 0 0 0 0 0 4

New Parking Ratio (sports fields) 1.7:1000 1.0:room

Total FAR SF 1,247 SF 1,446,050 SF 0 SF 0 SF 0 SF 30,150 SF 0 SF 0 SF 0 SF 1,477,447 SF
Total Parking 55 3,172 0 0 0 104 0 0 0 3,331
Total Loading 0 9 0 0 0 0 0 0 0 9
Parking Ratio (sports fields) 2.2:1000 *1:200

for 1 st  1000 +
4.1:1000

for remainder;
1 st  5000

exempt

1.0:room

*

Public Facility
<1/8 mile

Retail units occupying & served by a common block retail/parking plinth are calculated as one retail structure; i.e., retail use in Blocks A, B, C, D and E are calculated for the purposes of parking
ratios (exempted SF and initial 1,000 SF rate) as one retail parcel each. Parking ratios for the <1/8 and >1/8 mile rings are pro-rated in Blocks A and C based on the percentage of total parking in
each block within the respective rings.
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Office
<1/8 mile

Office
>1/8 mile

Resid.
<1/8 mile

Resid.
>1/8 mile

Retail*
<1/8 mile

Retail*
>1/8 mile

Hotel
<1/8 mile

Hotel
>1/8 mile TOTALS

Block A
Bldg. 1 2,700 SF 590,800 SF 10,345 SF 603,845 SF
Bldg. 2 6,789 SF 1,460 SF 63,366 SF 18,022 SF 89,637 SF

New Parking 4 1,331 max 25 100 69 31 1,560 max
New Loading 3 2 5

Block B
Bldg. 3 940,550 SF 30,150 SF 970,700 SF
Bldg. 4 325,374 SF 325,374 SF

New Parking 1,643 350 1,993
New Loading 4 3 7

Block C
Existing Accessory 1,247 SF 1,247 SF

New Parking 0

Block E
Bldg. 11 30,000 SF 0 SF*

Existing Bldg. 505,500 SF 505,500 SF
Existing Parking 1,529 1,529
Existing Loading 5 5

New Parking 35 35

TOTALS
Existing FAR SF 1,247 SF 505,500 SF 0 SF 0 SF 0 SF 0 SF 0 SF 0 SF 0 SF 506,747 SF
Existing Parking 0 1,529 0 0 0 0 0 0 0 1,529
Existing Loading 0 5 0 0 0 0 0 0 0 5
Existing Parking

Ratio
- 3:1000 - - - - - - -

New FAR SF 2,700 SF 1,531,350 SF 0 SF 0 SF 6,789 SF 41,955 SF 30,000 SF 63,366 SF 343,396 SF 1,989,556 SF*
New Parking 4 2,974 max 0 0 25 100 35 69 381 3,588 max
New Loading 0 7 0 0 0 0 0 2 3 12

New Parking Ratio 1.5:1000 1.9:1000 **1:200
for 1 st  1000 +

5.2:1000
for remainder;

1 st  5000
exempt

**1:200
for 1 st  1000 +

2.8:1000
for remainder;

1 st  5000
exempt

1.2:1000 0.9:room
(average room

554 SF)

1.0:room
(average room

554 SF)

Total FAR SF 3,947 SF 2,036,850 SF 0 SF 0 SF 6,789 SF 41,955 SF 30,000 SF 63,366 SF 343,396 SF 2,496,303 SF*

Total Parking 4 4,503 max 0 0 25 100 35 69 381 5,117 max
Total Loading 0 12 0 0 0 0 0 2 3 17

* Total GSF does not include 30,000 SF non-FAR Public Facility, for consistency with FAR tabulations
**

Public Facility
<1/8 mile

Retail units occupying & served by a common block retail/parking plinth are calculated as one retail structure; i.e., retail use in Blocks A, B, C, D and E are calculated for the purposes of parking
ratios (exempted SF and initial 1,000 SF rate) as one retail parcel each. Parking ratios for the <1/8 and >1/8 mile rings are pro-rated in Blocks A and C based on the percentage of total parking in
each block within the respective rings.
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Office
<1/8 mile

Office
>1/8 mile

Resid.
<1/8 mile

Resid.
>1/8 mile

Retail*
<1/8 mile

Retail*
>1/8 mile

Hotel
<1/8 mile

Hotel
>1/8 mile TOTALS

Block A
Bldg. 1 2,700 SF 590,800 SF 10,345 SF 603,845 SF
Bldg. 2 6,789 SF 1,460 SF 63,366 SF 18,022 SF 89,637 SF

New Park ing 4 1,331 max 25 100 69 31 1,560 max
New Loading 3 2 5

Block B
Bldg. 3 940,550 SF 30,150 SF 970,700 SF
Bldg. 4 325,374 SF 325,374 SF

New Park ing 1,643 350 1,993
New Loading 4 3 7

Block C
Existing Accessory 1,247 SF 1,247 SF

New Park ing 0

Block D
Bldg. 9 123,280 SF 3,829 SF 127,109 SF

Bldg. 10 459,623 SF 28,092 SF 487,715 SF
New Park ing 742 189 208 1,139
New Loading 4 1 5

Block E
Bldg. 11 30,000 SF 0 SF*

Existing Bldg. 505,500 SF 505,500 SF
Existing Park ing 1,529 1,529
Existing Loading 5 5

New Park ing 35 35

TOTALS
Existing FAR SF 1,247 SF 505,500 SF 0 SF 0 SF 0 SF 0 SF 0 SF 0 SF 0 SF 506,747 SF
Existing Park ing 0 1,529 0 0 0 0 0 0 0 1,529
Existing Loading 0 5 0 0 0 0 0 0 0 5
Existing Park ing

Ratio
- 3:1000 - - - - - - -

New FAR SF 462,323 SF 1,531,350 SF 123,280 SF 0 SF 38,710 SF 41,955 SF 30,000 SF 63,366 SF 343,396 SF 2,604,380 SF*
New Park ing 746 2,974 max 189 0 233 100 35 69 381 4,727 max
New Loading 4 7 1 0 0 0 0 2 3 17

New Park ing Ratio 1.6:1000 1.9:1000 1.5:unit
(average unit

1,000 SF)

**1:200
for 1 st  1000 +

7.5:1000
for remainder;

1 st  5000
exempt

**1:200
for 1 st  1000 +

2.8:1000
for remainder;

1 st  5000
exempt

1.2:1000 0.9:room
(average room

554 SF)

1.0:room
(average room

554 SF)

Total FAR SF 463,570 SF 2,036,850 SF 123,280 SF 0 SF 38,710 SF 41,955 SF 30,000 SF 63,366 SF 343,396 SF 3,111,127 SF*

Total Parking 746 4,503 max 189 0 233 100 35 69 381 6,256 max
Total Loading 4 12 1 0 0 0 0 2 3 22

* Total GSF does not include 30,000 SF non-FAR Public Facility, for consistency with FAR tabulations
**

Public Facility
<1/8 mile

Retail units occupying & served by a common block retail/parking plinth are calculated as one retail structure; i.e., retail use in Blocks A, B, C, D and E are calculated for the purposes of parking
ratios (exempted SF and initial 1,000 SF rate) as one retail parcel each. Parking ratios for the <1/8 and >1/8 mile rings are pro-rated in Blocks A and C based on the percentage of total parking in
each block within the respective rings.
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Office
<1/8 mile

Office
>1/8 mile

Resid.
<1/8 mile

Resid.
>1/8 mile

Retail*
<1/8 mile

Retail*
>1/8 mile

Hotel
<1/8 mile

Hotel
>1/8 mile TOTALS

Block A
Bldg. 1 2,700 SF 590,800 SF 10,345 SF 603,845 SF
Bldg. 2 6,789 SF 1,460 SF 63,366 SF 18,022 SF 89,637 SF

New Parking 4 1,331 max 25 100 69 31 1,560 max
New Loading 3 2 5

Block B
Bldg. 3 940,550 SF 30,150 SF 970,700 SF
Bldg. 4 325,374 SF 325,374 SF

New Parking 1,643 350 1,993
New Loading 4 3 7

Block C
Bldg. 6 462,506 SF 37,063 SF 29,273 SF 1,397 SF 530,239 SF
Bldg. 7 109,042 SF 163,458 SF 4,256 SF 720 SF 277,476 SF
Bldg. 8 356,479 SF 12,470 SF 368,949 SF

New Parking 893 231 28 13 1,165
New Loading 3 1 4

Block D
Bldg. 9 123,280 SF 3,829 SF 127,109 SF

Bldg. 10 459,623 SF 28,092 SF 487,715 SF
New Parking 742 236 161 1,139
New Loading 4 1 5

Block E
Bldg. 11 30,000 SF 0 SF*

Existing Bldg. 505,500 SF 505,500 SF
Existing Park ing 1,529 1,529
Existing Loading 5 5

New Parking 35 35

TOTALS
Existing FAR SF 0 SF 505,500 SF 0 SF 0 SF 0 SF 0 SF 0 SF 0 SF 0 SF 505,500 SF
Existing Park ing 0 1,529 0 0 0 0 0 0 0 1,529
Existing Loading 0 5 0 0 0 0 0 0 0 5
Existing Park ing

Ratio
- 3:1000 - - - - - - -

New FAR SF 462,323 SF 1,531,350 SF 1,051,307 SF 200,521 SF 84,709 SF 44,072 SF 30,000 SF 63,366 SF 343,396 SF 3,781,044 SF*
New Parking 746 2,974 max 1,129 231 214 113 35 69 381 5,892 max
New Loading 4 7 4 0 1 0 0 2 3 21
New Parking

Ratio
1.6:1000 2.0:1000 1.1:unit

(average unit
1,000 SF)

1.2:unit
(average unit

1,000 SF)

**1:200
for 1 st  1000 +

2.9:1000
for remainder;

1 st  5000
exempt

**1:200
for 1 st  1000 +

3.1:1000
for remainder;

1 st  5000
exempt

1.2:1000 0.9:room
(average room

554 SF)

1.0:room
(average room

554 SF)

Total FAR SF 462,323 SF 2,036,850 SF 1,051,307 SF 200,521 SF 84,709 SF 44,072 SF 30,000 SF 63,366 SF 343,396 SF 4,286,544 SF*

Total Parking 746 4,503 max 1,129 231 214 113 35 69 381 7,421 max
Total Loading 4 12 4 0 1 0 0 2 3 26

* Total GSF does not include 30,000 SF non-FAR Public Facility, for consistency with FAR tabulations
**

Public Facility
>1/8 mile

Retail units occupying & served by a common block retail/parking plinth are calculated as one retail structure; i.e., retail use in Blocks A, B, C, D and E are calculated for the purposes of parking
ratios (exempted SF and initial 1,000 SF rate) as one retail parcel each. Parking ratios for the <1/8 and >1/8 mile rings are pro-rated in Blocks A and C based on the percentage of total parking in
each block within the respective rings.
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Office
<1/8 mile

Office
>1/8 mile

Resid.
<1/8 mile

Resid.
>1/8 mile

Retail*
<1/8 mile

Retail*
>1/8 mile

Hotel
<1/8 mile

Hotel
>1/8 mile TOTALS

Block A
Bldg. 1 2,700 SF 590,800 SF 10,345 SF 603,845 SF
Bldg. 2 6,789 SF 1,460 SF 63,366 SF 18,022 SF 89,637 SF

New Parking 4 1,331 max 25 100 69 31 1,560 max
New Loading 3 2 5

Block B
Bldg. 3 940,550 SF 30,150 SF 970,700 SF
Bldg. 4 325,374 SF 325,374 SF

New Parking 1,643 350 1,993
New Loading 4 3 7

Block C
Bldg. 6 462,506 SF 37,063 SF 29,273 SF 1,397 SF 530,239 SF
Bldg. 7 109,042 SF 163,458 SF 4,256 SF 720 SF 277,476 SF
Bldg. 8 356,479 SF 12,470 SF 368,949 SF

New Parking 893 231 28 13 1,165
New Loading 3 1 4

Block D
Bldg. 9 123,280 SF 3,829 SF 127,109 SF

Bldg. 10 459,623 SF 28,092 SF 487,715 SF
New Parking 742 236 161 1,139
New Loading 4 1 5

Block E
Bldg. 11 152,842 SF 77,632 SF 30,000 SF 230,474 SF*
Bldg. 12 452,505 SF 452,505 SF

Existing Bldg. 505,500 SF 505,500 SF
New Parking 238 1,378 12 35 1,663
New Loading 1 5 1 7

Existing Loading 5 5

TOTALS

FAR SF 615,165 SF 2,566,987 SF 1,051,307 SF 200,521 SF 84,709 SF 44,072 SF 30,000 SF 63,366 SF 343,396 SF 4,969,523 SF*
Total Parking 984 4,352 1,129 231 214 125 35 69 381 7,520
Total Loading 5 17 4 0 1 0 1 2 3 33
Parking Ratio 1.6:1000 1.7:1000 1.1:unit

(average
unit  1,000

SF)

1.2:unit
(average

unit 1,000
SF)

**1:200
for 1 st  1000

+
2.9:1000

for
remainder;

st

**1:200
for 1 st

1000 +
3.4:1000

for
remainder;

st

1.2:1000 1.0:room 1.0:room

* Total GSF does not include 30,000 SF non-FAR Public Facility, for consistency with FAR tabulations
**

Parking Blk A 1,275 SF 629,233 SF 72,675 SF 46325 SF 28,000 SF 8,400 SF 785,908 SF

Parking Blk B 676,800 SF 158,000 SF 834,800 SF

Parking Blk C 379,525 SF 126,194 SF 505,719 SF

Parking Blk D 365,462 SF 57,160 SF 105,768 SF 528,390 SF

Parking Blk E 257,233 SF 466,165 SF 14,875 738,273 SF

Total Park ing SF 623,970 SF 1,772,198 SF 436,685 SF 126,194 SF 178,443 SF 46,325 SF 14,875 SF 28,000 SF 166,400 SF 3,393,090 SF

Gross SF 1,239,135 SF 4,339,185 SF 1,487,992 SF 326,715 SF 263,152 SF 90,397 SF 44,875 SF 91,366 SF 509,796 SF 8,392,613 SF

Public
Facility

<1/8 mile

Retail units occupying & served by a common block retail/parking plinth are calculated as one retail structure; i.e., retail use in Blocks A, B, C, D and E are
calculated for the purposes of parking ratios (exempted SF and initial 1,000 SF rate) as one retail parcel each. Parking ratios for the <1/8 and >1/8 mile rings are pro-
rated in Blocks A and C based on the percentage of total parking in each block within the respective rings.
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VIEW FROM METRO CAR TO METRO PARK

VIEW OF RETAIL STREETSCAPE

PERSPECTIVE VIEWS ARE PROVIDED TO
ILLUSTRATE THE GENERAL CHARACTER, SCALE,
BUILDING MASSING, GENERAL
LANDSCAPE/STREETSCAPE TREATMENT AND
MATERIAL QUALITY LEVEL OF THE DEVELOPMENT.
OTHER DETAILS OF BUILDING AND LANDSCAPE
DESIGN SHOWN HERE THAT HAVE NOT BEEN
ESTABLISHED ELSEWHERE IN THIS CONCEPTUAL
DEVELOPMENT PLAN AMENDMENT ARE SUBJECT
TO CHANGE IN FINAL DEVELOPMENT PLANS,
PROVIDED THEY ARE DETERMINED TO BE IN
SUBSTANTIAL CONFORMANCE WITH THIS CDPA
AND PROFFERS.

Not  to  Scale

Not  to  Scale

BIRDS EYE VIEW
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SITE SECTIONS ARE PROVIDED TO ESTABLISH THE
SCALE, MASSING, BUILDING HEIGHTS, USE
CONFIGURATION AND DIMENSIONAL RELATIONSHIPS
BETWEEN THE BUILDINGS, LANDSCAPE FEATURES,
METRO FACILITIES, STREETS AND ADJACENT
LANDFORMS. OTHER DETAILS OF SITE DEVELOPMENT
SHOWN HERE THAT HAVE NOT BEEN ESTABLISHED
ELSEWHERE IN THIS CONCEPTUAL DEVELOPMENT
PLAN AMENDMENT ARE SUBJECT TO CHANGE IN
FINAL DEVELOPMENT PLANS, PROVIDED THEY ARE
DETERMINED TO BE IN SUBSTANTIAL CONFORMANCE
WITH THIS CDPA AND PROFFERS.

SECTION C-C

SECTION A-A

SECTION B-B
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SITE SECTIONS ARE PROVIDED TO ESTABLISH THE
SCALE, MASSING, BUILDING HEIGHTS, USE
CONFIGURATION AND DIMENSIONAL RELATIONSHIPS
BETWEEN THE BUILDINGS, LANDSCAPE FEATURES,
METRO FACILITIES, STREETS AND ADJACENT
LANDFORMS. OTHER DETAILS OF SITE DEVELOPMENT
SHOWN HERE THAT HAVE NOT BEEN ESTABLISHED
ELSEWHERE IN THIS CONCEPTUAL DEVELOPMENT PLAN
AMENDMENT ARE SUBJECT TO CHANGE IN FINAL
DEVELOPMENT PLANS, PROVIDED THEY ARE
DETERMINED TO BE IN SUBSTANTIAL CONFORMANCE
WITH THIS CDPA AND PROFFERS.
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SITE SECTIONS ARE PROVIDED TO ESTABLISH THE
SCALE, MASSING, BUILDING HEIGHTS, USE
CONFIGURATION AND DIMENSIONAL RELATIONSHIPS
BETWEEN THE BUILDINGS, LANDSCAPE FEATURES,
METRO FACILITIES, STREETS AND ADJACENT
LANDFORMS. OTHER DETAILS OF SITE DEVELOPMENT
SHOWN HERE THAT HAVE NOT BEEN ESTABLISHED
ELSEWHERE IN THIS CONCEPTUAL DEVELOPMENT PLAN
AMENDMENT ARE SUBJECT TO CHANGE IN FINAL
DEVELOPMENT PLANS, PROVIDED THEY ARE
DETERMINED TO BE IN SUBSTANTIAL CONFORMANCE
WITH THIS CDPA AND PROFFERS.
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PFM - ADEQUATE OUTFALL ANALYSIS

QW2

(cfs)
VW2

(cf)
QW10

(cfs)
VW10

(cf)

Green Roof
- CN=65

(ac)

Impervious
Area -
CN=98

Pervious
Area -
CN=80

Weighted
CN

VP1

(cf)
QP2

(cfs)
VP2

(cf)
QP10

(cfs)
VP10

(cf)
QA1

(cfs)
QA2

(cfs)
QA10

(cfs)
Footprint

(sf)
Equivalent
Depth (ft)

Provided
Detention

Volume (cf)
A1 Storage Vault 0.67 1.51 3,039 3.45 7,001 0.26 0.41 0.00 85 3,360 2.17 4,408 4.25 8,912 0.08 1.04 2.71 3,595 460 8.0 3,680
A2 Storage Vault 0.45 1.02 2,041 2.32 4,702 0.18 0.27 0.00 85 2,257 1.45 2,961 2.85 5,986 0.05 0.70 1.82 2,415 550 8.0 4,400
A3 Storage Vault 0.38 0.86 1,724 1.95 3,970 0.15 0.23 0.00 85 1,906 1.23 2,500 2.41 5,055 0.04 0.59 1.53 2,051 666 8.0 5,328
A4 Bioretention with Storage 0.21 0.47 953 1.08 2,194 0.00 0.19 0.02 96 1,774 0.96 2,161 1.59 3,719 0.04 0.21 0.64 2,276 833 4.0 3,332
A5 Bioretention with Storage 0.25 0.56 1,134 1.29 2,612 0.00 0.22 0.03 96 2,112 1.14 2,573 1.90 4,428 0.05 0.25 0.76 2,714 818 4.0 3,272
A6 Bioretention with Storage 0.16 0.36 726 0.82 1,672 0.00 0.14 0.02 95 1,292 0.71 1,584 1.20 2,766 0.03 0.17 0.50 1,659 832 4.0 3,328
A7 Bioretention with Storage 0.17 0.38 771 0.87 1,776 0.00 0.15 0.02 95 1,373 0.76 1,683 1.28 2,939 0.03 0.17 0.53 1,765 879 4.0 3,516
A8 Bioretention with Storage 0.44 0.99 1,996 2.26 4,597 0.00 0.40 0.04 96 3,718 2.00 4,528 3.34 7,793 0.09 0.44 1.33 4,846 1,620 4.0 6,480
B1 Storage Vault 2.01 4.54 9,118 10.34 21,002 0.81 1.20 0.00 85 10,081 6.50 13,225 12.74 26,737 0.23 3.13 8.12 10,802 1,180 18.0 21,240
B2 Storage Vault 1.51 3.41 6,850 7.77 15,777 0.60 0.91 0.00 85 7,573 4.88 9,935 9.57 20,086 0.18 2.35 6.10 8,115 625 19.5 12,188
B3 Bioretention with Storage 0.59 1.33 2,676 3.04 6,165 0.00 0.43 0.16 94 4,552 2.57 5,618 4.38 9,951 0.11 0.63 1.88 5,859 1,175 5.5 6,463
B4 Bioretention with Storage 0.86 1.94 3,901 4.42 8,986 0.00 0.72 0.14 95 6,945 3.84 8,515 6.46 14,866 0.16 0.89 2.67 8,953 1,497 6.5 9,731
C1 Storage Vault 2.68 6.05 12,157 13.78 28,002 1.07 1.61 0.00 85 13,441 8.66 17,633 16.99 35,649 0.31 4.17 10.82 14,414 850 18.0 15,300
C2 Storage Vault 0.56 1.26 2,540 2.88 5,851 0.22 0.34 0.00 85 2,809 1.81 3,685 3.55 7,449 0.07 0.87 2.26 3,013 440 8.0 3,520
C3 Bioretention with Storage 0.49 1.11 2,223 2.52 5,120 0.00 0.44 0.05 96 4,140 2.23 5,043 3.72 8,679 0.10 0.49 1.49 5,318 1,916 4.0 7,664
C4 Bioretention with Storage 0.47 1.06 2,132 2.42 4,911 0.00 0.42 0.05 96 3,971 2.14 4,837 3.57 8,324 0.09 0.47 1.43 5,100 1,803 4.0 7,212
C5 Bioretention with Storage 0.23 0.52 1,043 1.18 2,403 0.00 0.21 0.02 96 1,943 1.05 2,367 1.75 4,074 0.04 0.23 0.70 2,495 1,118 4.0 4,472
C6 Bioretention with Storage 0.30 0.68 1,361 1.54 3,135 0.00 0.28 0.02 97 2,652 1.39 3,208 2.29 5,443 0.06 0.29 0.89 3,431 935 4.0 3,740
D1 Storage Vault 3.18 7.18 14,425 16.36 33,226 0.75 1.61 0.82 86 16,769 10.68 21,845 20.61 43,498 0.39 4.74 12.50 18,659 1,570 12.0 18,840
D2 Bioretention with Storage 0.20 0.45 907 1.03 2,090 0.00 0.18 0.02 96 1,690 0.91 2,058 1.52 3,542 0.04 0.20 0.61 2,167 737 4.0 2,948
D3 Bioretention with Storage 0.20 0.45 907 1.03 2,090 0.00 0.18 0.02 96 1,690 0.91 2,058 1.52 3,542 0.04 0.20 0.61 2,167 850 4.0 3,400
D4 Bioretention with Storage 0.16 0.36 726 0.82 1,672 0.00 0.14 0.02 96 1,352 0.73 1,647 1.21 2,834 0.03 0.16 0.48 1,770 883 4.0 3,532
D5 Bioretention with Storage 0.27 0.61 1,225 1.39 2,821 0.00 0.25 0.02 97 2,387 1.25 2,887 2.06 4,898 0.06 0.26 0.80 3,090 967 4.0 3,868
E1 Storage Vault 1.60 3.61 7,258 8.23 16,718 0.63 0.97 0.00 85 8,024 5.17 10,527 10.14 21,283 0.19 2.49 6.46 8,605 513 18.0 9,234
E2 Storage Vault 2.53 5.71 11,477 13.01 26,435 0.51 1.84 0.18 90 16,202 9.80 20,539 17.73 38,541 0.38 3.19 8.92 20,294 1,272 18.0 22,896
E3 Storage Vault 3.04 6.86 13,790 15.64 31,764 0.26 2.44 0.34 93 22,400 12.90 27,833 22.30 50,009 0.52 3.40 9.93 28,745 2,635 12.0 31,620
E5 Bioretention with Storage 0.27 0.61 1,225 1.39 2,821 0.00 0.25 0.02 97 2,387 1.25 2,887 2.06 4,898 0.06 0.26 0.80 3,090 818 4.0 3,272
E6 Bioretention with Storage 0.20 0.45 907 1.03 2,090 0.00 0.18 0.02 96 1,690 0.91 2,058 1.52 3,542 0.04 0.20 0.61 2,167 805 4.0 3,220
E7 Bioretention with Storage 0.27 0.61 1,225 1.39 2,821 0.00 0.24 0.03 96 2,281 1.23 2,779 2.05 4,782 0.05 0.27 0.82 2,933 1,166 4.0 4,664
E8 Bioretention with Storage 0.21 0.47 953 1.08 2,194 0.00 0.19 0.02 96 1,774 0.96 2,161 1.59 3,719 0.04 0.21 0.64 2,276 742 4.0 2,968
F1 Stormfilter (or Equivalent) 0.69 1.56 3,130 3.55 7,210 0.00 0.46 0.23 92 4,854 2.85 6,072 4.99 11,067 0.11 0.80 2.31 6,197 0

Total 25.24 56.97 114,540 129.87 263,828 5.44 17.50 2.31 89 159,399 95.03 201,815 173.15 379,011 3.69 33.45 91.67 190,981 31,155 7.55 235,327

* QA1 = 2*VP1/24/60/60,      QA2 = QW2*VW2/VP2,       QA10 = QW10*VW10/VP10

Facility Sizing
Required
Detention

Volume (cf)

Drainage Area /
Facility ID

Facility Type
Drainage
Area (ac)

Wooded Condition - CN=77, Tc=5min *Allowable Release RateProposed Condition without Detention - Tc=5min
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PFM - STORMWATER QUALITY CONTROL (BMP)

BMP Type
Area

A1
(ac)

Runoff
Coefficient

C1

Removal
Efficiency

E1

Removal
R1=A1XC1XE1

BMP Type
Area
A2

(ac)

Impervious
Area - C=0.9

(ac)

Pervious
Area - C=0.3

(ac)

Runoff
Coefficient

C2

Removal
Efficiency

E2

Removal
R2=A2XC2XE2

A1 0.67 Green Roof 0.26 0.90 40% 0.09 Rainwater Harvesting 0.41 0.41 0.00 0.90 90% 0.33 0.43
A2 0.45 Green Roof 0.18 0.90 40% 0.06 Rainwater Harvesting 0.27 0.27 0.00 0.89 90% 0.22 0.28
A3 0.38 Green Roof 0.15 0.90 40% 0.05 Rainwater Harvesting 0.23 0.23 0.00 0.90 90% 0.19 0.24
A4 0.21 Bioretention 0.21 0.19 0.02 0.83 65% 0.12 0.12
A5 0.25 Bioretention 0.25 0.22 0.03 0.84 65% 0.13 0.13
A6 0.16 Bioretention 0.16 0.14 0.02 0.81 65% 0.09 0.09
A7 0.17 Bioretention 0.17 0.15 0.02 0.81 65% 0.09 0.09
A8 0.44 Bioretention 0.44 0.40 0.04 0.84 65% 0.24 0.24
B1 2.01 Green Roof 0.81 0.90 40% 0.29 Rainwater Harvesting 1.20 1.20 0.00 0.90 90% 0.97 1.26
B2 1.51 Green Roof 0.60 0.90 40% 0.22 Rainwater Harvesting 0.91 0.91 0.00 0.90 90% 0.74 0.95
B3 0.59 Bioretention 0.59 0.43 0.16 0.74 65% 0.28 0.28
B4 0.86 Bioretention 0.86 0.49 0.37 0.64 65% 0.36 0.36
C1 2.68 Green Roof 1.07 0.90 40% 0.39 Bioretention 1.61 1.61 0.00 0.90 65% 0.94 1.33
C2 0.56 Green Roof 0.22 0.90 40% 0.08 None 0.34 0.34 0.00 0.90 0% 0.00 0.08
C3 0.49 Bioretention 0.49 0.44 0.05 0.84 65% 0.27 0.27
C4 0.47 Bioretention 0.47 0.42 0.05 0.84 65% 0.25 0.25
C5 0.23 Bioretention 0.23 0.21 0.02 0.84 65% 0.13 0.13
C6 0.30 Bioretention 0.30 0.28 0.02 0.87 65% 0.17 0.17

D1-a 1.88 Green Roof 0.75 0.90 40% 0.27 Rainwater Harvesting 1.13 1.13 0.00 0.90 90% 0.92 1.19
D1-b 0.76 Bioretention 0.76 0.48 0.28 0.68 65% 0.33 0.33
D1-c 0.54 Natural Open Space 0.54 0.00 0.54 0.30 100% 0.16 0.16
D2 0.20 Bioretention 0.20 0.18 0.02 0.84 65% 0.11 0.11
D3 0.20 Bioretention 0.20 0.18 0.02 0.84 65% 0.11 0.11
D4 0.16 Bioretention 0.16 0.14 0.02 0.83 65% 0.09 0.09
D5 0.27 Bioretention 0.27 0.25 0.02 0.85 65% 0.15 0.15
E1 1.60 Green Roof 0.63 0.90 40% 0.23 Rainwater Harvesting 0.97 0.97 0.00 0.90 90% 0.78 1.01

E2-a 1.25 Green Roof 0.51 0.90 40% 0.18 Rainwater Harvesting 0.74 0.74 0.00 0.90 90% 0.60 0.78
E2-b 1.27 None 1.27 1.10 0.17 0.82 0% 0.00 0.00
E3-a 0.34 Green Roof 0.26 0.90 40% 0.09 None 0.08 0.08 0.00 0.90 0% 0.00 0.09
E3-b 2.70 None 2.70 2.36 0.34 0.82 0% 0.00 0.00
E5 0.27 Bioretention 0.27 0.25 0.02 0.86 65% 0.15 0.15
E6 0.20 Bioretention 0.20 0.18 0.02 0.85 65% 0.11 0.11
E7 0.27 Bioretention 0.27 0.24 0.03 0.83 65% 0.15 0.15
E8 0.21 Bioretention 0.21 0.19 0.02 0.84 65% 0.12 0.12
F1 0.69 Stormfilter or Equivalent 0.69 0.46 0.23 0.70 50% 0.24 0.24

Total 25.24 Green Roof 5.44 0.90 40.0% 1.96 19.80 17.27 2.53 0.82 9.53 11.49

Total
Removal
R=R1+R2

BMP #1 BMP #2

Drainage Area
Drainage

Area A
(ac)

BMP Compliance
Total Area A= 25.24 ac
Runoff Coefficient C = 0.84
Total Removal R = 11.49
Removal Efficiency = R / (A X C) = 54% > 40%
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Site Name:
Description:
Post-Development Land Cover

data input cells highlighted in yellow

Drainage Area A Land Cover Type *
HSG A
soils

HSG B
Soils

HSG C
Soils

HSG D
Soils

HSG A soils HSG B Soils HSG C Soils HSG D Soils Totals

Forest / Preserved Open Space - Undisturbed,
protected forest and open space or reforested land 0.02 0.03 0.04 0.05

0.54 0.54 Managed Turf 0.15 0.20 0.22 0.25
1.49 1.49 Impervious Cover 0.95 0.95 0.95 0.95
19.69 19.69
Total 21.72

Land Cover Summary
Drainage Area B Forest / Preserved Open Space (ac) 0.54

HSG A soils HSG B Soils HSG C Soils HSG D Soils Totals Weighted Rv (forest) 0.05
0.00 % Forest 2%

Managed Turf (acres) 0.00 Managed Turf (acres) 1.49
Impervious Cover (acres) 0.00 Weighted Rv (turf) 0.25

Total 0.00 % Managed Turf 7%

Drainage Area C Impervious Cover (acres) 19.69
HSG A soils HSG B Soils HSG C Soils HSG D Soils Totals Rv (impervious) 0.95

0.00 % Impervious 91%
Managed Turf (acres) 0.00 Total Site Area (acres) 21.72
Impervious Cover (acres) 0.00 Site Rv 0.88

Total 0.00 Rainfall / Runoff Summary
Target Rainfall to Retain Onsite (inches) 1.0

Drainage Area D 1-inch Rainfall Volume for entire site (cf) 78,844
HSG A soils HSG B Soils HSG C Soils HSG D Soils Totals Volume Not Converted to Runoff (cf) 9,492

0.00 1-inch Runoff Volume for entire site (cf) 69,351
Managed Turf (acres) 0.00 Runoff Reduction Summary
Impervious Cover (acres) 0.00 Target Runoff Reduction Volume (cf) 69,351

Total 0.00 Runoff Reduction Volume Achieved (cf) 69,138
Total Runoff Volume Retained (cf) 78,630

Drainage Area E Total Area of Site Captured in a BMP (acres) 21.05
HSG A soils HSG B Soils HSG C Soils HSG D Soils Totals

0.00
Managed Turf (acres) 0.00 Total Site Area Captured by a BMP (%) 97%
Impervious Cover (acres) 0.00

Total 0.00

Conformance with Comprehensive Plan Goal

Rainfall Depth Retained Onsite (inch) 1.00

Land Cover Type

Land Cover Type

Land Cover Type

Land Cover Type

Land Cover Type

Forest / Preserved Open Space - Undisturbed,
protected forest and open space or reforested land

Forest / Preserved Open Space - Undisturbed,
protected forest and open space or reforested land

Forest / Preserved Open Space - Undisturbed,
protected forest and open space or reforested land

Forest / Preserved Open Space - Undisturbed,
protected forest and open space or reforested land

Managed Turf (acres)
Impervious Cover (acres)

Tysons Corner Comprehensive Plan Stormwater Conformance Spreadsheet - Beta Version 4-18-2012

Rv Coefficients

* See the instructions tab for a definition of each land cover type.

Forest / Preserved Open Space - Undisturbed,
protected forest and open space or reforested land

Capital One - CDPA
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Runoff Reduction Credit for Rainwater Harvesting

Design Rainfall
for RWH

Max Volume
Captured by Cistern

Lowest Monthly
Demand (January)

Avg Daily Drawdown in
Lowest Demand Month

Footprint Height
Runoff Reduction

Volume
(ac) (sf) (in) (cf) (gallons) (gallons) (sf) (ft) (cf) (gallons) (cf)

A1 0.41 17,860 1.2 1,753 549 9.0 4,941 36,959
A2 0.27 11,761 1.2 1,155 390 9.0 3,510 26,255
A3 0.23 10,019 1.2 984 470 9.0 4,230 31,640

SubTotal 0.91 39,640 3,891 1,409 12,681 94,854
B1 1.20 52,272 1.2 5,131 #3 435,710 14,055 2,400 19.0 45,600 341,000 95% 4,875
B2 0.91 39,640 1.2 3,891 #4 233,225 7,523 1,130 19.5 22,035 165,000 95% 3,697

D D1 1.13 49,223 1.2 4,832 #10 306,316 9,881 1,760 13.0 22,880 171,000 95% 4,590
E1 0.97 42,253 1.2 4,148 #12 363,349 11,721 640 19.0 12,160 91,000 95% 3,940
E2 0.78 33,977 1.2 3,335 #11 209,144 6,747 565 19.0 10,735 80,000 95% 3,169

5.90 257,004 25,229 1,882,325 60,720 7,904 126,091 942,854 23,968
*The runoff reduction credit is calculated using Tysons Stormwater Compliance Spreadsheet Beta 2012_0418.

95% 3,697

*Runoff Reduction Credit

Estimated
% Credit

B

E

Total

Building
# Served

Volume

A #1 334,582 10,793

Block
Cistern

ID

Demand Cistern Volume
Rainwater Collect

Area

Supply

Cooling Tower Makeup Water Demand Estimation

Total GSF
Cooling

Tower Size
Chiller

Chiller
Energy

Annual Water
Demand

Jan Feb March April May June July August Sept Oct Nov Dec

(sf) (Tons) (Tons) (kWh/YR) (Gallons) (Gallons) (Gallons) (Gallons) (Gallons) (Gallons) (Gallons) (Gallons) (Gallons) (Gallons) (Gallons) (Gallons) (Gallons)
#1 21 Office 518,836 2,850 2,680 2,273,108 6,387,715 334,582 382,634 511,549 469,821 653,286 670,845 676,199 705,659 611,566 551,498 474,522 345,553

Retail 8,345
#3 10 Office 860,000 3,711 3,490 2,960,153 8,318,396 435,710 498,285 666,165 611,824 850,741 873,608 880,579 918,943 796,411 718,188 617,946 449,996

Retail 25,000
#4 15 Hotel 325,374 1,987 1,868 1,584,496 4,452,630 233,225 266,720 356,581 327,494 455,380 467,621 471,352 491,888 426,299 384,428 330,771 240,872

Retail 6,775
#10 22 Office 459,623 2,609 2,454 2,081,071 5,848,068 306,316 350,309 468,333 430,130 598,095 614,171 619,072 646,043 559,899 504,906 434,433 316,360

Retail 28,092
#11 19 Office 290,468 1,782 1,675 1,420,898 3,992,901 209,144 239,181 319,765 293,681 408,363 419,339 422,685 441,101 382,284 344,736 296,619 216,002

Pub. Facil. 30,000
#12 21 Office 545,320 3,095 2,910 2,468,541 6,936,907 363,349 415,532 555,531 510,215 709,453 728,522 734,336 766,329 664,146 598,914 515,320 375,263

TOTALS 3,097,833 16,034 15,077 12,788,266 35,936,616 1,882,326 2,152,660 2,877,924 2,643,166 3,675,317 3,774,107 3,804,222 3,969,962 3,440,604 3,102,670 2,669,611 1,944,046

# of
floors

Building # Area Use

Area
(ac)

Impervious Area
including Green

Roof Rv=0.95 (ac)

Turf Area -
Rv=0.25

(ac)

Natural
Open Space -
Rv=0.05 (ac)

Runoff
Volume from
1" Rainfall (cf)

Green
Roof

Bioretention
Rainwater
Harvesting
(Cistern)

Green Roof -
Rv=0.95 (ac)

Generated
Runoff

Volume (cf)

Runoff
Reduction by

Green Roof (cf)

Reduction
Contribution
Percentage

Drainage Area
Generated Runoff

Volume (cf)

Runoff Reduction
By Upstream

Green Roof (cf)

Runoff Volume
to Bioretention

(cf)

Runoff
Reduction by

Bioretention (cf)

Reduction
Contribution
Percentage

Rainwater Collect
Area (ac)

Design
Rainfall for

RWH (in)

Runoff Volume to Rainwater
Harvesting (Cistern) from

Design Rainfall  (cf)

*Runoff Reduction
Volume Credit

Runoff Reduction by
Rainwater Harvesting

(Cistern) (cf)

Reduction
Contribution
Percentage

Total Runoff
Reduction

Volume (cf)

Reduction
Percentage

A1 0.67 0.67 0.00 2,310 √ √ 0.26 897 897 39% 0 0 0 0 0% 0.41 1.2 1,753 95% 1,666 72% 2,562 111%
A2 0.45 0.45 0.00 1,552 √ √ 0.18 621 621 40% 0 0 0 0 0% 0.27 1.2 1,155 95% 1,097 71% 1,718 111%
A3 0.38 0.38 0.00 1,310 √ √ 0.15 517 517 39% 0 0 0 0 0% 0.23 1.2 984 95% 934 71% 1,452 111%
A4 0.21 0.19 0.02 673 √ 0.00 0 0 0% 673 0 673 673 100% 0.00 1.2 0 0% 0 0% 673 100%
A5 0.25 0.22 0.03 786 √ 0.00 0 0 0% 786 0 786 786 100% 0.00 1.2 0 0% 0 0% 786 100%
A6 0.16 0.14 0.02 501 √ 0.00 0 0 0% 501 0 501 501 100% 0.00 1.2 0 0% 0 0% 501 100%
A7 0.17 0.15 0.02 535 √ 0.00 0 0 0% 535 0 535 535 100% 0.00 1.2 0 0% 0 0% 535 100%
A8 0.44 0.40 0.04 1,416 √ 0.00 0 0 0% 1,416 0 1,416 1,416 100% 0.00 1.2 0 0% 0 0% 1,416 100%

9,084 9,643 106%

B1 2.01 2.01 0.00 6,931 √ √ 0.81 2,793 2,793 40% 0 0 0 0 0% 1.20 1.2 5,131 95% 4,875 70% 7,668 111%
B2 1.51 1.51 0.00 5,207 √ √ 0.60 2,069 2,069 40% 0 0 0 0 0% 0.91 1.2 3,891 95% 3,697 71% 5,766 111%
B3 0.59 0.43 0.16 1,628 √ 0.00 0 0 0% 1,628 0 1,628 1,628 100% 0.00 1.2 0 0% 0 0% 1,628 100%
B4 0.86 0.72 0.14 2,610 √ 0.00 0 0 0% 2,610 0 2,610 2,610 100% 0.00 1.2 0 0% 0 0% 2,610 100%

16,377 17,672 108%

C1 2.68 2.68 0.00 9,242 √ √ 1.07 3,690 3,690 40% 9,242 3,690 5,552 5,552 60% 0.00 1.2 0 0% 0 0% 9,242 100%
C2 0.56 0.56 0.00 1,931 √ √ 0.22 759 759 39% 1,931 759 1,172 1,172 61% 0.00 1.2 0 0% 0 0% 1,931 100%
C3 0.49 0.44 0.05 1,563 √ 0.00 0 0 0% 1,563 0 1,563 1,563 100% 0.00 1.2 0 0% 0 0% 1,563 100%
C4 0.47 0.42 0.05 1,494 √ 0.00 0 0 0% 1,494 0 1,494 1,494 100% 0.00 1.2 0 0% 0 0% 1,494 100%
C5 0.23 0.21 0.02 742 √ 0.00 0 0 0% 742 0 742 742 100% 0.00 1.2 0 0% 0 0% 742 100%
C6 0.30 0.28 0.02 984 √ 0.00 0 0 0% 984 0 984 984 100% 0.00 1.2 0 0% 0 0% 984 100%

15,956 15,956 100%

D1-a 1.88 1.88 0.00 6,483 √ √ 0.75 2,586 2,586 40% 0 0 0 0 0% 1.13 1.2 4,832 95% 4,590 71% 7,177 111%
D1-b 0.76 0.48 0.28 1,909 √ 0.00 0 0 0% 1,909 0 1,909 1,909 100% 0.00 1.2 0 0% 0 0% 1,909 100%
D1-c 0.54 0.00 0.00 0.54 98 0.00 0 0 0% 0 0 0 0 0% 0.00 1.2 0 0% 0 0% 0 0%
D2 0.20 0.18 0.02 639 √ 0.00 0 0 0% 639 0 639 639 100% 0.00 1.2 0 0% 0 0% 639 100%
D3 0.20 0.18 0.02 639 √ 0.00 0 0 0% 639 0 639 639 100% 0.00 1.2 0 0% 0 0% 639 100%
D4 0.16 0.14 0.02 501 √ 0.00 0 0 0% 501 0 501 501 100% 0.00 1.2 0 0% 0 0% 501 100%
D5 0.27 0.25 0.02 880 √ 0.00 0 0 0% 880 0 880 880 100% 0.00 1.2 0 0% 0 0% 880 100%

11,150 11,745 105%

E1 1.60 1.60 0.00 5,518 √ √ 0.63 2,173 2,173 39% 0 0 0 0 0% 0.97 1.2 4,148 95% 3,940 71% 6,113 111%
E2-a 1.30 1.30 0.00 4,483 √ √ 0.52 1,793 1,793 40% 0 0 0 0 0% 0.78 1.2 3,335 95% 3,169 71% 4,962 111%
E3-c 0.74 0.50 0.24 1,942 0.00 0 0 0% 0 0 0 0 0% 0.00 1.2 0 0% 0 0% 0 0%
E5 0.27 0.25 0.02 880 √ 0.00 0 0 0% 880 0 880 880 100% 0.00 1.2 0 0% 0 0% 880 100%
E6 0.20 0.18 0.02 639 √ 0.00 0 0 0% 639 0 639 639 100% 0.00 1.2 0 0% 0 0% 639 100%
E7 0.27 0.24 0.03 855 √ 0.00 0 0 0% 855 0 855 855 100% 0.00 1.2 0 0% 0 0% 855 100%
E8 0.21 0.19 0.02 673 √ 0.00 0 0 0% 673 0 673 673 100% 0.00 1.2 0 0% 0 0% 673 100%

14,990 14,122 94%

F1 0.69 0.46 0.23 1,795 0.00 0 0 0% 0 0 0 0 0% 0.00 1.2 0 0% 0 0% 0 0%

1,795 0 0%

Total 21.72 19.69 1.49 0.54 69,351 5.19 17,898 17,898 26% 31,721 4,449 27,272 27,272 39% 5.90 25,229 95% 23,968 35% 69,138 100%
*The runoff reduction credit is calculated using Tysons Stormwater Compliance Spreadsheet Beta 2012_0418.

Provided Runoff Retention
Drainage
Area ID

Required Runoff Retention Runoff Reduction by Green Roof - 100% Reduction
Efficiency

Runoff Reduction Practices Runoff Reduction by Bioretention - 100% Reduction Efficiency

Access Road Subtotal

Block E Subtotal

Runoff Reduction by Rainwater Harvesting (Cistern)

Block A Subtotal

Block B Subtotal

Block C Subtotal

Block D Subtotal
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Applicable
Area

Impervious Area
CN=98

Pervious Area
CN=80

Time of
Concentration

2-YR 24-HR Rainfall
Peak Discharge

Rate
Discharge
Volume

(ac) (ac) (ac) (min) (in) (cfs) (cf)
Predevelopment 21.72 12.89 8.83 91 10 3.20 76.13 178,049

Allowable Release Rate = 76.13 X 75% = 57.10 cfs
Allowable Release Volume = 178,049 X 75% = 133,537 cf

Applicable
Area

Green Roof
CN=65

Non-Green Roof
Impervious Area

CN=98

Pervious Area
CN=80

Runoff Reduction
through Bioretention

and Rainwater
Harvesting

2-YR 24-HR
Rainfall

Time of
Concentration

Peak
Discharge

Rate

Discharge
Volume

(ac) (ac) (ac) (ac) (cf) (in) (min) (cfs) (cf)
Post-Development 21.72 5.19 14.50 2.03 88 51,240 3.20 79 10 46.55 105,391

* The method used to adjust the curve number due to the runoff reduction is the same as that in Virginia Runoff Reduction Method Worksheet, which is based on TR-55 method.

Condition Weighted CN

Condition
Weighted CN

before
Adjustment

*Weighted
CN after

Adjustment
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SCALE:  1" = 20'

DOLLEY MADISON BOULEVARD @ BLOCK E15

SCALE:  1" = 250'

key plan

NORTH

SCALE:  1" = 20'

CAPITAL BELTWAY @ BLOCK B14

SCALE:  N.T.S

VIEW OF METRO EDGE AT RTE. 123 AND CAPITAL ONE TOWER ROADB

SCALE:  N.T.S

VIEW OF METRO EDGE AT RTE. 123 AND PEDESTRIAN CIRCULATIONC

AS NOTED
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SCALE:  1" = 250'

key plan

NORTH

SCALE:  N.T.S

SECTION ALONG RTE. 12316

SCALE:  N.T.S

BUILDING 11/METRO SECTION
17 SCREENING TREATMENTS OF PARKING PLINTHS - PRECEDENT IMAGES

AS NOTED
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key plan
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NORTH
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C-2: POCKET PARK ENLARGEMENT
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LEGEND
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VIEW LOOKING NORTHWEST THROUGH PEDESTRIAN AXIS

VIEW LOOKING SOUTHEAST THROUGH CAPITAL ONE TOWER PLAZA

MODEL PHOTOGRAPHS ARE PROVIDED TO ILLUSTRATE THE GENERAL
CHARACTER, SCALE, BLOCK AND STREET GRID CONFIGURATIONS, AND
MASSING OF THE DEVELOPMENT. IN PARTICULAR, THEY ARE INTENDED TO
SHOW THE PROPOSED DEVELOPMENT IN THE CONTEXT OF ADJACENT
PLANNED BUILDING AND TRANSPORTATION DEVELOPMENT IN THE TYSONS
EAST AREA. OTHER DETAILS OF BUILDING AND LANDSCAPE DESIGN SHOWN
HERE THAT HAVE NOT BEEN ESTABLISHED ELSEWHERE IN THIS
CONCEPTUAL DEVELOPMENT PLAN AMENDMENT ARE SUBJECT TO CHANGE
IN FINAL DEVELOPMENT PLANS, PROVIDED THEY ARE DETERMINED TO BE IN
SUBSTANTIAL CONFORMANCE WITH THIS CDPA AND PROFFERS.

VIEW LOOKING NORTHEAST THROUGH CAPITAL ONE TOWER PLAZA

VIEW LOOKING WEST
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THE ACCOMPANYING IMAGES AND DIAGRAMS EXCERPTED FROM THE PROFFERED CAPITAL ONE DESIGN GUIDELINES
ILLUSTRATE THE GENERAL MASSING/ARTICULATION PRINCIPLES, CHARACTER AND SCALE OF THE FINAL DEVELOPMENT, AS
DETAILED IN THE SPECIFIC NOTES AND CAPTIONS.

WHILE THESE PRECEDENT IMAGES AND DIAGRAMS DO NOT REPRESENT FINALIZED DESIGNS, THEY ARE REPRESENTATIVE OF
THE INTENDED APPLICATION OF THE STATED DESIGN PRINCIPLES AND THE BASELINE STANDARD OF DEVELOPMENT OF THE
FEATURES NOTED. ALL EXCERPTED IMAGES SHOULD BE REFERENCED IN THE CONTEXT OF THE FULL PROFFERED CAPITAL ONE
DESIGN GUIDELINES. FINAL DESIGN APPLICATION OF THESE PRINCIPLES WILL BE IN SUBSTANTIAL CONFORMANCE WITH THIS
CDPA AND PROFFERS, AND ARE SUBJECT TO FUTURE FINAL DEVELOPMENT PLANS FOR SPECIFIC PHASES.
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THE ACCOMPANYING IMAGES
AND DIAGRAMS EXCERPTED
FROM THE PROFFERED CAPITAL
ONE DESIGN GUIDELINES
ILLUSTRATE THE GENERAL
MASSING/ARTICULATION
PRINCIPLES, CHARACTER AND
SCALE OF THE FINAL
DEVELOPMENT, AS DETAILED IN
THE SPECIFIC NOTES AND
CAPTIONS.

WHILE THESE PRECEDENT
IMAGES AND DIAGRAMS DO NOT
REPRESENT FINALIZED DESIGNS,
THEY ARE REPRESENTATIVE OF
THE INTENDED APPLICATION OF
THE STATED DESIGN PRINCIPLES
AND THE BASELINE STANDARD
OF DEVELOPMENT OF THE
FEATURES NOTED. ALL
EXCERPTED IMAGES SHOULD BE
REFERENCED IN THE CONTEXT
OF THE FULL PROFFERED
CAPITAL ONE DESIGN
GUIDELINES. FINAL DESIGN
APPLICATION OF THESE
PRINCIPLES WILL BE IN
SUBSTANTIAL CONFORMANCE
WITH THIS CDPA AND PROFFERS,
AND ARE SUBJECT TO FUTURE
FINAL DEVELOPMENT PLANS FOR
SPECIFIC PHASES.
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FDPA BUILDING TABULATIONSBUILDING TABULATIONS PER CDPA

FDPA LAND USE ALLOCATION

BUILDINGS 6,7,8,9,10,11,
AND 12 ARE NOT A PART OF
THIS FDPA APPLICATION
AND ARE SHOWN FOR
INFORMATIONAL PURPOSES
ONLY. INTERIM CONDITIONS
AND BUILDING
IMPROVEMENTS MAY  BE
PERMITTED ON BLOCKS C, D,
AND E PER PHASING PLANS.

FAR Calculation SF Acres
Existing Site Area 1,141,884 26.21

Site Area Previously Dedicated
Plat dated January 16, 2001 and Rev. April 2, 2001 109,344 2.51
Plat dated November 25, 2002 and Rev. June 5 2003 21,633 0.50

Total Site Area (for calculating density) 1,272,861 29.22

BLOCK/
BUILDING

Minimum
Bldg. Hght.

(ft)

Maximum
Bldg. Hght.

(ft)

Proposed
Bldg. Hght.

(ft)

Proposed
Penthouse
Height (ft)

Total
Proposed
Height (ft)

Proposed
Number of

Floors
Land Use Minimum

GSF
Maximum

GSF
Proposed

GSF

*Total
Proposed
Bldg. GSF

Residential
Dwelling

Units
BLOCK A

Building 1 150 352 348 35 383 26 Office 300,000 600,000 593,500
Retail 7,000 13,000 10,345

Building 2 75 122 122 18 140 10 Hotel 50,000 81,500 81,388
Retail 8,000 10,500 8,249

BLOCK B
Building 3 368 470 470 integrated 470 32 Office 500,000 975,000 940,550

Retail 10,000 44,600 30,150
Building 4 150 250 211 38 249 18 Hotel 250,000 340,000 325,374 325,374

BLOCK C
Building 6 150 236 224 25 249 19 Residential 300,000 518,000 499,569 493

Retail 26,000 31,300 30,670
Building 7 125 247 236 25 261 20 Residential 200,000 274,800 272,500 267

Retail 4,500 5,000 4,976
Building 8 125 231 207 25 232 18 Residential 200,000 370,000 356,479 350

Retail 12,000 12,500 12,470
BLOCK D

Building 9 75 175 174 25 199 15 Residential 50,000 124,250 123,280 120
Retail 3,750 3,850 3,829

Building 10 250 305 290 35 325 22 Office 400,000 484,000 459,623
Retail 27,000 28,100 28,092

BLOCK E
Building 11 150 266 238 35 273 17 Office 200,000 260,500 230,474

Pub. Facil. 30,000 30,000 30,000
Building 12 250 305 276 35 311 19 Office 400,000 508,000 452,505 452,505

Subtotal: Buildings 1-12 * 4,464,023 1,230

EXISTING BUILDINGS
Existing Bldg. 1 205 14 Office 479,500 505,500
Existing Bldg. 2 42.5 2 Office 26,000

Subtotal: Existing Buildings 505,500

TOTALS * 4,969,523 GSF
Total Site Area (for calculating density) 1,272,861 SF
Floor Area Ratio (FAR) 3.90

*Total GSF does not include 30,000 SF non-FAR Public Facility

603,845

89,637

970,700

530,239

277,476

368,949

127,109

487,715

230,474

FDP Site Area SF Acres
556,388 12.77

FAR Calculation
Site Area for FDP Calculation 1,141,884 26.21

Site Area Previously Dedicated
Plat dated January 16, 2001 and Rev. April 2, 2001 109,344 2.51
Plat dated November 25, 2002 and Rev. June 5 2003 21,633 0.50

Total Site Area (for calculating density) 1,272,861 29.22

BLOCK/
BUILDING

Minimum
Bldg. Hght.

(ft)

Maximum
Bldg. Hght.

(ft)

Proposed
Bldg. Hght.

(ft)

Proposed
Penthouse
Height (ft)

Total
Proposed
Height (ft)

Proposed
Number of

Floors
Land Use Minimum

GSF
Maximum

GSF
Proposed

GSF

*Total
Proposed
Bldg. GSF

Residential
Dwelling

Units
BLOCK A

Building 1 150 352 348 35 383 26 Office 300,000 600,000 593,500
Retail 7,000 13,000 10,345

Building 2 75 122 122 18 140 10 Hotel 50,000 81,500 81,388
Retail 8,000 10,500 8,249

BLOCK B
Building 3 368 470 470 integrated 470 32 Office 500,000 950,000 940,550

Retail 10,000 44,600 30,150
Building 4 150 250 211 38 249 18 Hotel 250,000 400,000 325,374 325,374

BLOCK E
Building 11 20 50 40 18 58 2 Pub. Facil. 30,000 30,000 30,000 *

Subtotal: Bldgs. 1, 2, 3, 4, 11 * 1,989,556

EXISTING BUILDINGS
Existing HQ Bldg. 205 14 Office 479,500
Existing Conference Ctr 42.5 2 Office 26,000
Existing Accessory Bldgs. 25 1 Accessory 1,247

Subtotal: Existing Buildings 506,747

TOTALS: Blocks A, B and Existing Buildings * 2,496,303 GSF

Total Site Area (for calculating density) 1,272,861 SF
Floor Area Ratio (FAR) 1.96 FAR

*Total GSF does not include 30,000 SF non-FAR Public Facility

Total Site GSF (from CDP) * 4,969,523 GSF
Remaining Site GSF (from CDP) 2,473,220 GSF

970,700

603,845

89,637

Land Use GSF % of Land
Use

Land Use
FAR

Office 2,040,797 81.8% 1.60
Residential 0 0.0% 0.00
Hotel 406,762 16.3% 0.32
Retail 48,744 2.0% 0.04
Public Facility 30,000 -- --
TOTAL* 2,496,303 100.0% 1.96



SHEET #

CAD FILE
1798-2001

JOB #

CHECKED
OS/RW

OS/JPW/KK/DW
DRAWN

SEAL

REVISIONS

PR
O

V
ID

E
N

C
E

D
IS

TR
IC

T
-F

A
IR

FA
X

CO
U

N
TY

V
IR

G
IN

IA

MAY 6, 2013
DATE

SCALE

of 33

F
D

P
A

2
0

1
0

-P
R

-0
2

1
F

IN
A

L
D

E
V

E
L

O
P

M
E

N
T

P
L

A
N

A
M

E
N

D
M

E
N

T
45

01
D

al
y

D
riv

e
Ch

an
til

ly
,V

A
20

15
1

Ph
on

e:
70

3-
26

3-
19

00
w

w
w

.g
or

do
n.

us
.co

m

4
2001F-EC.dwg

E
X

IS
TI

N
G

CO
N

D
IT

IO
N

S

1"=60'

LEGEND

NORTH

SCALE:  1" = 60'



SHEET #

CAD FILE
1798-2001

JOB #

CHECKED
OS/RW

OS/JPW/KK/DW
DRAWN

SEAL

REVISIONS

PR
O

V
ID

E
N

C
E

D
IS

TR
IC

T
-F

A
IR

FA
X

CO
U

N
TY

V
IR

G
IN

IA

MAY 6, 2013
DATE

SCALE

of 33

F
D

P
A

2
0

1
0

-P
R

-0
2

1
F

IN
A

L
D

E
V

E
L

O
P

M
E

N
T

P
L

A
N

A
M

E
N

D
M

E
N

T
45

01
D

al
y

D
riv

e
Ch

an
til

ly
,V

A
20

15
1

Ph
on

e:
70

3-
26

3-
19

00
w

w
w

.g
or

do
n.

us
.co

m

5
2001F-FDPA.dwg

FI
N

A
L

D
E

V
E

LO
PM

E
N

T
PL

A
N

A
M

E
N

D
M

E
N

T

1"=60'

NORTH

SCALE:  1" = 60'

GENERAL NOTES

LEGEND



SHEET #

CAD FILE
1798-2001

JOB #

CHECKED
OS/RW

OS/JPW/KK/DW
DRAWN

SEAL

REVISIONS

PR
O

V
ID

E
N

C
E

D
IS

TR
IC

T
-F

A
IR

FA
X

CO
U

N
TY

V
IR

G
IN

IA

MAY 6, 2013
DATE

SCALE

of 33

F
D

P
A

2
0

1
0

-P
R

-0
2

1
F

IN
A

L
D

E
V

E
L

O
P

M
E

N
T

P
L

A
N

A
M

E
N

D
M

E
N

T
45

01
D

al
y

D
riv

e
Ch

an
til

ly
,V

A
20

15
1

Ph
on

e:
70

3-
26

3-
19

00
w

w
w

.g
or

do
n.

us
.co

m

6
2001F-PKG.dwg

BU
IL

D
IN

G
A

N
D

PA
RK

IN
G

PL
A

N
S

(B
LO

CK
A

)

1"=40'
PERMITTED PARKING RATES

PARKING RATES PROVIDED

FLOOR PLANS ARE PROVIDED TO ILLUSTRATE THE
OVERALL BUILDING CONFIGURATION, EXTENT OF
BELOW-GRADE EXCAVATION, PRELIMINARY PARKING
CONFIGURATION, RELATIONSHIP OF THE BUILDING
WITH GRADE-LEVEL SITE AND STREETSCAPE DESIGN,
BUILDING ENTRY LOCATIONS, APPROXIMATE CORE
CONFIGURATIONS, BUILDING MASSING AND EXTENT OF
ABOVE-GRADE ENVELOPE, AND GENERAL
RELATIONSHIP OF BUILDING USES. OTHER DESIGN
DETAILS REPRESENTED ON THESE FLOOR PLANS THAT
HAVE NOT BEEN ESTABLISHED ELSEWHERE IN THIS
FINAL DEVELOPMENT PLAN AMENDMENT ARE SUBJECT
TO CHANGE AT SITE PLAN AND BUILDING PERMIT
SUBMISSIONS PROVIDED THAT THE ITEMS NOTED
ABOVE REMAIN IN SUBSTANTIAL CONFORMANCE WITH
THE CDPA, THE PROFFERS AND THE FINAL
DEVELOPMENT PLAN AMENDMENT. THESE INTERNAL
FLOOR PLANS ARE NOT PROFFERED.

BLOCK A

PARKING RATIO - BLOCK A/COMMUNITY CENTER PHASE (CDP-A/FDP-A):
Spaces provided per adjusted CDP

Residential 0
Office <1/8 mile 4 1.0 / 1000
Office >1/8 mile 4,503 2.2 / 1000
Retail 125

Hotel 450 0.9 / room
Public Facility 35 1.2 / 1000
TOTAL 5,117

1/200 for first 1000 + 3.1/1000 for remaining GSF (first 5000 SF exempt) / block
(averaged over all blocks)

Maximums per PTC Zoning/Comprehensive Plan
Residential 0 1.6 / unit (using maximum number of proposed units at avg. size)
Office <1/8 mile 6 1.6 / 1000
Office >1/8 mile 4,079 2.0 / 1000
Retail 230 1/200 for first 1000 + 6/1000 for remaining GSF (first 5000 SF exempt) / bldg
Hotel 497 1.0 / room
Public Facility 1,050 1 / 3 occupants (using maximum occupant load per code)
TOTAL 5,862

Minimums per PTC Zoning/Comprehensive Plan
Residential 0 1.0 / unit (using maximum number of proposed units)
Office <1/8 mile 0 none
Office >1/8 mile 0 none
Retail 0 none
Hotel 0 none
Public Facility 0 none
TOTAL 0

PARKING AND LOADING TABULATIONS

(BLOCK A) (BLOCK A)

(BLOCK A)

Office
<1/8 mile

Office
>1/8 mile

Resid.
<1/8 mile

Resid.
>1/8 mile

Retail*
<1/8 mile

Retail*
>1/8 mile

Hotel
<1/8 mile

Hotel
>1/8 mile TOTALS

Block A
Bldg. 1 2,700 SF 590,800 SF 10,345 SF 603,845 SF
Bldg. 2 6,789 SF 1,460 SF 63,366 SF 18,022 SF 89,637 SF

New Parking 4 1,331 max 25 100 69 31 1,560 max
New Loading 3 2 5

Block B
Bldg. 3 940,550 SF 30,150 SF 970,700 SF
Bldg. 4 325,374 SF 325,374 SF

New Parking 1,643 350 1,993
New Loading 4 3 7

Block C
Existing Accessory 1,247 SF 1,247 SF

New Parking 0

Block E
Bldg. 11 30,000 SF 0 SF*

Existing Bldg. 505,500 SF 505,500 SF
Existing Parking 1,529 1,529
Existing Loading 5 5

New Parking 35 35

TOTALS
Existing FAR SF 1,247 SF 505,500 SF 0 SF 0 SF 0 SF 0 SF 0 SF 0 SF 0 SF 506,747 SF
Existing Parking 0 1,529 0 0 0 0 0 0 0 1,529
Existing Loading 0 5 0 0 0 0 0 0 0 5
Existing Parking

Ratio
- 3:1000 - - - - - - -

New FAR SF 2,700 SF 1,531,350 SF 0 SF 0 SF 6,789 SF 41,955 SF 30,000 SF 63,366 SF 343,396 SF 1,989,556 SF*
New Parking 4 2,974 max 0 0 25 100 35 69 381 3,588 max
New Loading 0 7 0 0 0 0 0 2 3 12

New Parking Ratio 1.5:1000 1.9:1000 **1:200
for 1 st  1000 +

5.2:1000
for remainder;

1 st  5000
exempt

**1:200
for 1 st  1000 +

2.8:1000
for remainder;

1 st  5000
exempt

1.2:1000 0.9:room
(average room

554 SF)

1.0:room
(average room

554 SF)

Total FAR SF 3,947 SF 2,036,850 SF 0 SF 0 SF 6,789 SF 41,955 SF 30,000 SF 63,366 SF 343,396 SF 2,496,303 SF*

Total Parking 4 4,503 max 0 0 25 100 35 69 381 5,117 max
Total Loading 0 12 0 0 0 0 0 2 3 17

* Total GSF does not include 30,000 SF non-FAR Public Facility, for consistency with FAR tabulations
**

Public Facility
<1/8 mile

Retail units occupying & served by a common block retail/parking plinth are calculated as one retail structure; i.e., retail use in Blocks A, B, C, D and E are calculated for the purposes of parking
ratios (exempted SF and initial 1,000 SF rate) as one retail parcel each. Parking ratios for the <1/8 and >1/8 mile rings are pro-rated in Blocks A and C based on the percentage of total parking in
each block within the respective rings.
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FLOOR PLANS ARE PROVIDED TO ILLUSTRATE THE
OVERALL BUILDING CONFIGURATION, EXTENT OF
BELOW-GRADE EXCAVATION, PRELIMINARY PARKING
CONFIGURATION, RELATIONSHIP OF THE BUILDING
WITH GRADE-LEVEL SITE AND STREETSCAPE DESIGN,
BUILDING ENTRY LOCATIONS, APPROXIMATE CORE
CONFIGURATIONS, BUILDING MASSING AND EXTENT OF
ABOVE-GRADE ENVELOPE, AND GENERAL
RELATIONSHIP OF BUILDING USES. OTHER DESIGN
DETAILS REPRESENTED ON THESE FLOOR PLANS THAT
HAVE NOT BEEN ESTABLISHED ELSEWHERE IN THIS
FINAL DEVELOPMENT PLAN AMENDMENT ARE
SUBJECT TO CHANGE AT SITE PLAN AND BUILDING
PERMIT SUBMISSIONS PROVIDED THAT THE ITEMS
NOTED ABOVE REMAIN IN SUBSTANTIAL
CONFORMANCE WITH THE CDPA, THE PROFFERS AND
THE FINAL DEVELOPMENT PLAN AMENDMENT. THESE
INTERNAL FLOOR PLANS ARE NOT PROFFERED.
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FLOOR PLANS ARE PROVIDED TO ILLUSTRATE THE
OVERALL BUILDING CONFIGURATION, EXTENT OF
BELOW-GRADE EXCAVATION, PRELIMINARY PARKING
CONFIGURATION, RELATIONSHIP OF THE BUILDING
WITH GRADE-LEVEL SITE AND STREETSCAPE DESIGN,
BUILDING ENTRY LOCATIONS, APPROXIMATE CORE
CONFIGURATIONS, BUILDING MASSING AND EXTENT OF
ABOVE-GRADE ENVELOPE, AND GENERAL
RELATIONSHIP OF BUILDING USES. OTHER DESIGN
DETAILS REPRESENTED ON THESE FLOOR PLANS THAT
HAVE NOT BEEN ESTABLISHED ELSEWHERE IN THIS
FINAL DEVELOPMENT PLAN AMENDMENT ARE SUBJECT
TO CHANGE AT SITE PLAN AND BUILDING PERMIT
SUBMISSIONS PROVIDED THAT THE ITEMS NOTED
ABOVE REMAIN IN SUBSTANTIAL CONFORMANCE WITH
THE CDPA, THE PROFFERS AND THE FINAL
DEVELOPMENT PLAN AMENDMENT. THESE INTERNAL
FLOOR PLANS ARE NOT PROFFERED.

(BLOCK A) (BLOCK A)

(BLOCK A) (BLOCK A)
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FLOOR PLANS ARE PROVIDED TO ILLUSTRATE THE
OVERALL BUILDING CONFIGURATION, EXTENT OF
BELOW-GRADE EXCAVATION, PRELIMINARY PARKING
CONFIGURATION, RELATIONSHIP OF THE BUILDING
WITH GRADE-LEVEL SITE AND STREETSCAPE DESIGN,
BUILDING ENTRY LOCATIONS, APPROXIMATE CORE
CONFIGURATIONS, BUILDING MASSING AND EXTENT OF
ABOVE-GRADE ENVELOPE, AND GENERAL
RELATIONSHIP OF BUILDING USES. OTHER DESIGN
DETAILS REPRESENTED ON THESE FLOOR PLANS THAT
HAVE NOT BEEN ESTABLISHED ELSEWHERE IN THIS
FINAL DEVELOPMENT PLAN AMENDMENT ARE SUBJECT
TO CHANGE AT SITE PLAN AND BUILDING PERMIT
SUBMISSIONS PROVIDED THAT THE ITEMS NOTED
ABOVE REMAIN IN SUBSTANTIAL CONFORMANCE WITH
THE CDPA, THE PROFFERS AND THE FINAL
DEVELOPMENT PLAN AMENDMENT. THESE INTERNAL
FLOOR PLANS ARE NOT PROFFERED.

BLOCK B

(BLOCK B)

(BLOCK B) (BLOCK B)

 1,029

 712

 1,993
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FLOOR PLANS ARE PROVIDED TO ILLUSTRATE THE
OVERALL BUILDING CONFIGURATION, EXTENT OF
BELOW-GRADE EXCAVATION, PRELIMINARY PARKING
CONFIGURATION, RELATIONSHIP OF THE BUILDING
WITH GRADE-LEVEL SITE AND STREETSCAPE DESIGN,
BUILDING ENTRY LOCATIONS, APPROXIMATE CORE
CONFIGURATIONS, BUILDING MASSING AND EXTENT OF
ABOVE-GRADE ENVELOPE, AND GENERAL
RELATIONSHIP OF BUILDING USES. OTHER DESIGN
DETAILS REPRESENTED ON THESE FLOOR PLANS THAT
HAVE NOT BEEN ESTABLISHED ELSEWHERE IN THIS
FINAL DEVELOPMENT PLAN AMENDMENT ARE SUBJECT
TO CHANGE AT SITE PLAN AND BUILDING PERMIT
SUBMISSIONS PROVIDED THAT THE ITEMS NOTED
ABOVE REMAIN IN SUBSTANTIAL CONFORMANCE WITH
THE CDPA, THE PROFFERS AND THE FINAL
DEVELOPMENT PLAN AMENDMENT. THESE INTERNAL
FLOOR PLANS ARE NOT PROFFERED.

(BLOCK B)

(BLOCK B)
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FLOOR PLANS ARE PROVIDED TO ILLUSTRATE THE
OVERALL BUILDING CONFIGURATION, EXTENT OF
BELOW-GRADE EXCAVATION, PRELIMINARY PARKING
CONFIGURATION, RELATIONSHIP OF THE BUILDING
WITH GRADE-LEVEL SITE AND STREETSCAPE DESIGN,
BUILDING ENTRY LOCATIONS, APPROXIMATE CORE
CONFIGURATIONS, BUILDING MASSING AND EXTENT OF
ABOVE-GRADE ENVELOPE, AND GENERAL
RELATIONSHIP OF BUILDING USES. OTHER DESIGN
DETAILS REPRESENTED ON THESE FLOOR PLANS THAT
HAVE NOT BEEN ESTABLISHED ELSEWHERE IN THIS
FINAL DEVELOPMENT PLAN AMENDMENT ARE SUBJECT
TO CHANGE AT SITE PLAN AND BUILDING PERMIT
SUBMISSIONS PROVIDED THAT THE ITEMS NOTED
ABOVE REMAIN IN SUBSTANTIAL CONFORMANCE WITH
THE CDPA, THE PROFFERS AND THE FINAL
DEVELOPMENT PLAN AMENDMENT. THESE INTERNAL
FLOOR PLANS ARE NOT PROFFERED.

8 PLAN- TYPICAL LEVEL

(BLOCK B)

(BLOCK B)

(BLOCK B)
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SCALE:  1" = 60'
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TREE COVER CALCULATION

PLANTING LIST

1,141,884
or 26.22 AC.

B Percentage of gross site area covered by existing tree canopy = 19.1%
C Percentage of 10-year tree canopy required for site (see Table 12.4) = 10%/ PTC District
D Percentage of the 10-year tree canopy requirement that should be met through

tree preservation = 19%
E Proposed percentage of canopy requirement that will be met through tree

preservation = 4%
F Has the Tree Preservation Target minimum been met? NO
G If No for line F, then a request to deviate from the Tree Preservation Target shall

be provided on the plan that states one or more of the justifications listed in § 12-
0507.3   along with a narrative that provides a site-specific explanation of why the
Tree Preservation Target cannot be met. Provide sheet number where deviation
request is located.

Deviation Request to
Tree Preservation Target

shown on Sheet 30

H If step G requires a narrative, it shall be prepared in accordance with § 12-0508.4 N/A
I Place this information prior to the 10-year Tree Canopy Calculations as per

instructions  in Table 12.10.
See 10-Year Tree Canopy

Calcs below

Table 12.3 Tree Preservation Target Calculations and Statement
Pre-development area (SF) of existing tree canopy

(from Existing Vegetation Map) =
A

CONCEPT BIO-RETENTION PLANTER
SCALE: 1" = 5'-0" SCALE: 1" = 5'-0"

CONCEPT TREE PLANTER
ON ROOF STRUCTURE

Step Totals Reference

A1 Place the Tree Preservation Target calculations and statement here
preceding the 10-year tree canopy calculations

19.1% see § 12-0508.2 for list
of required elements and
worksheet

B1 Identify gross site area = 403,126 § 12-0511.1A
B2 Subtract area dedicated to parks, road frontage, and § 12-0511.1B
B2a Road Dedication: Scotts Crossing Road - (No dedication with this FDP)
B2b Road Dedication: Internal Roads - (No dedication with this FDP)
B3 Subtract area of exemptions = - § 12-0511.1C(1)

through § 12-0511.1C(6)
B4 Adjusted gross site area (B1 – B2) = 403,126
B5 Identify site’s zoning and/or use PTC/ Mixed Use
B6 Percentage of 10-year tree canopy required = 10% § 12-510.1 and Table 12.4
B7 Area of 10-year tree canopy required (B4 x B6) = 40,313
B8 Modification of 10-year Tree Canopy Requirements requested? NO
B9 If B8 is yes, then list plan sheet where modification request is located N/A Sheet number

C1 Tree Preservation Target Area = 7,700 (19.1% x B7)
C2 Total canopy area meeting standards of § 12-02400 = -
C3 C2 x 1.25 = - § 12-0510.3B
C4 Total canopy area provided by unique or valuable forest or woodland

communities =
-

C5 C4 x 1.5 = - § 12-0510.3B(1)
C6 Total of canopy area provided by “Heritage,” “Memorial,” “Specimen,”

or “Street” trees =
-

C7 C6 x 1.5 to 3.0 = - § 12-0510.3B(2)
C8 Canopy area of trees within Resource Protection Areas and 100-year

floodplains =
-

C9 C8 x 1.0 = - § 12-0510.3C(1)
C10 Total of C3, C5, C7 and C9 = - If area of C10 is less than B7

then remainder of
requirement must be met
through tree planting - go to D

D1 Area of canopy to be met through tree planting (B7-C10) = 40,313
D2  Area of canopy planted for air quality benefits = 7,475
D3 x 1.5 = 11,213  § 12-0510.4B(1)
D4 Area of canopy planted for energy conservation = -
D5 x 1.5 = - § 12-0510.4B(2)
D6 Area of canopy planted for water quality benefits = -
D7 x 1.25 = - § 12-0510.4B(3)
D8 Area of canopy planted for wildlife benefits = 7,475
D9 x 1.5 = 11,212 § 12-0510.4B(4)
D10  Area of canopy provided by native trees = -
D11 x 1.5 = - § 12-0510.4B(5)
D12 Area of canopy provided by improved cultivars and varieties = 7,475
D13 x 1.25 = 9,344 § 12-0510.4B(6)
D14 Area of canopy provided through tree seedlings = -

x 1.0 = -  § 12-0510.4D(1)
D15 Area of canopy provided through native shrubs or woody seed mix = -

x 1.0 = - § 12-0510.4D(1)(a)
D16  Percentage of D14 represented by D15= - Must not exceed 33% of D14
D17.0  Area of canopy planted for no additional credits (x 1.0)= - (Included Reduced Credits)
D17 Total of canopy area provided through tree planting = 31,769
D18  Is an offsite planting relief requested? No Yes or No
D19 Tree Bank or Tree Fund?  N/A § 12-0512
D20 Canopy area requested to be provided through offsite banking or tree

fund
N/A

D21 Amount to be deposited into the Tree Preservation and Planting Fund N/A

E1 Total of canopy area provided through tree preservation
(C10) =

-

E2 Total of canopy area provided through tree planting
(D17) =

31,769

E3 Total of canopy area provided through offsite
mechanism (D19) =

N/A

E4 Total of 10-year Tree Canopy Provided =
(E1+E2+E3)

31,769 Total of E1 through E3.  Area
should meet or exceed area
required by B7

E. Total of 10-year Tree Canopy Provided

Table 12.10 10-year Tree Canopy Calculation Worksheet

A. Tree Preservation Target and Statement

B. Tree Canopy Requirement

C. Tree Preservation

D. Tree Planting

SF 26.21 ACRES

FDPA AREA 403,126 SF
(FOR CALCULATING 10-YEAR TREE CANOPY BASED ON CDPA)

10-YEAR TREE CANOPY REQUIRED
10% FOR PTC District SF 0.93 ACRES

1,141,884

40,313

CDPA SITE AREA
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x 125 x 175 x 250 x 75
Block A

30 7,500 7,500
6 750 2 350 10 750 1,850

Block A Total 9,350 13,246 2.59 12%

Block B
16 2,000 2 350 25 6,250 - - 8,600
12 1,500 17 2,975 4,475

Block B Total 13,075 18,523 5.00 9%
22,425 31,769

Canopy
Credits

Air Quality Benefits (Approximate) 7,475 X 1.50 11,213
Wildlife Benefits  (Approximate) 7,475 X 1.50 11,213

Addtion Credit Multipliers: All proposed trees to be selected for Air Quality
benefits, Wildlife Benfits, or Improved Cultivars.  The breakdown below is an
approximate calculation for additonal credit taken for tree selections.  Final tree
selection and allocation of additional credit may vary at the time of Site Plan.

Elevated Plaza
Street Level

Elevated Plaza
Street Level

Improved Cultivars (Approximate) 7,475 X 1.25 9,344
31,769
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PLANTING LISTTREE COVER CALCULATION

1,141,884
or 26.22 AC.

B Percentage of gross site area covered by existing tree canopy = 19.1%
C Percentage of 10-year tree canopy required for site (see Table 12.4) = 10%/ PTC District
D Percentage of the 10-year tree canopy requirement that should be met through

tree preservation = 19%
E Proposed percentage of canopy requirement that will be met through tree

preservation = 0%
F Has the Tree Preservation Target minimum been met? NO
G If No for line F, then a request to deviate from the Tree Preservation Target shall

be provided on the plan that states one or more of the justifications listed in § 12-
0507.3   along with a narrative that provides a site-specific explanation of why the
Tree Preservation Target cannot be met. Provide sheet number where deviation
request is located.

Deviation Request to
Tree Preservation Target

shown on Sheet 30

H If step G requires a narrative, it shall be prepared in accordance with § 12-0508.4 N/A
I Place this information prior to the 10-year Tree Canopy Calculations as per

instructions  in Table 12.10.
See 10-Year Tree Canopy

Calcs below

Table 12.3 Tree Preservation Target Calculations and Statement
Pre-development area (SF) of existing tree canopy

(from Existing Vegetation Map) =
A

Step Totals Reference

A1 Place the Tree Preservation Target calculations and statement here
preceding the 10-year tree canopy calculations

19.1% see § 12-0508.2 for list
of required elements and
worksheet

B1 Identify gross site area = 1,141,884 § 12-0511.1A
B2 Subtract area dedicated to parks, road frontage, and § 12-0511.1B
B2a Road Dedication: Scotts Crossing Road 72,412
B2b Road Dedication: Internal Roads 135,189
B3 Subtract area of exemptions = 207,601 § 12-0511.1C(1)

through § 12-0511.1C(6)
B4 Adjusted gross site area (B1 – B2) = 934,283
B5 Identify site’s zoning and/or use PTC/ Mixed Use
B6 Percentage of 10-year tree canopy required = 10% § 12-510.1 and Table 12.4
B7 Area of 10-year tree canopy required (B4 x B6) = 93,428
B8 Modification of 10-year Tree Canopy Requirements requested? NO
B9 If B8 is yes, then list plan sheet where modification request is located N/A Sheet number

C1 Tree Preservation Target Area = 17,845 (19.1% x B7)
C2 Total canopy area meeting standards of § 12-02400 = -
C3 C2 x 1.25 = - § 12-0510.3B
C4 Total canopy area provided by unique or valuable forest or woodland

communities =
-

C5 C4 x 1.5 = - § 12-0510.3B(1)
C6 Total of canopy area provided by “Heritage,” “Memorial,” “Specimen,”

or “Street” trees =
-

C7 C6 x 1.5 to 3.0 = - § 12-0510.3B(2)
C8 Canopy area of trees within Resource Protection Areas and 100-year

floodplains =
-

C9 C8 x 1.0 = - § 12-0510.3C(1)
C10 Total of C3, C5, C7 and C9 = - If area of C10 is less than B7

then remainder of
requirement must be met
through tree planting - go to D

D1 Area of canopy to be met through tree planting (B7-C10) = 93,428
D2  Area of canopy planted for air quality benefits = 30,583
D3 x 1.5 = 45,875  § 12-0510.4B(1)
D4 Area of canopy planted for energy conservation = -
D5 x 1.5 = - § 12-0510.4B(2)
D6 Area of canopy planted for water quality benefits = -
D7 x 1.25 = - § 12-0510.4B(3)
D8 Area of canopy planted for wildlife benefits = 30,583
D9 x 1.5 = 45,875 § 12-0510.4B(4)
D10  Area of canopy provided by native trees = -
D11 x 1.5 = - § 12-0510.4B(5)
D12 Area of canopy provided by improved cultivars and varieties = 30,583
D13 x 1.25 = 38,229 § 12-0510.4B(6)
D14 Area of canopy provided through tree seedlings = -

x 1.0 = -  § 12-0510.4D(1)
D15 Area of canopy provided through native shrubs or woody seed mix = -

x 1.0 = - § 12-0510.4D(1)(a)
D16  Percentage of D14 represented by D15= - Must not exceed 33% of D14
D17.0  Area of canopy planted for no additional credits (x 1.0)= - (Included Reduced Credits)
D17 Total of canopy area provided through tree planting = 129,979
D18  Is an offsite planting relief requested? No Yes or No
D19 Tree Bank or Tree Fund?  N/A § 12-0512
D20 Canopy area requested to be provided through offsite banking or tree

fund
N/A

D21 Amount to be deposited into the Tree Preservation and Planting Fund N/A

E1 Total of canopy area provided through tree preservation
(C10) =

- Deviation is sought for tree
preservation

E2 Total of canopy area provided through tree planting
(D17) =

129,979

E3 Total of canopy area provided through offsite
mechanism (D19) =

N/A

E4 Total of 10-year Tree Canopy Provided =
(E1+E2+E3)

129,979 Total of E1 through E3.  Area
should meet or exceed area
required by B7

E. Total of 10-year Tree Canopy Provided

Table 12.10 10-year Tree Canopy Calculation Worksheet

A. Tree Preservation Target and Statement

B. Tree Canopy Requirement

C. Tree Preservation

D. Tree Planting

SF 26.21 ACRES
SF -1.66 ACRES
SF -3.10
SF 21.45 ACRES

SF 2.14 ACRES
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x 125 x 175 x 250 x 75
Block A

Street Level 30 7,500 7,500
Elevated Plaza 6 750 2 350 10 750 1,850
Block A Total 9,350 13,548 2.59 12%

Block B
Street Level 16 2000 2 350 25 6,250 8,600
Elevated Plaza 12 1,500 17 2,975 4,475
Block B Total 13,075 18,523 5.00 9%

Block C
Street Level 5 625 9 1575 34 8,500 10,700
Elevated Plaza 24 3,000 37 6,475 30 7500 16,975
Block C Total 27,675 39,206 4.02 22%

Block D
Street Level 6 750 69 17,250 18,000
Elevated Plaza 24 3,000 6 1,050 4,050
Block D Total 22,050 31,238 3.56 20%

Block E
Street Level 15 1875 32 8,000 5 375 10,250
Elevated Plaza 8 1,000 0 - 25 6,250 15 2,100 9,350
Block E Total 19,600 27,464.67 7.70 8%

Totals 91,750 129,979 22.87 13.0%

Canopy
Credits

Air Quality Benefits (Approximate) 30,583 X 1.50 45,875
Wildlife Benefits  (Approximate) 30,583 X 1.50 45,875
Improved Cultivars (Approximate) 30,583 X 1.25 38,229

129,979

SITE AREA 1,141,884
Road Dedication Scotts Crossing Road/ JBC (72,412)
Road Dedication Internal Streets (135,189)
Gross Site Area 934,283

10-YEAR TREE CANOPY REQUIRED
10% FOR PTC District 93,428
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Addtion Credit Multipliers: All proposed trees to be selected for Air
Quality benefits, Wildlife Benfits, or Improved Cultivars.  The breakdown
below is an approximate calculation for additonal credit taken for tree
selections.  Final tree selection and a
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GENERAL NOTESLEGEND

Park Requirements
Office 1 Acre/ 3,000,000 SF x 785,583 SF 0.26 Acre
Total Park Area Requirement 0.26 Acre

Recreational Field Requirements
x 1,270,714 0.28 Acres

Recreational Field Requirement 0.28 Acres

1 Acre/ 4,500,000 SF Mixed Use
Development

SF
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SCALE:  1" = 20'

CAPITAL ONE DRIVE NORTH - 2 LANE (WITH PARKING)1 SCALE:  1" = 20'

INTERIM CAPITAL ONE DRIVE SOUTH - 2 LANE (NO PARKING)2

SCALE:  1" = 250'

key plan

NORTH

SCALE:  1" = 20'

INTERIM CAPITAL ONE DRIVE SOUTH - 2 LANE (WITH PARKING)
2A(INFRASTRUCTURE PHASE, CAPITAL ONE HQ EXPANSION,

CAPITAL ONE EXPANSION II AND HOTEL PHASE)
(INFRASTRUCTURE PHASE, CAPITAL ONE HQ EXPANSION PHASE) ( CAPITAL ONE EXPANSION II AND HOTEL PHASE)
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AS NOTED

SCALE:  1" = 20'

INTERIM CAPITAL ONE DRIVE SOUTH - 2 LANE (WITHOUT PARKING)3 SCALE: NOT TO SCALE

CAPITAL ONE TOWER ROAD - 4 LANE (NO PARKING)4

SCALE:  1" = 250'

key plan

NORTH

SCALE: NOT TO SCALE

CAPITAL ONE TOWER ROAD - 4 LANE (WITH PARKING)5(INFRASTRUCTURE PHASE, CAPITAL ONE HQ EXPANSION,
CAPITAL ONE EXPANSION II AND HOTEL PHASE)

(INFRASTRUCTURE PHASE, CAPITAL ONE HQ EXPANSION,
CAPITAL ONE EXPANSION II AND HOTEL PHASE)

(INFRASTRUCTURE PHASE, CAPITAL ONE HQ EXPANSION,
CAPITAL ONE EXPANSION II AND HOTEL PHASE)
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AS NOTED

SCALE:  NOT TO SCALE

CAPITAL ONE DRIVE NORTH - 4 LANE (NO PARKING)6

SCALE:  1" = 250'

key plan

NORTH

(INFRASTRUCTURE PHASE, CAPITAL ONE HQ EXPANSION,
CAPITAL ONE EXPANSION II AND HOTEL PHASE)

SCALE:  1" = 20'

CAPITAL BELTWAY AT BLOCK B7 (CAPITAL ONE HQ EXPANSION, CAPITAL ONE EXPANSION II
AND HOTEL PHASE)
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PERSPECTIVE VIEWS ARE
PROVIDED TO ILLUSTRATE THE
GENERAL CHARACTER, SCALE,
BUILDING MASSING, GENERAL
BUILDING ENVELOPE AND
FENESTRATION TREATMENT,
RELATIONSHIP TO THE SITE AND
ADJACENT BUILDINGS, AND
MATERIAL QUALITY LEVEL OF THE
DEVELOPMENT. OTHER DETAILS
OF THE BUILDING DESIGN SHOWN
HERE THAT HAVE NOT BEEN
ESTABLISHED ELSEWHERE IN
THIS FINAL DEVELOPMENT PLAN
AMENDMENT ARE SUBJECT TO
CHANGE IN FINAL
ARCHITECTURAL AND SITE
PLANS.

PERSPECTIVE VIEWS OVERLAY
THE FUTURE STREET GRID AT
FULL BUILD-OUT ATOP THE
EXISTING/INTERIM STREET
CONFIGURATION FOR THE
PURPOSES OF ILLUSTRATION.
SEE THE VEHICULAR
CIRCULATION PLAN ON SHEET 9
FOR DETAILS OF THE FDPA
STREET CONFIGURATION.

*NOTE:
GROUND PLANE IS JUST
A REPRESENTATION,
FOR DETAILED
INFORMATION REFER
TO SHEET 19

VIEW - SOUTHEAST
1

VIEW - NORTHWEST2 VIEW - NORTHWEST
3

2

3

1

45

SCALE:  1" = 100'

key plan

NORTH

VIEW - BIRDSEYE
4

VIEW - BIRDSEYE
5
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PERSPECTIVE VIEWS ARE
PROVIDED TO ILLUSTRATE THE
GENERAL CHARACTER, SCALE,
BUILDING MASSING, GENERAL
BUILDING ENVELOPE AND
FENESTRATION TREATMENT,
RELATIONSHIP TO THE SITE AND
ADJACENT BUILDINGS, AND
MATERIAL QUALITY LEVEL OF THE
DEVELOPMENT. OTHER DETAILS
OF THE BUILDING DESIGN SHOWN
HERE THAT HAVE NOT BEEN
ESTABLISHED ELSEWHERE IN
THIS FINAL DEVELOPMENT PLAN
AMENDMENT ARE SUBJECT TO
CHANGE IN FINAL
ARCHITECTURAL AND SITE
PLANS.

PERSPECTIVE VIEWS OVERLAY
THE FUTURE STREET GRID AT
FULL BUILD-OUT ATOP THE
EXISTING/INTERIM STREET
CONFIGURATION FOR THE
PURPOSES OF ILLUSTRATION.
SEE THE VEHICULAR
CIRCULATION PLAN ON SHEET 9
FOR DETAILS OF THE FDPA
STREET CONFIGURATION.

*NOTE: GROUND PLANE IS
JUST A REPRESENTATION,
FOR DETAILED INFORMATION
REFER TO SHEET 19

SCALE:  1" = 100'

key plan

NORTH

VIEW - NORTH PERSPECTIVE - STREET LEVEL
1

VIEW - PERSPECTIVE FROM PARK E-2
2

VIEW - NORTHEAST FACADE
3 VIEW - SOUTH FACADE

4
VIEW - TERRACE

6

5

3

6

4
2

1

VIEW - WEST FACADE
5
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SECTION H-H

SITE AND BUILDING SECTIONS ARE PROVIDED TO
ESTABLISH THE SCALE, MASSING, BUILDING HEIGHTS,
USE CONFIGURATION AND DIMENSIONAL RELATIONSHIPS
BETWEEN THE BUILDINGS, LANDSCAPE FEATURES,
STREETS AND ADJACENT LANDFORMS. OTHER DETAILS
OF SITE DEVELOPMENT SHOWN HERE THAT HAVE NOT
BEEN ESTABLISHED ELSEWHERE IN THIS FINAL
DEVELOPMENT PLAN AMENDMENT ARE SUBJECT TO
CHANGE IN FINAL ARCHITECTURAL AND SITE PLANS.

MAXIMUM BUILDING HEIGHTS FOR BUILDINGS 1 &2 NOTED
ON SHEET 3 ALLOW FOR UP TO ONE (1) ADDITIONAL
FLOOR OF ABOVE-GRADE PARKING AND ONE (1)
CORRESPONDING ADDITIONAL FLOOR OF
EXTENDED-STAY HOTEL TO WRAP THE PARKING PLINTH,
AS SHOWN THROUGHOUT THIS FINAL DEVELOPMENT
PLAN AMENDMENT. THE FINAL NUMBER OF
ABOVE-GRADE FLOORS WITHIN THIS MAXIMUM WILL BE
ESTABLISHED WITH THE SITE PLAN SUBMISSION.

SECTION G-G



SHEET #

CAD FILE
1798-2001

JOB #

CHECKED
OS/RW

OS/JPW/KK/DW
DRAWN

SEAL

REVISIONS

PR
O

V
ID

E
N

C
E

D
IS

TR
IC

T
-F

A
IR

FA
X

CO
U

N
TY

V
IR

G
IN

IA

MAY 6, 2013
DATE

SCALE

of 33

F
D

P
A

2
0

1
0

-P
R

-0
2

1
F

IN
A

L
D

E
V

E
L

O
P

M
E

N
T

P
L

A
N

A
M

E
N

D
M

E
N

T
45

01
D

al
y

D
riv

e
Ch

an
til

ly
,V

A
20

15
1

Ph
on

e:
70

3-
26

3-
19

00
w

w
w

.g
or

do
n.

us
.co

m

17A
2001F-ARCH.dwg

A
RC

H
IT

E
CT

U
RA

L
BU

IL
D

IN
G

SE
CT

IO
N

S

Not to Scale

SITE AND BUILDING SECTIONS ARE PROVIDED TO
ESTABLISH THE SCALE, MASSING, BUILDING HEIGHTS,
USE CONFIGURATION AND DIMENSIONAL RELATIONSHIPS
BETWEEN THE BUILDINGS, LANDSCAPE FEATURES,
STREETS AND ADJACENT LANDFORMS. OTHER DETAILS
OF SITE DEVELOPMENT SHOWN HERE THAT HAVE NOT
BEEN ESTABLISHED ELSEWHERE IN THIS FINAL
DEVELOPMENT PLAN AMENDMENT ARE SUBJECT TO
CHANGE IN FINAL ARCHITECTURAL AND SITE PLANS.

MAXIMUM BUILDING HEIGHTS FOR BUILDINGS 1 &2 NOTED
ON SHEET 3 ALLOW FOR UP TO ONE (1) ADDITIONAL
FLOOR OF ABOVE-GRADE PARKING AND ONE (1)
CORRESPONDING ADDITIONAL FLOOR OF
EXTENDED-STAY HOTEL TO WRAP THE PARKING PLINTH,
AS SHOWN THROUGHOUT THIS FINAL DEVELOPMENT
PLAN AMENDMENT. THE FINAL NUMBER OF
ABOVE-GRADE FLOORS WITHIN THIS MAXIMUM WILL BE
ESTABLISHED WITH THE SITE PLAN SUBMISSION.

SECTION J-J
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NORTH

SPRING/ FALL

SUMMER

WINTER
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SCALE:  1" = 50'
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LIGHTING

PRECEDENT IMAGES, PAVING PATTERNS, SITE AMENITIES AND DESIGN DETAILS
ARE PROVIDED TO ESTABLISH THE BASELINE STANDARD, VISUAL CHARACTER,
SCALE, AND MATERIAL QUALITY LEVEL OF THE URBAN DESIGN FEATURES NOTED,
AND ARE REPRESENTATIVE OF THE INTENDED DESIGN. FIELD PAVING AT
SECONDARY PEDESTRIAN AREAS AS SHOWN MAY BE DESIGNED AS SCORED
CONCRETE, IN CONFORMANCE WITH THE CAPITAL ONE DESIGN GUIDELINES.
SPECIFIC PRODUCT SELECTIONS, AMENITY LOCATIONS, AND DETAILING OF
STREETSCAPE FURNITURE, LIGHTING AND PAVING MAY VARY WITH FINAL
ARCHITECTURAL AND SITE PLANS, PROVIDED THEY ARE IN SUBSTANTIAL
CONFORMANCE WITH THE DESIGN INTENT PRESENTED IN THE CDPA, THE
PROFFERS AND THE FINAL DEVELOPMENT PLAN AMENDMENT.

”
”

”

É
”

LEGEND
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BENCHES

BIKE RACKS

TRASH  & RECYCLING RECEPTACLES

PLANTERS

PAVEMENT LOW IMPACT DESIGN (LID'S)

”

UTILITY VAULT COVERS

PRECEDENT IMAGES, PAVING PATTERNS, SITE AMENITIES AND DESIGN DETAILS ARE
PROVIDED TO ESTABLISH THE BASELINE STANDARD, VISUAL CHARACTER, SCALE, AND
MATERIAL QUALITY LEVEL OF THE URBAN DESIGN FEATURES NOTED, AND ARE
REPRESENTATIVE OF THE INTENDED DESIGN. FIELD PAVING AT SECONDARY
PEDESTRIAN AREAS AS SHOWN MAY BE DESIGNED AS SCORED CONCRETE, IN
CONFORMANCE WITH THE CAPITAL ONE DESIGN GUIDELINES. SPECIFIC PRODUCT
SELECTIONS, AMENITY LOCATIONS, AND DETAILING OF STREETSCAPE FURNITURE,
LIGHTING AND PAVING MAY VARY WITH FINAL ARCHITECTURAL AND SITE PLANS,
PROVIDED THEY ARE IN SUBSTANTIAL CONFORMANCE WITH THE DESIGN INTENT
PRESENTED IN THE CDPA, THE PROFFERS AND THE FINAL DEVELOPMENT PLAN
AMENDMENT.

existing light fixtures plaza light fixture
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SITE  SECURITY  FEATURES

REINFORCED ANTI-RAM SEAT WALL/
PLANTER WALLEXISTING SITE BOLLARDS

SECURITY/ ANTI-RAM LIGHT BOLLARDS
SECURITY/ ANTI-RAM BOLLARDS TO
MATCH EXISTING BOLLARD STYLE

REINFORCED ANTI-RAM SEAT WALL AND
ANTI-RAM LIGHT BOLLARDS

CONCEPT BIO-RETENTION PLANTER /
ANTI-RAM WALL

LEGEND

SCALE: 1"=5'-0"

19B

PRECEDENT IMAGES AND SITE
AMENITIES ARE PROVIDED TO
ESTABLISH THE BASELINE STANDARD,
VISUAL CHARACTER, SCALE, AND
MATERIAL QUALITY LEVEL OF THE
URBAN DESIGN FEATURES NOTED,
AND ARE REPRESENTATIVE OF THE
INTENDED DESIGN. SPECIFIC PRODUCT
SELECTIONS, AMENITY LOCATIONS,
AND DETAILING MAY VARY WITH FINAL
ARCHITECTURAL AND SITE PLANS,
PROVIDED THEY ARE IN SUBSTANTIAL
CONFORMANCE WITH THE DESIGN
INTENT PRESENTED IN THE CDPA, THE
PROFFERS AND THE FINAL
DEVELOPMENT PLAN AMENDMENT.

NORTH

SCALE:  1" = 50'

SECURITY GATE AND BOOTH
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SCALE:  1" = 20'

NORTH

B-1: POCKET PARK ENLARGEMENT

SCALE:  1'' = 20'
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SCALE:  1" = 20'

E-2: POCKET PARK ENLARGEMENT

NORTH

SCALE:  1'' = 20'

LEGEND

SCALE:  1" = 10'

A-1: POCKET PARK ENLARGEMENT

NORTH

SCALE:  1'' = 10'

SCALE:  1" = 10'

A-2: POCKET PARK ENLARGEMENT

NORTH

SCALE:  1'' = 10'
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CURRENT TRAFFIC CIRCLE DESIGN

LEGEND
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SCALE:  1" = 20'

OPTIONAL TRAFFIC CIRCLE IMPROVEMENTS

NORTH

SCALE:  1'' = 20'

THE CONCEPT PLAN PROVIDED BELOW IS PRELIMINARY AND SUBJECT TO REVISION BASED ON FINAL DESIGN
DURING SITE PLAN.  THE INTENTION OF THE RENOVATION AT THE EXISTING CIRCLE IS TO PROVIDE AN OPTION TO
POTENTIALLY RE-SURFACE THE PAVING, MATERIALS, AND LANDSCAPING TO BLEND WITH THE ADJACENT POCKET
PARKS.  NOTE THERE IS AN INTERIM CONDITION SHOWN AT BLOCK A BASED ON THE CAPITAL ONE HQ EXPANSION
PHASE.  THE APPLICANT RESERVES THE RIGHT TO PROVIDE EITHER THE CURRENT TRAFFIC CIRCLE DESIGN OR THE
OPTIONAL TRAFFIC CIRCLE IMPROVEMENTS.
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Drain
age
Area

ID

Required Runoff Retention Runoff Reduction
Practices

Runoff Reduction by Green Roof - 100%
Reduction Efficiency

Runoff Reduction by Bioretention - 100% Reduction
Efficiency Runoff Reduction by Rainwater Harvesting (Cistern) Provided Runoff

Retention

Area
(ac)

Impervious
Area

including
Green Roof

Rv=0.95
(ac)

Turf
Area -
Rv=0.2
5 (ac)

Natural
Open

Space -
Rv=0.05

(ac)

Runoff
Volume
from 1"
Rainfall

(cf)

Gre
en

Roof

Bioreten
tion

Rainwa
ter

Harvest
ing

(Cistern
)

Green
Roof -

Rv=0.95
(ac)

Generat
ed

Runoff
Volume

(cf)

Runoff
Reduction
by Green
Roof (cf)

Reductio
n

Contribu
tion

Percenta
ge

Drainage
Area

Generated
Runoff

Volume (cf)

Runoff
Reduction

By
Upstream

Green Roof
(cf)

Runoff
Volume to
Bioretenti

on (cf)

Runoff
Reduction

by
Bioretentio

n (cf)

Reductio
n

Contribu
tion

Percenta
ge

Rainwater
Collect Area

(ac)

Design
Rainfall
for RWH

(in)

Runoff Volume to
Rainwater
Harvesting

(Cistern) from
Design Rainfall  (cf)

*Runoff
Reduction

Volume
Credit

Runoff
Reduction by

Rainwater
Harvesting

(Cistern) (cf)

Reductio
n

Contribut
ion

Percenta
ge

Total
Runoff

Reductio
n Volume

(cf)

Reductio
n

Percenta
ge

A1 0.67 0.67 0.00 2,310 √ √ 0.26 897 897 39% 0 0 0 0 0% 0.41 1.2 1,753 95% 1,666 72% 2,562 111%
A2 0.45 0.45 0.00 1,552 √ √ 0.18 621 621 40% 0 0 0 0 0% 0.27 1.2 1,155 95% 1,097 71% 1,718 111%
A3 0.38 0.38 0.00 1,310 √ √ 0.15 517 517 39% 0 0 0 0 0% 0.23 1.2 984 95% 934 71% 1,452 111%
A4 0.21 0.19 0.02 673 √ 0.00 0 0 0% 673 0 673 673 100% 0.00 1.2 0 0% 0 0% 673 100%
A5 0.25 0.22 0.03 786 √ 0.00 0 0 0% 786 0 786 786 100% 0.00 1.2 0 0% 0 0% 786 100%
A6 0.16 0.14 0.02 501 √ 0.00 0 0 0% 501 0 501 501 100% 0.00 1.2 0 0% 0 0% 501 100%
A7 0.17 0.15 0.02 535 √ 0.00 0 0 0% 535 0 535 535 100% 0.00 1.2 0 0% 0 0% 535 100%
A8 0.44 0.40 0.04 1,416 √ 0.00 0 0 0% 1,416 0 1,416 1,416 100% 0.00 1.2 0 0% 0 0% 1,416 100%

Block A Subtotal 9,084 9,643 106%
B1 2.01 2.01 0.00 6,931 √ √ 0.81 2,793 2,793 40% 0 0 0 0 0% 1.20 1.2 5,131 95% 4,875 70% 7,668 111%
B2 1.51 1.51 0.00 5,207 √ √ 0.60 2,069 2,069 40% 0 0 0 0 0% 0.91 1.2 3,891 95% 3,697 71% 5,766 111%
B3 0.59 0.43 0.16 1,628 √ 0.00 0 0 0% 1,628 0 1,628 1,628 100% 0.00 1.2 0 0% 0 0% 1,628 100%
B4 0.86 0.72 0.14 2,610 √ 0.00 0 0 0% 2,610 0 2,610 2,610 100% 0.00 1.2 0 0% 0 0% 2,610 100%

Block B Subtotal 16,377 17,672 108%
C1 2.68 2.68 0.00 9,242 √ √ 1.07 3,690 3,690 40% 9,242 3,690 5,552 5,552 60% 0.00 1.2 0 0% 0 0% 9,242 100%
C2 0.56 0.56 0.00 1,931 √ √ 0.22 759 759 39% 1,931 759 1,172 1,172 61% 0.00 1.2 0 0% 0 0% 1,931 100%
C3 0.49 0.44 0.05 1,563 √ 0.00 0 0 0% 1,563 0 1,563 1,563 100% 0.00 1.2 0 0% 0 0% 1,563 100%
C4 0.47 0.42 0.05 1,494 √ 0.00 0 0 0% 1,494 0 1,494 1,494 100% 0.00 1.2 0 0% 0 0% 1,494 100%
C5 0.23 0.21 0.02 742 √ 0.00 0 0 0% 742 0 742 742 100% 0.00 1.2 0 0% 0 0% 742 100%
C6 0.30 0.28 0.02 984 √ 0.00 0 0 0% 984 0 984 984 100% 0.00 1.2 0 0% 0 0% 984 100%

Block C Subtotal 15,956 15,956 100%
D1-a 1.88 1.88 0.00 6,483 √ √ 0.75 2,586 2,586 40% 0 0 0 0 0% 1.13 1.2 4,832 95% 4,590 71% 7,177 111%
D1-b 0.76 0.48 0.28 1,909 √ 0.00 0 0 0% 1,909 0 1,909 1,909 100% 0.00 1.2 0 0% 0 0% 1,909 100%
D1-c 0.54 0.00 0.00 0.54 98 0.00 0 0 0% 0 0 0 0 0% 0.00 1.2 0 0% 0 0% 0 0%
D2 0.20 0.18 0.02 639 √ 0.00 0 0 0% 639 0 639 639 100% 0.00 1.2 0 0% 0 0% 639 100%
D3 0.20 0.18 0.02 639 √ 0.00 0 0 0% 639 0 639 639 100% 0.00 1.2 0 0% 0 0% 639 100%
D4 0.16 0.14 0.02 501 √ 0.00 0 0 0% 501 0 501 501 100% 0.00 1.2 0 0% 0 0% 501 100%
D5 0.27 0.25 0.02 880 √ 0.00 0 0 0% 880 0 880 880 100% 0.00 1.2 0 0% 0 0% 880 100%

Block D Subtotal 11,150 11,745 105%
E1 1.60 1.60 0.00 5,518 √ √ 0.63 2,173 2,173 39% 0 0 0 0 0% 0.97 1.2 4,148 95% 3,940 71% 6,113 111%

E2-a 1.30 1.30 0.00 4,483 √ √ 0.52 1,793 1,793 40% 0 0 0 0 0% 0.78 1.2 3,335 95% 3,169 71% 4,962 111%
E3-c 0.74 0.50 0.24 1,942 0.00 0 0 0% 0 0 0 0 0% 0.00 1.2 0 0% 0 0% 0 0%
E5 0.27 0.25 0.02 880 √ 0.00 0 0 0% 880 0 880 880 100% 0.00 1.2 0 0% 0 0% 880 100%
E6 0.20 0.18 0.02 639 √ 0.00 0 0 0% 639 0 639 639 100% 0.00 1.2 0 0% 0 0% 639 100%
E7 0.27 0.24 0.03 855 √ 0.00 0 0 0% 855 0 855 855 100% 0.00 1.2 0 0% 0 0% 855 100%
E8 0.21 0.19 0.02 673 √ 0.00 0 0 0% 673 0 673 673 100% 0.00 1.2 0 0% 0 0% 673 100%

Block E Subtotal 14,990 14,122 94%
F1 0.69 0.46 0.23 1,795 0.00 0 0 0% 0 0 0 0 0% 0.00 1.2 0 0% 0 0% 0 0%

Access Road Subtotal 1,795 0 0%
Total 21.72 19.69 1.49 0.54 69,351 5.19 17,898 17,898 26% 31,721 4,449 27,272 27,272 39% 5.90 25,229 95% 23,968 35% 69,138 100%
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Impervious
Area (ac)

CN=98

Pervious
Area (ac)

CN=80

Weighted
CN

Tc
(min)

Q2 (cfs) Q10 (cfs)
Green

Roof (ac)
CN=65

Non-Green Roof
Impervious Area (ac)

CN=98

Pervious
Area (ac)

CN=80

Weighted
CN

Tc
(min)

Q2 (cfs) Q10 (cfs)

19.84 13.73 6.11 92 5 81.83 143.53 2.00 10.30 7.54 88 5 71.73 133.98

Proposed Condition

AREA (ac)

Existing Condition

Impervious
Area (ac)

CN=98

Pervious
Area (ac)

CN=80

Weighted
CN

Tc
(min)

Qe2
(cfs)

Ve2 (cf)
Qa2 (cfs)

(Qe2 X 75%)
Va2(cf)

(Ve2 X 75%)

Green
Roof (ac)

CN=65

Non-Green Roof
Impervious Area (ac)

CN=98

Pervious
Area (ac)

CN=80

Weighted CN
before

Adjustment

Runoff Reduction through
Bioretention and

Rainwater Harvesting (cf)

*Weighted CN
after

Adjustment

Tc
(min)

Provided
Detention

Volume (cf)

Qp2
(cfs)

Vp2
(cfs)

19.84 3.20 13.73 6.11 92 5 81.83 174,580 61.37 130,935 2.00 10.30 7.54 88 21,298 84 5 86,229 48.37 130,527
* The method used to adjust the curve number due to the runoff reduction is the same as that in Virginia Runoff Reduction Method Worksheet, which is based on TR-55 method.

2-YR 24-HR
Rainfall

(in)

AREA
(ac)

Existing Condition Proposed ConditionAllowable
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Forebay Volume
EL DEPTH AREA AVE VOL TOTAL TOTAL

AREA VOLUME VOLUME REMAARKS
(FT) (FT) (SF) (SF) (CF) (CF) (AF)
[1] [2] [3] [4] [5] [6] [9] [10]
300.00 0.00 626 0 0 0 0.00
302.00 2.00 1,357 992 1,983 1,983 0.05
303.00 1.00 1,808 1,583 1,583 3,566 0.08
304.00 1.00 2,315 2,062 2,062 5,627 0.13
306.00 2.00 3,498 2,907 5,813 11,440 0.26

Total Volume

EL DEPTH AREA AVE VOL TOTAL TOTAL
AREA VOLUME VOLUME REMARKS

(FT) (FT) (SF) (SF) (CF) (CF) (AF)
[1] [2] [3] [4] [5] [6] [9] [10]
292.00 0.00 4,314 0.00 0.00 0.00 0.00
294.00 2.00 6,343 5,329 10,657 10,657 0.24
296.00 2.00 8,750 7,547 15,093 25,750 0.59
298.00 2.00 11,462 10,106 20,212 45,962 1.06
300.00 2.00 15,032 13,247 26,494 72,456 1.66
302.00 2.00 19,768 17,400 34,800 107,256 2.46
303.00 1.00 22,098 20,933 20,933 128,189 2.94 BMP WSE
304.00 1.00 24,602 23,350 23,350 151,539 3.48
306.00 2.00 30,461 27,532 55,063 206,602 4.74
308.00 2.00 35,922 33,192 66,383 272,985 6.27
310.00 2.00 40,795 38,359 76,717 349,702 8.03
312.00 2.00 46,635 43,715 87,430 437,132 10.04
314.00 2.00 54,500 50,568 101,135 538,267 12.36
316.00 2.00 60,521 57,511 115,021 653,288 15.00

Proposed Impervious
Area including green

roof (ac)

Runoff
Coefficient

C
40% X A X C

Treatment
Area (ac)

A

Runoff
Coefficient

C

Removal
Efficiency

E

Achieved
Removal
A X C X E

19.84 12.30 0.67 5.33 18.10 0.69 50% 6.24

Proposed Wet PondAREA (ac)
A

Removal Requirement
Removal Achievement

Site Name:

Description:

Post-Development Land Cover
data input cells highlighted in yellow

Drainage Area A Land Cover Type *
HSG A
soils

HSG B
Soils

HSG C
Soils

HSG D
Soils

HSG A soils HSG B Soils HSG C Soils HSG D Soils Totals
Forest / Preserved Open Space - Undisturbed, protected

forest and open space or reforested land 0.02 0.03 0.04 0.05

0.00 0.00 Managed Turf 0.15 0.20 0.22 0.25

0.92 0.92 Impervious Cover 0.95 0.95 0.95 0.95

8.48 8.48
Total 9.40

Land Cover Summary
Drainage Area B Forest / Preserved Open Space (ac) 0.00

HSG A soils HSG B Soils HSG C Soils HSG D Soils Totals Weighted Rv (forest) 0.00
0.00 % Forest 0%

Managed Turf (acres) 0.00 Managed Turf (acres) 0.92
Impervious Cover (acres) 0.00 Weighted Rv (turf) 0.25

Total 0.00 % Managed Turf 10%

Drainage Area C Impervious Cover (acres) 8.48
HSG A soils HSG B Soils HSG C Soils HSG D Soils Totals Rv (impervious) 0.95

0.00 % Impervious 90%
Managed Turf (acres) 0.00 Total Site Area (acres) 9.40

Impervious Cover (acres) 0.00 Site Rv 0.88

Total 0.00 Rainfall / Runoff Summary
Target Rainfall to Retain Onsite (inches) 1.0

Drainage Area D 1-inch Rainfall Volume for entire site (cf) 34,122
HSG A soils HSG B Soils HSG C Soils HSG D Soils Totals Volume Not Converted to Runoff (cf) 4,044

0.00 1-inch Runoff Volume for entire site (cf) 30,078

Managed Turf (acres) 0.00 Runoff Reduction Summary

Impervious Cover (acres) 0.00 Target Runoff Reduction Volume (cf) 30,078
Total 0.00 Runoff Reduction Volume Achieved (cf) 28,195

Total Runoff Volume Retained (cf) 32,239
Drainage Area E Total Area of Site Captured in a BMP (acres) 7.97

HSG A soils HSG B Soils HSG C Soils HSG D Soils Totals

0.00

Managed Turf (acres) 0.00 Total Site Area Captured by a BMP (%) 85%

Impervious Cover (acres) 0.00
Total 0.00

Tysons Corner Comprehensive Plan Stormwater Conformance Spreadsheet - Beta Version 4-18-2012

Rv Coefficients

* See the instructions tab for a definition of each land cover type.

Forest / Preserved Open Space -
Undisturbed, protected forest and open

Capital One - FDPA

Conformance with Comprehensive Plan Goal

Rainfall Depth Retained Onsite (inch) 0.94

Land Cover Type

Land Cover Type

Land Cover Type

Land Cover Type

Land Cover Type

Forest / Preserved Open Space -
Undisturbed, protected forest and open

Forest / Preserved Open Space -
Undisturbed, protected forest and open

Forest / Preserved Open Space -
Undisturbed, protected forest and open

Forest / Preserved Open Space -
Undisturbed, protected forest and open

Managed Turf (acres)

Impervious Cover (acres)



Area
(ac)

Impervious Area
including Green

Roof Rv=0.95 (ac)

Turf Area -
Rv=0.25

(ac)

Runoff
Volume from
1" Rainfall (cf)

Green
Roof

Bio-
retention

Rainwater
Harvesting
(Cistern)

Green Roof -
Rv=0.95 (ac)

Generated
Runoff

Volume (cf)

Runoff
Reduction by

Green Roof (cf)

Reduction
Contribution
Percentage

Drainage Area
Generated Runoff

Volume (cf)

Runoff Volume
to Bioretention

(cf)

Runoff
Reduction by

Bioretention (cf)

Reduction
Contribution
Percentage

Rainwater
Collect

Area (ac)

Runoff Volume to Rainwater
Harvesting (Cistern) from

1.2" rainfall  (cf)

*Runoff
Reduction

Volume Credit

Runoff Reduction by
Rainwater Harvesting

(Cistern) (cf)

Reduction
Contribution
Percentage

Total Runoff
Reduction

Volume (cf)

Reduction
Percentage

A1 0.67 0.67 0.00 2,310 √ √ 0.26 897 897 39% 0 0 0 0% 0.41 1,753 95% 1,666 72% 2,562 111%
A2 0.45 0.45 0.00 1,552 √ √ 0.18 621 621 40% 0 0 0 0% 0.27 1,155 95% 1,097 71% 1,718 111%
A3 0.38 0.38 0.00 1,310 √ √ 0.15 517 517 39% 0 0 0 0% 0.23 984 95% 934 71% 1,452 111%
A4 0.21 0.19 0.02 673 √ 0.00 0 0 0% 673 673 673 100% 0.00 0 95% 0 0% 673 100%
A5 0.25 0.22 0.03 786 √ 0.00 0 0 0% 786 786 786 100% 0.00 0 95% 0 0% 786 100%
A6 0.16 0.14 0.02 501 √ 0.00 0 0 0% 501 501 501 100% 0.00 0 95% 0 0% 501 100%
A7 0.17 0.15 0.02 535 √ 0.00 0 0 0% 535 535 535 100% 0.00 0 95% 0 0% 535 100%
A8 0.44 0.40 0.04 1,416 √ 0.00 0 0 0% 1,416 1,416 1,416 100% 0.00 0 95% 0 0% 1,416 100%

9,084 9,643 106%

B1 2.01 2.01 0.00 6,931 √ √ 0.81 2,793 2,793 40% 0 0 0 0% 1.20 5,131 95% 4,875 70% 7,668 111%
B2 1.51 1.51 0.00 5,207 √ √ 0.60 2,069 2,069 40% 0 0 0 0% 0.91 3,891 95% 3,697 71% 5,766 111%
B3 0.59 0.43 0.16 1,628 √ 0.00 0 0 0% 1,628 1,628 1,628 100% 0.00 0 95% 0 0% 1,628 100%
B4 0.86 0.72 0.14 2,610 √ 0.00 0 0 0% 2,610 2,610 2,610 100% 0.00 0 95% 0 0% 2,610 100%

16,377 17,672 108%

E3-c 0.74 0.50 0.24 1,942 0.00 0 0 0% 0 0 0 0% 0.00 0 95% 0 0% 0 0%
E5 0.27 0.25 0.02 880 √ 0.00 0 0 0% 880 880 880 100% 0.00 0 95% 0 0% 880 100%

2,822 880 31%

F1 0.69 0.46 0.23 1,795 0.00 0 0 0% 0 0 0 0% 0.00 0 95% 0 0% 0 0%

1,795 0 0%

Total 9.40 8.48 0.92 30,078 2.00 6,897 6,897 23% 9,030 9,030 9,030 30% 3.02 12,914 95% 12,268 41% 28,195 94%
*The runoff reduction credit is calculated using Tysons Stormwater Compliance Spreadsheet Beta 2012_0418.

Access Road Subtotal

Block A Subtotal

Block B Subtotal

Block E Subtotal

Runoff Reduction by Green Roof - 100% Reduction Runoff Reduction by Bioretention - 100% Reduction Efficiency Runoff Reduction by Rainwater Harvesting (Cistern) Provided Runoff
Drainage
Area ID

Required Runoff Retention Runoff Reduction Practices
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PROPOSED DETENTION FACILITIES

Footprint
(sf)

Equivalent
Depth (ft)

Provided
Detention

Volume (cf)
A1 Storage Vault 0.67 460 8.0 3,680
A2 Storage Vault 0.45 550 8.0 4,400
A3 Storage Vault 0.38 666 8.0 5,328

A4
Bioretention
with Storage

0.21 833 4.0 3,332

A5
Bioretention
with Storage

0.25 818 4.0 3,272

A6
Bioretention
with Storage

0.16 832 4.0 3,328

A7
Bioretention
with Storage

0.17 879 4.0 3,516

A8
Bioretention
with Storage

0.44 1,620 4.0 6,480

B1 Storage Vault 2.01 1,180 18.0 21,240
B2 Storage Vault 1.51 625 19.5 12,188

B3
Bioretention
with Storage

0.59 1,175 5.5 6,463

B4
Bioretention
with Storage

0.86 1,497 6.5 9,731

E5
Bioretention
with Storage

0.27 818 4.0 3,272

Total 7.97 11,953 7.2 86,229

Facility SizingDrainage
Area /
Facility

ID

Facility Type
Drainage
Area (ac)

Runoff Reduction Credit for Rainwater Harvesting

Design Rainfall
for RWH

Max Volume
Captured by Cistern

Lowest Monthly
Demand (January)

Avg Daily Drawdown in
Lowest Demand Month

Footprint Height
Estimated
% Credit

Runoff Reduction
Volume

(ac) (sf) (in) (cf) (gallons) (gallons) (sf) (ft) (cf) (gallons) (cf)
A1 0.41 17,860 1.2 1,753 549 9.0 4,941 36,959
A2 0.27 11,761 1.2 1,155 390 9.0 3,510 26,255
A3 0.23 10,019 1.2 984 470 9.0 4,230 31,640

SubTotal 0.91 39,640 3,891 1,409 12,681 94,854
B1 1.20 52,272 1.2 5,131 #3 435,710 14,055 2,400 19.0 45,600 341,088 95% 4,875
B2 0.91 39,640 1.2 3,891 #4 233,225 7,523 1,130 19.5 22,035 164,822 95% 3,697

3.02 131,551 12,914 1,003,517 32,372 4,939 80,316 600,764 12,268
*The runoff reduction credit is calculated using Tysons Stormwater Compliance Spreadsheet Beta 2012_0418.

Block Cistern
ID

Demand

Total

Rainwater Collect
Area

Building
# Served

A

B

10,793334,582#1 3,69795%

*Runoff Reduction Credit

Volume

Supply Cistern Volume
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SCALE:  1" = 250'

key plan

NORTH

LEGEND

BUILDING ELEVATIONS ARE PROVIDED TO ILLUSTRATE THE GENERAL CHARACTER OF THE
BUILDING MASSING, SCALE, FAÇADE ARTICULATION, GENERAL BUILDING ENVELOPE AND
FENESTRATION TREATMENT, MATERIALITY AND MATERIAL QUALITY OF THE PROPOSED
DEVELOPMENT, AS WELL AS THE POROSITY, MATERIALITY AND ENTRY LOCATIONS AT THE
GROUND FLOOR OF THE BUILDING. OTHER DETAILS OF BUILDING DESIGN SHOWN HERE
THAT HAVE NOT BEEN ESTABLISHED ELSEWHERE IN THIS FINAL DEVELOPMENT PLAN
AMENDMENT (SUCH AS SPECIFIC MATERIAL OR COLOR SELECTIONS, FENESTRATION
DETAILS, ETC.) ARE SUBJECT TO CHANGE IN FINAL ARCHITECTURAL AND SITE PLANS.

ELEVATION - SOUTHEAST (VIEW FROM CAPITAL ONE DRIVE SOUTH AND ROUTE 123)
1
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SCALE:  1" = 250'

key plan
NORTH

BUILDING ELEVATIONS ARE PROVIDED TO ILLUSTRATE THE GENERAL
CHARACTER OF THE BUILDING MASSING, SCALE, FAÇADE ARTICULATION,
GENERAL BUILDING ENVELOPE AND FENESTRATION TREATMENT,
MATERIALITY AND MATERIAL QUALITY OF THE PROPOSED DEVELOPMENT,
AS WELL AS THE POROSITY, MATERIALITY AND ENTRY LOCATIONS AT THE
GROUND FLOOR OF THE BUILDING. OTHER DETAILS OF BUILDING DESIGN
SHOWN HERE THAT HAVE NOT BEEN ESTABLISHED ELSEWHERE IN THIS
FINAL DEVELOPMENT PLAN AMENDMENT (SUCH AS SPECIFIC MATERIAL OR
COLOR SELECTIONS, FENESTRATION DETAILS, ETC.) ARE SUBJECT TO
CHANGE IN FINAL ARCHITECTURAL AND SITE PLANS.

LEGEND

ELEVATION - NORTHEAST (VIEW FROM PROPOSED CAPITAL ONE TOWER ROAD)
2
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SCALE:  1" = 250'

key plan

NORTH

BUILDING ELEVATIONS ARE PROVIDED TO ILLUSTRATE THE GENERAL CHARACTER
OF THE BUILDING MASSING, SCALE, FAÇADE ARTICULATION, GENERAL BUILDING
ENVELOPE AND FENESTRATION TREATMENT, MATERIALITY AND MATERIAL
QUALITY OF THE PROPOSED DEVELOPMENT, AS WELL AS THE POROSITY,
MATERIALITY AND ENTRY LOCATIONS AT THE GROUND FLOOR OF THE BUILDING.
OTHER DETAILS OF BUILDING DESIGN SHOWN HERE THAT HAVE NOT BEEN
ESTABLISHED ELSEWHERE IN THIS FINAL DEVELOPMENT PLAN AMENDMENT
(SUCH AS SPECIFIC MATERIAL OR COLOR SELECTIONS, FENESTRATION DETAILS,
ETC.) ARE SUBJECT TO CHANGE IN FINAL ARCHITECTURAL AND SITE PLANS.

LEGEND

ELEVATION - NORTHWEST (VIEW FROM CAPITAL ONE DRIVE NORTH)
3
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SCALE:  1" = 250'

key plan

NORTH

LEGEND

BUILDING ELEVATIONS ARE PROVIDED TO ILLUSTRATE THE
GENERAL CHARACTER OF THE BUILDING MASSING, SCALE,
FAÇADE ARTICULATION, GENERAL BUILDING ENVELOPE AND
FENESTRATION TREATMENT, MATERIALITY AND MATERIAL
QUALITY OF THE PROPOSED DEVELOPMENT, AS WELL AS THE
POROSITY, MATERIALITY AND ENTRY LOCATIONS AT THE
GROUND FLOOR OF THE BUILDING. OTHER DETAILS OF
BUILDING DESIGN SHOWN HERE THAT HAVE NOT BEEN
ESTABLISHED ELSEWHERE IN THIS FINAL DEVELOPMENT
PLAN AMENDMENT (SUCH AS SPECIFIC MATERIAL OR COLOR
SELECTIONS, FENESTRATION DETAILS, ETC.) ARE SUBJECT
TO CHANGE IN FINAL ARCHITECTURAL AND SITE PLANS.

ELEVATION - SOUTHWEST (VIEW FROM EXISTING PARKING GARAGE & CAPITAL ONE DRIVE SOUTH
4
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SCALE:  1" = 250'

key plan

NORTH

BUILDING ELEVATIONS ARE PROVIDED TO ILLUSTRATE THE
GENERAL CHARACTER OF THE BUILDING MASSING, SCALE,
FAÇADE ARTICULATION, GENERAL BUILDING ENVELOPE AND
FENESTRATION TREATMENT, MATERIALITY AND MATERIAL
QUALITY OF THE PROPOSED DEVELOPMENT, AS WELL AS THE
POROSITY, MATERIALITY AND ENTRY LOCATIONS AT THE
GROUND FLOOR OF THE BUILDING. OTHER DETAILS OF
BUILDING DESIGN SHOWN HERE THAT HAVE NOT BEEN
ESTABLISHED ELSEWHERE IN THIS FINAL DEVELOPMENT
PLAN AMENDMENT (SUCH AS SPECIFIC MATERIAL OR COLOR
SELECTIONS, FENESTRATION DETAILS, ETC.) ARE SUBJECT
TO CHANGE IN FINAL ARCHITECTURAL AND SITE PLANS.

LEGEND
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ELEVATION - SOUTHEAST
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SCALE:  1" = 250'

key plan

NORTH

BUILDING ELEVATIONS ARE PROVIDED TO ILLUSTRATE THE
GENERAL CHARACTER OF THE BUILDING MASSING, SCALE,
FAÇADE ARTICULATION, GENERAL BUILDING ENVELOPE AND
FENESTRATION TREATMENT, MATERIALITY AND MATERIAL
QUALITY OF THE PROPOSED DEVELOPMENT, AS WELL AS THE
POROSITY, MATERIALITY AND ENTRY LOCATIONS AT THE
GROUND FLOOR OF THE BUILDING. OTHER DETAILS OF
BUILDING DESIGN SHOWN HERE THAT HAVE NOT BEEN
ESTABLISHED ELSEWHERE IN THIS FINAL DEVELOPMENT
PLAN AMENDMENT (SUCH AS SPECIFIC MATERIAL OR COLOR
SELECTIONS, FENESTRATION DETAILS, ETC.) ARE SUBJECT
TO CHANGE IN FINAL ARCHITECTURAL AND SITE PLANS.

LEGEND

0' 30'

ELEVATION - NORTHEAST
6
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ELEVATION - SOUTHWEST

SCALE:  1" = 250'

key plan
NORTH

BUILDING ELEVATIONS ARE PROVIDED TO ILLUSTRATE THE GENERAL CHARACTER
OF THE BUILDING MASSING, SCALE, FAÇADE ARTICULATION, GENERAL BUILDING
ENVELOPE AND FENESTRATION TREATMENT, MATERIALITY AND MATERIAL
QUALITY OF THE PROPOSED DEVELOPMENT, AS WELL AS THE POROSITY,
MATERIALITY AND ENTRY LOCATIONS AT THE GROUND FLOOR OF THE BUILDING.
OTHER DETAILS OF BUILDING DESIGN SHOWN HERE THAT HAVE NOT BEEN
ESTABLISHED ELSEWHERE IN THIS FINAL DEVELOPMENT PLAN AMENDMENT
(SUCH AS SPECIFIC MATERIAL OR COLOR SELECTIONS, FENESTRATION DETAILS,
ETC.) ARE SUBJECT TO CHANGE IN FINAL ARCHITECTURAL AND SITE PLANS.

LEGEND
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ENLARGEMENT - NORTHWEST ELEVATION
NOT TO SCALE

BUILDING ELEVATIONS ARE PROVIDED TO ILLUSTRATE THE GENERAL CHARACTER
OF THE BUILDING MASSING, SCALE, FAÇADE ARTICULATION, GENERAL BUILDING
ENVELOPE AND FENESTRATION TREATMENT, MATERIALITY AND MATERIAL
QUALITY OF THE PROPOSED DEVELOPMENT, AS WELL AS THE POROSITY,
MATERIALITY AND ENTRY LOCATIONS AT THE GROUND FLOOR OF THE BUILDING.
OTHER DETAILS OF BUILDING DESIGN SHOWN HERE THAT HAVE NOT BEEN
ESTABLISHED ELSEWHERE IN THIS FINAL DEVELOPMENT PLAN AMENDMENT
(SUCH AS SPECIFIC MATERIAL OR COLOR SELECTIONS, FENESTRATION DETAILS,
ETC.) ARE SUBJECT TO CHANGE IN FINAL ARCHITECTURAL AND SITE PLANS.

LEGEND

ENLARGEMENT - SOUTHEAST ELEVATION
SCALE: 1" = 20'

SEE SHEET 25B FOR OVERALL ELEVATION

SEE SHEET 25 FOR OVERALL ELEVATION
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VIEW LOOKING NORTHWEST VIEW LOOKING NORTH THROUGH CAPITAL ONE TOWER ROAD

VIEW LOOKING SOUTHEAST VIEW LOOKING WEST

MODEL PHOTOGRAPHS ARE PROVIDED TO ILLUSTRATE THE
GENERAL CHARACTER, SCALE, AND BUILDING MASSING OF
THE DEVELOPMENT. IN PARTICULAR, THEY ARE INTENDED
TO SHOW THE PROPOSED DEVELOPMENT IN THE CONTEXT
OF ADJACENT PLANNED BUILDING AND TRANSPORTATION
DEVELOPMENT IN THE TYSONS EAST AREA. OTHER DETAILS
OF BUILDING AND LANDSCAPE DESIGN SHOWN HERE THAT
HAVE NOT BEEN ESTABLISHED ELSEWHERE IN THIS FINAL
DEVELOPMENT PLAN AMENDMENT ARE SUBJECT TO
CHANGE IN FINAL ARCHITECTURAL PLANS.



SHEET #

CAD FILE
1798-2001

JOB #

CHECKED
OS/RW

OS/JPW/KK/DW
DRAWN

SEAL

REVISIONS

PR
O

V
ID

E
N

C
E

D
IS

TR
IC

T
-F

A
IR

FA
X

CO
U

N
TY

V
IR

G
IN

IA

MAY 6, 2013
DATE

SCALE

of 33

F
D

P
A

2
0

1
0

-P
R

-0
2

1
F

IN
A

L
D

E
V

E
L

O
P

M
E

N
T

P
L

A
N

A
M

E
N

D
M

E
N

T
45

01
D

al
y

D
riv

e
Ch

an
til

ly
,V

A
20

15
1

Ph
on

e:
70

3-
26

3-
19

00
w

w
w

.g
or

do
n.

us
.co

m

27
2001F-FM.dwg

E
M

E
RG

E
N

CY
A

CC
E

SS
PL

A
N

1"=60'

NORTH

SCALE:  1" = 60'

LEGEND



28
2001F-PH.dwg

IN
FR

A
ST

RU
C

TU
RE

PH
A

SE

1"=100'

NORTH

SCALE:  1" = 100'

SHEET #

CAD FILE
1798-2001

JOB #

CHECKED
OS/RW

OS/JPW/KK/DW
DRAWN

SEAL

REVISIONS

PR
O

V
ID

E
N

C
E

D
IS

TR
IC

T
-F

A
IR

FA
X

CO
U

N
TY

V
IR

G
IN

IA

MAY 6, 2013
DATE

SCALE

of 33

F
D

P
A

2
0

1
0

-P
R

-0
2

1
F

IN
A

L
D

E
V

E
L

O
P

M
E

N
T

P
L

A
N

A
M

E
N

D
M

E
N

T
45

01
D

al
y

D
riv

e
Ch

an
til

ly
,V

A
20

15
1

Ph
on

e:
70

3-
26

3-
19

00
w

w
w

.g
or

do
n.

us
.co

m

INFRASTRUCTURE PHASE



Office
<1/8 mile

Office
>1/8 mile

Resid.
<1/8 mile

Resid.
>1/8 mile

Retail*
<1/8 mile

Retail*
>1/8 mile

Hotel
<1/8 mile

Hotel
>1/8 mile TOTALS

Block A
Existing Parking 58 58

Block B
Bldg. 3 940,550 SF 30,150 SF 970,700 SF

New Parking 1,643 1,643
New Loading 4 4

Block C
Existing Accessory 1,247 SF 1,247 SF

Existing Parking 0
New Parking 0

Block E
Existing Bldg. 505,500 SF 505,500 SF

Existing Parking 25 1,529 46 1,600
Existing Loading 5 5

New Parking 30

TOTALS

Existing FAR SF 1,247 SF 505,500 SF 0 SF 0 SF 0 SF 0 SF 0 SF 0 SF 0 SF 506,747 SF
Existing Parking 25 1,529 0 0 0 104 0 0 0 1,658
Existing Loading 0 5 0 0 0 0 0 0 0 5
Existing Parking

Ratio
(sports fields) 3.0:1000

New FAR SF 0 SF 940,550 SF 0 SF 0 SF 0 SF 30,150 SF 0 SF 0 SF 0 SF 970,700 SF
New Parking 30 1,643 0 0 0 0 0 0 0 1,673
New Loading 0 4 0 0 0 0 0 0 0 4

New Park ing Ratio (sports fields) 1.7:1000 1.0:room

Total FAR SF 1,247 SF 1,446,050 SF 0 SF 0 SF 0 SF 30,150 SF 0 SF 0 SF 0 SF 1,477,447 SF
Total Parking 55 3,172 0 0 0 104 0 0 0 3,331
Total Loading 0 9 0 0 0 0 0 0 0 9
Parking Ratio(sports fields) 2.2:1000 *1:200

for 1 st  1000
+

4.1:1000
for

remainder;
st

1.0:room

*

Public Facility
<1/8 mile

Retail units occupying & served by a common block retail/parking plinth are calculated as one retail structure; i.e., retail use in Blocks A, B, C, D and E are calculated for
the purposes of parking ratios (exempted SF and initial 1,000 SF rate) as one retail parcel each. Parking ratios for the <1/8 and >1/8 mile rings are pro-rated in Blocks A
and C based on the percentage of total parking in each block within the respective rings.
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KEY MAP 2

1

PERSPECTIVE VIEW AND
ELEVATIONS ARE PROVIDED TO
ILLUSTRATE THE GENERAL
CHARACTER, SCALE, BUILDING
MASSING, GENERAL BUILDING
ENVELOPE AND FENESTRATION
TREATMENT, RELATIONSHIP TO THE
SITE AND ADJACENT BUILDINGS,
AND MATERIAL QUALITY LEVEL OF
THE DEVELOPMENT. OTHER DETAILS
OF THE BUILDING DESIGN SHOWN
HERE THAT HAVE NOT BEEN
ESTABLISHED ELSEWHERE IN THIS
FINAL DEVELOPMENT PLAN
AMENDMENT ARE SUBJECT TO
CHANGE IN FINAL ARCHITECTURAL
AND SITE PLANS.

ELEVATION - NORTHWEST INTERIM CONDITION

NOT TO SCALE
1

PERSPECTIVE- NORTHWEST INTERIM CONDITION

NOT TO SCALE
2



Office
<1/8 mile

Office
>1/8 mile

Resid.
<1/8 mile

Resid.
>1/8 mile

Retail*
<1/8 mile

Retail*
>1/8 mile

Hotel
<1/8 mile

Hotel
>1/8 mile TOTALS

Block A
Bldg. 1 2,700 SF 590,800 SF 10,345 SF 603,845 SF
Bldg. 2 6,789 SF 1,460 SF 63,366 SF 18,022 SF 89,637 SF

New Park ing 4 1,331 max 25 100 69 31 1,560 max
New Loading 3 2 5

Block B
Bldg. 3 940,550 SF 30,150 SF 970,700 SF
Bldg. 4 325,374 SF 325,374 SF

New Park ing 1,643 350 1,993
New Loading 4 3 7

Block C
Existing Accessory 1,247 SF 1,247 SF

New Park ing 0

Block E
Bldg. 11 30,000 SF 0 SF*

Existing Bldg. 505,500 SF 505,500 SF
Existing Park ing 1,529 1,529
Existing Loading 5 5

New Park ing 35 35

TOTALS
Existing FAR SF 1,247 SF 505,500 SF 0 SF 0 SF 0 SF 0 SF 0 SF 0 SF 0 SF 506,747 SF
Existing Park ing 0 1,529 0 0 0 0 0 0 0 1,529
Existing Loading 0 5 0 0 0 0 0 0 0 5
Existing Park ing

Ratio
- 3:1000 - - - - - - -

New FAR SF 2,700 SF 1,531,350 SF 0 SF 0 SF 6,789 SF 41,955 SF 30,000 SF 63,366 SF 343,396 SF 1,989,556 SF*
New Park ing 4 2,974 max 0 0 25 100 35 69 381 3,588 max
New Loading 0 7 0 0 0 0 0 2 3 12

New Parking Ratio 1.5:1000 1.9:1000 **1:200
for 1 st  1000 +

5.2:1000
for remainder;

1 st  5000
exempt

**1:200
for 1 st  1000 +

2.8:1000
for remainder;

1 st  5000
exempt

1.2:1000 0.9:room
(average room

554 SF)

1.0:room
(average room

554 SF)

Total FAR SF 3,947 SF 2,036,850 SF 0 SF 0 SF 6,789 SF 41,955 SF 30,000 SF 63,366 SF 343,396 SF 2,496,303 SF*

Total Parking 4 4,503 max 0 0 25 100 35 69 381 5,117 max
Total Loading 0 12 0 0 0 0 0 2 3 17

* Total GSF does not include 30,000 SF non-FAR Public Facility, for consistency with FAR tabulations
**

Public Facility
<1/8 mile

Retail units occupying & served by a common block retail/parking plinth are calculated as one retail structure; i.e., retail use in Blocks A, B, C, D and E are calculated for the purposes of parking
ratios (exempted SF and initial 1,000 SF rate) as one retail parcel each. Parking ratios for the <1/8 and >1/8 mile rings are pro-rated in Blocks A and C based on the percentage of total parking in
each block within the respective rings.

CAPITAL ONE EXPANSION II AND HOTEL PHASE

30
2001F-PH.dwg

C
A

PI
TA

L
O

N
E

E
X

PA
N

SI
O

N
II

A
N

D
H

O
TE

L
PH

A
SE

1"=100'

NORTH

SCALE:  1" = 100'

SHEET #

CAD FILE
1798-2001

JOB #

CHECKED
OS/RW

OS/JPW/KK/DW
DRAWN

SEAL

REVISIONS

PR
O

V
ID

E
N

C
E

D
IS

TR
IC

T
-F

A
IR

FA
X

CO
U

N
TY

V
IR

G
IN

IA

MAY 6, 2013
DATE

SCALE

of 33

F
D

P
A

2
0

1
0

-P
R

-0
2

1
F

IN
A

L
D

E
V

E
L

O
P

M
E

N
T

P
L

A
N

A
M

E
N

D
M

E
N

T
45

01
D

al
y

D
riv

e
Ch

an
til

ly
,V

A
20

15
1

Ph
on

e:
70

3-
26

3-
19

00
w

w
w

.g
or

do
n.

us
.co

m



31
2001F-ELEV.dwg

TY
PI

C
A

L
PU

BL
IC

FA
CI

LI
TY

BU
IL

D
IN

G
PL

A
N

S

Not to Scale

SHEET #

CAD FILE
1798-2001

JOB #

CHECKED
OS/RW

OS/JPW/KK/DW
DRAWN

SEAL

REVISIONS

PR
O

V
ID

E
N

C
E

D
IS

TR
IC

T
-F

A
IR

FA
X

CO
U

N
TY

V
IR

G
IN

IA

MAY 6, 2013
DATE

SCALE

of 33

F
D

P
A

2
0

1
0

-P
R

-0
2

1
F

IN
A

L
D

E
V

E
L

O
P

M
E

N
T

P
L

A
N

A
M

E
N

D
M

E
N

T
45

01
D

al
y

D
riv

e
Ch

an
til

ly
,V

A
20

15
1

Ph
on

e:
70

3-
26

3-
19

00
w

w
w

.g
or

do
n.

us
.co

m

THESE FLOOR PLANS WERE UTILIZED TO CONSTRUCT THE PROVIDENCE
DISTRICT COMMUNITY CENTER. THEY ARE PROVIDED HERE AS ILLUSTRATIVE
CONCEPTUAL LAYOUTS FOR THE STAND-ALONE PUBLIC FACILITY. FINAL
PROGRAMMING, LAYOUTS AND INTERNAL CONFIGURATIONS TO BE
DETERMINED BY FAIRFAX COUNTY.

FOR INFORMATION PURPOSES ONLY
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THESE ARCHITECTURAL ELEVATIONS WERE USED TO CONSTRUCT THE PROVIDENCE DISTRICT
COMMUNITY CENTER. THEY ARE INDICATIVE OF THE POTENTIAL MIX OF MATERIALS FOR THE STAND
-ALONE PUBLIC FACILITY, WHICH WILL INCLUDE BRICK, PRECAST, GLASS AND STEEL.  FINAL
ARCHITECTURAL DETAILS TO BE DETERMINED BY FAIRFAX COUNTY, SUBJECT TO CONFIRMATION BY
THE ZONING ADMINISTRATOR, THE PROVIDENCE DISTRICT SUPERVISOR, AND THE PROVIDENCE
DISTRICT PLANNING COMMISSIONER THAT THE EXTERIOR ARCHITECTURE IS CONSISTENT WITH THE
FDP, THE PROFFERS, THE TYSONS DESIGN GUIDELINES AND THE CAPITAL ONE DESIGN GUIDELINES.

FOR INFORMATION PURPOSES ONLY
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THESE ARCHITECTURAL ELEVATIONS WERE USED TO CONSTRUCT THE PROVIDENCE DISTRICT
COMMUNITY CENTER. THEY ARE INDICATIVE OF THE POTENTIAL MIX OF MATERIALS FOR THE STAND
-ALONE PUBLIC FACILITY, WHICH WILL INCLUDE BRICK, PRECAST, GLASS AND STEEL.  FINAL
ARCHITECTURAL DETAILS TO BE DETERMINED BY FAIRFAX COUNTY, SUBJECT TO CONFIRMATION BY
THE ZONING ADMINISTRATOR, THE PROVIDENCE DISTRICT SUPERVISOR, AND THE PROVIDENCE
DISTRICT PLANNING COMMISSIONER THAT THE EXTERIOR ARCHITECTURE IS CONSISTENT WITH THE
FDP, THE PROFFERS, THE TYSONS DESIGN GUIDELINES AND THE CAPITAL ONE DESIGN GUIDELINES.

FOR INFORMATION PURPOSES ONLY



 

A GLOSSARY OF TERMS FREQUENTLY 

USED IN STAFF REPORTS WILL BE 

FOUND AT THE BACK OF THIS REPORT 
 
 
DESCRIPTION OF THE APPLICATION 

 
The subject Proffer Condition Amendment/Final Development Plan Amendment 
(PCA/FDPA) applications involve the continued efforts to redevelop Capital One Bank’s 
property [Tax Map 29-4 ((5)) A2], which is adjacent to the Mclean Metro Station in 
Tysons Corner.  On September 25, 2012 the Board of Supervisors approved the 
rezoning of this property to the Planned Tysons Corner Urban Center (PTC) district in 
order to permit a transit-oriented mixed-use development with office, residential, hotel 
and residential uses within ¼ mile of the Metro station.  The approved rezoning 
included flexibility in the allocation of Gross Floor Area (GFA), height and phasing of 
development across the site.  However, soon after the rezoning approval, the applicant 
realized that greater design changes were desired to redevelop the site (in particular, 
the relocation of a new Capital one office building).  It is those changes that are under 
consideration here.  The changes proposed, discussed at greater length in the body of 
this report include: reallocation of GFA from the site to Block B; redesign of some of the 
public park spaces; addition of a temporary standalone community center; and changes 
in phasing of the development. Since the Plan makes the form of any development key 
to determining if the higher densities are warranted, each PCA requires a new 
determination that the neighborhood, including its form, warrants the requested level of 
development. 
 

 
 

Figure 1. Photograph of 3-D model created by applicant of their development proposal 

 

Overview 
 

The site is currently developed with a 14-story office building (Capital One’s business 
headquarters), adjoining one-story conference center and associated parking structure, 
as well as several temporary playing fields. As approved in the original rezoning, the 
office building and conference center would remain, and the existing parking structure 
would be ultimately razed for redevelopment.  The temporary fields will also be 
removed as development comes on-line.  The proposed amount of square footage 
requested with this application is unchanged from the approved rezoning and continues 



PCA/FDPA 2010-PR-021 Page 2 
 

 

to include approximately 4.4 million square feet (SF) of new development including 3.1 
million SF of office space, 1.2 million SF new residential development (a minimum of 
800 units), 406,762 SF of hotel space, 128,781 SF of retail space along the streets, and 
a 30,000 SF of civic space (a possible community center) for an overall floor area ratio 
(FAR) of 3.88.  
 
Proffer Condition Amendment (PCA) 
 
As in the previously approved rezoning application, the PCA application presents a plan 
for a mixed-use, transit-oriented development located adjacent to the McLean Metro 
station in the Tysons Corner Urban Center. With the PCA, the applicant proposes to 
redesign Block B and to reorder the phasing of the development proposed on the site. 
Specifically, the applicant proposes to reallocate some of the square footage on the 
entire site to a larger building on Block B which will result in changes to the previous 
Block B layout. The block now features two buildings—a 470-foot tall office building 
(which is anticipated to serve as new office space for Capital One) and 249-foot tall 
hotel - instead of the three buildings originally approved. The two proposed buildings 
would be served by a single parking podium. Block B’s new layout also changes the 
previously approved park spaces.  Instead of a centrally-located civic plaza, the 
applicant proposes a neighborhood park to be located between the new office building 
and the existing conference center. 
 
Based on the reallocation of square footage, there will be resulting changes to Block E. 
Specifically, the applicant proposes to move office square footage from Buildings 5, 8, 
11 and 12 in Block E to Buildings 1 and 3 in Block B.   
 
 The changes in height and square footage are described on the following table: 



PCA/FDPA 2010-PR-021 Page 3 
 

 

 

Building Approved 

Maximum 

Square Feet 

Proposed 

Maximum 

Square Feet 

Approved 

Height 

Proposed height 

(includes 

penthouse) 

Bldg. 1 
(office) 

519,000 SF 600,000 SF* 281 feet 383 feet* 

     Retail 8,500 SF 13,000 SF*   

Building 2 
(hotel) 

81,500 SF 81,500 SF 111 feet 140 feet* 

     Retail 10,500 SF 10,500 SF   

Bldg. 3 
(office) 

292,500 SF 975,000 SF* 225 feet 470 feet* 

     Retail 0 (30,000 SF 
public facility) 

44,600 SF*   

Bldg. 4 (hotel) 367,500 SF 340,000 SF* 225 feet 249 feet* 

    Retail 2,300 SF 0**   

Bldg. 5 office 396,500 SF 0** 207 feet  

Retail 10,350 SF 0**   

Bldg. 6 (res) 518,000 SF 518,000 SF 221 feet 236 feet* 

     Retail 26,300 SF 30,670 SF**   

Bldg. 7 (res) 274,800 SF 274,800 SF 221 feet 261 feet* 

     Retail 5,000 SF 5,000 SF   

Bldg. 8 (res) 386,900 SF 370,000 SF 
** 

231 feet 232 feet 

     Retail 12,500 SF 12,500 SF   

Bldg. 9  (res) 124,250 SF 124,250 SF 175 feet 199 feet 

     Retail 3,850 SF 3,850 SF   

Bldg. 10 
(office) 

484,000 SF 484,000 SF 305 feet 325 feet 

     Retail 28,100 SF 28,100 SF   

Bldg. 11 
(office) 

329,850 SF 260,500 SF 
** 

266 feet 273 feet 

    Public 
facility 

(6650 retail) 30,000 SF   

Bldg.12 
(office) 

786,000 SF 508,000 
SF** 

427 feet 311 feet** 

    Retail 0 0   

Total 4,969,523 SF 
(office—
3,182,153 SF) 

4,969,523 
SF 
(office—
3,179,747 
SF) 

  

* increased from RZ 2010-PR-21 
**decreased from RZ 2010-PR-021 
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Final Development Plan Amendment (FDPA) 
 
The approved FDP was limited to the area around the existing office building, its garage 
and Block A, which had proposed an office building and hotel which were envisioned to 
serve as an expansion of the Capital One headquarters.  The remainder of the site was 
not covered by FDP.  In this amendment request, the applicant has included the entire 
site in the FDPA.  However, the area covered now includes the buildings in two blocks 
(Block A and B), a larger part of the road network, and a standalone temporary 
community center.  The remainder of the site does not show the ultimate build out 
condition for the entire site.  As such, an FDPA would be required prior to development 
of Block C, D, or E. 
 
  

 
Figure 2 FDPA layout 
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Waivers and Modifications 
 
The requested waivers and modifications include the following (previously approved 
waivers/modifications noted with an asterisk*): 
 

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

 Modification of Section 2-414(B) of the Zoning Ordinance requiring a 75-foot 
setback of commercial buildings from Interstate 495;* 

 Deviation from tree preservation target to allow tree canopy to be 
provided through new tree planting including in the right of way;* 

 Waiver of underground stormwater management (SWM) detention in a 
residential area;* 

 Modification of the PFM to reduce planting width from 8 feet to 4 feet 
with structural planting cells;*  

 Waiver of the Countywide Trails Plan requirement in lieu of the 
sidewalks shown on the CDP/FDP;*  

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

 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. 

 
A reduced copy of the proposed Conceptual and Final Development Plan (CDP/FDP) is 
included in the front of this report.   

 
The draft proffers are included as Appendix 1.  Proposed FDPA Development 
Conditions are found at Appendix 2.  The applicant’s affidavit is Appendix 3 and the 

applicant’s statement of justification is included as Appendix 4.   
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LOCATION AND CHARACTER 

 

 
Figure 3 Tax Map 

 
 

As depicted above, the application property, which is located on the eastern side of 
Tysons, is bounded by three roads, including Dolley Madison Boulevard (Route 123) to 
the south, the Capital Beltway (Interstate 495) to the north and west, and Scotts Crossing 
Road to the east.  Scotts Crossing Road is planned to ultimately become the Jones 
Branch Connector, connecting Dolley Madison Boulevard to Jones Branch Drive across 
the Beltway. The site’s Dolley Madison Boulevard frontage is also framed by the Mclean 
Metro Station on the Silver Line near the intersection of Dolley Madison Boulevard and 
Scotts Crossing Road. 

 
The site is currently developed with a 14-story (205-foot tall) office building, an adjoining 
one-story conference center and parking structure. In addition, the site has several sports 
fields of varying size, including one baseball diamond and several rectangular fields as 
well as several sports courts.  The site also contains an existing stormwater management 
(SWM) wet pond.  The topography of the site is fairly flat in the center of the site, with the 
highest point along the Beltway and the lowest point at the corner of the site adjacent to 
the Scotts Run stream and the intersection of Dolley Madison Boulevard and Scotts 
Crossing Road. Scotts Run has a Resource Protection Area (RPA), Environmental Quality 
Corridor (EQC) and is associated floodplain, which also impact the site [although the 
stream is located almost entirely within Virginia Department of Transportation (VDOT) 
right of way]. 

   
In addition, since the approval of RZ 2010-PR-021, the applicant has secured approval 
of an infrastructure site plan for the site (SP 006835-SP-005-3), which depicts some of 
the future streets associated with this development. Site work for construction of these 
streets has commenced on the site.  Since the applicant has revised their phasing in 
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order to develop Block B before Block A, the site plan shows only the proposed 
infrastructure improvement but none of the proposed buildings. 
 
A chart describing the surrounding uses is provided below: 
 

SURROUNDING AREA DESCRIPTION 

Direction Use Zoning Plan Map 

North 

Multifamily Residential (Gates of Mclean); 

Commercial Offstreet Parking (Wthe 
Cleveland site of the West*Gate Office 
Park) 

PDH-30 

C-3 (PTC 
request 
pending) 

Residential 
Mixed-use; 

Transit Station 
Mixed-use 

South Scotts Run Station South  PTC 

Transit Station 
Mixed-use; 

Open Space 

East Scotts Run Station South  PTC 
Transit Station 
Mixed-use 

West Office (across Beltway) C-4, C-7 Office 

 
 

BACKGROUND 
 
This site was originally a part of RZ 92-P-001, which rezoned 128 acres from the I-3,    
I-4, C-2, C-7, R-1 and Highway Corridor (HC) Districts to the C-3 and HC Districts on 
June 22, 1992 subject to proffers dated June 19, 1992.   
  
On September 25, 2012, the Board of Supervisors approved PCA 92-P-001-08 to 
remove the subject land area from the land area associated with RZ 92-P-001.  RZ 92-
P-001 remains in effect for other areas of the original rezoning, but is no longer in effect 
for the Capital One site.   
 
On that same day, the Board approved RZ/FDP 2010-PR-021 to rezone the property 
from C-3 and HC to the PTC and HC Districts to permit a mixed-use development 
consisting of 12 buildings adjacent to the Mclean Metrorail Station.  The FAR was 
approved at 3.90. 
 

In addition, on November 18, 2002, the Board approved SE 2002-PR-017 to permit a 
waiver of certain sign regulations for proposed signage within the Capital One campus. 

Also, on October 17, 2005, the Board approved SEA 2002-PR-17 to allow further 
waivers of sign regulations on the Capital One campus.   
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COMPREHENSIVE PLAN PROVISIONS (Appendix 4)  
 

 Plan Area: Area II 

 

 Planning District: Tysons Corner Urban Center 

 

 Tysons Corner Urban Center District: Tysons East District  
   (Scotts Run Crossing Subdistrict)  
 

The Comprehensive Plan Map shows the application property for this case to be 
planned for Transit Station Mixed Use and Park/Open Space. On page 152-154 of the 
Tysons Corner Urban Center of the 2011 edition of the Area II Plan, under the heading, 
Scotts Run Crossing and Colshire Subdistrict the Plan states:   
  
SCOTTS RUN CROSSING SUBDISTRICT 

 
The Scotts Run Crossing Subdistrict is comprised of about 58 acres and is 

bounded by the Dulles Airport Access Road (DAAR) on the north, Dolley Madison 
Boulevard on the east and south, and the Capital Beltway on the west.  

 
           Base Plan  
 

The two subdistricts are planned for and developed with office use at varying 
intensities up to 1.0 FAR. The multifamily development in the Scotts Run 
Crossing Subdistrict (Gates of McLean) is developed and planned for 30 dwelling 
units per acre. 

 
      (The subject applications were filed under the redevelopment option.) 
 
           Redevelopment Option 

 
Both subdistricts are planned to substantially redevelop with a mix of uses, with 
office as the predominant use. Each subdistrict is envisioned to become a mixed 
use area with an increased intensity and diversity of land use including more 
office and the addition of hotel, residential, support retail, and public and 
institutional uses.  Because a key feature in both subdistricts is Scotts Run, 
redevelopment proposals should be designed in a manner that ensure this open 
space will become a more accessible resource-based urban park and areawide 
amenity.  Redevelopment in these subdistricts should also contribute to stream 
and riparian buffer restoration efforts along Scotts Run. 

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

o As indicated above, the vision for these subdistricts is to redevelop with 
significantly more intense office development, with the highest intensities 
near the Metro station.  These subdistricts are also envisioned to become 
more diverse in land uses, to include hotel, residential and support retail 
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uses.  The intensities and land use mix should be consistent with the 
Areawide Land Use Recommendations.   

 
o Logical and substantial parcel consolidation should be provided that 

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

 
o In these subdistricts, the goal for assembling parcels for consolidation or 

coordinated proffered development plans is at least 20 acres. A 
consolidation of less than 20 acres should be considered if the 
performance objectives for consolidation in the Land Use section of the 
Areawide Recommendations are met.   

 
o When a consolidation includes land located in the first intensity tier (within 

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

    
o Redevelopment should occur in a manner that fosters vehicular and 

pedestrian access and circulation.  Development proposals should show 
how the proposed development will be integrated within the subdistrict as 
well as the abutting districts/subdistricts through the provision of the grid 
of streets. 

 
o In the Scotts Run Crossing Subdistrict, two circulation improvements are 

planned -- a new ramp from the DAAR and the extension of Scotts Run 
Road over the Beltway.  The location and configuration of Scotts Run 
Road may be adjusted at the time of development approval so as to 
preserve and make use of the existing right-of-way.  Redevelopment 
along these alignments should provide right-of-way or otherwise 
accommodate these improvements, and should make appropriate 
contributions toward their construction costs 

 
o For both subdistricts, 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 provided 
consistent with guidance in the Areawide Urban Design and 
Transportation Recommendations.  
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o Publicly accessible open space and urban design amenities should be 
provided consistent with the Areawide Urban Design Recommendations 
and the urban park and open space standards in the Areawide 
Environmental Stewardship Recommendations.        

 
o 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 in the Areawide Land Use 
Recommendations. 

 
o 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. 

 
o In addition, a specific public facility need is the provision of a fire station; 

this facility should be accommodated in this area’s redevelopment. 
 

o Building heights in these subdistricts range from 105 feet to 400 feet, 
depending upon location, as described below and conceptually shown on 
the Building Height Map in the Areawide Urban Design 
Recommendations… 

 
o The Scotts Run Crossing Subdistrict is separated from suburban 

neighborhoods by the extensive right-of-way of the DAAR and Dolley 
Madison Boulevard.  It is positioned along the Capital Beltway, and has 
an average grade 25 to 35 feet below the Beltway, the planned extension 
of Scotts Run Road over the Beltway, and the elevated Metro station.  As 
a result, this subdistrict’s building heights are between 175 and 400 feet.  
Building heights should be highest closest to the Metro station or along 
the Capital Beltway.  

 
o A potential circulator alignment extends through these subdistricts, as 

described in the Areawide Transportation Recommendations.  In addition 
to the above guidance for this area, redevelopment proposals along the 
alignment should provide right-of-way or otherwise accommodate this 
circulator and should make appropriate contributions toward its 
construction cost.  See the Intensity section of the Areawide Land Use 
Recommendations. 

 
Urban Design Guidelines 
 
On January 24, 2012, the Board of Supervisors endorsed the Tysons Urban 
Design Guidelines (TUDG).  Although not a part of the Comprehensive Plan, the 
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County envisions these guidelines as helpful to designers and planners who are 
faced with the challenge of designing a redevelopment in Tysons Corner by 
offering a base palette from which to start.  As described later in this report, the 
applicant in this case has also proffered to follow their own complementary 
design guidelines which provide internal guidance to site design, layout and 
furnishings on-site, referred to in this text as the Capital One Urban Design 
Guidelines (COUDG).   

 
 

DESCRIPTION OF THE DEVELOPMENT PLANS 

 

Conceptual Development Plan (reduction at front of staff report) 
 

Title of Conceptual Development Plan:   Capital One Bank Masterplan 
Prepared By: William H. Gordon Associates, Inc. 
Original and Revision Date:                     May 6, 2010 as revised through  
   February 18, 2014 

 
Final Development Plan (reduction at front of staff report) 

 
Title of Final Development Plan:              Capital One Bank Masterplan FDP 
Prepared By:  William H. Gordon Associates, Inc. 
Original and Revision Dates:                    May 6, 2013 as revised through  
   February 18, 2014 

 

Development Plans 

 
The CDP and FDP are separate plans but will be described together since they feature 
a consolidated development plan and one phase therein. 
 

CDP  
 
The CDP consists of 57 sheets which show the site layout, massing, basic architecture 
and engineering used to design the proposed mixed-use development.  
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FDP 
 
The FDP contains 59 sheets which show the details of site layout, engineering 
and architecture of Blocks A, B and interim conditions throughout the site 
(including the standalone temporary community center) as noted on the CDP.   
 

 

CDP Sheet Description 

Sheet 1 
Cover sheets with contact information, soils and vicinity 
maps 

Sheet 2 Notes 

Sheet 2A-13A 

Civil Sheets including existing conditions, layout, 
landscape tabulations, street sections and Jones Branch 
Connector plans 

Sheet 14-15E Phasing Sheets 

Sheet 16-19A Shadow analysis and Architecturals 

Sheet 20--22B Stormwater Tabulations 

Sheets 23-24 Adjacent Street Sections and Road Network Analysis 

Sheet 25-28B Parks Information 

Sheets 29 3D Site Model 

Sheets 30-31A Waivers 

Sheets 31 Emergency Access Plan 

Sheet 32 Concept Utility Plan 

Sheet 33-34 Building Massing and Articulation 

Sheet 35 Super Boulevard Design 
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FDP Sheet Description 

Sheet 1 
Cover sheets with contact information, soils and vicinity 
maps 

Sheet 2 Notes 

Sheets 3 &4 
Civil Sheets including existing conditions, layout, and 
building tabulations  

Sheet 5 FDPA Layout 

Sheet 6-8B Parking Structure Layouts 

Sheet 9 Vehicular Circulation Plan 

Sheets 10-11 Landscaping and Open Space Sheets 

Sheet 12 Utilities Plan 

Sheets 13 Public Facilities Plan 

Sheets 14 Pedestrian Circulation Plan 

Sheets 15-15B Street Sections 

Sheets 16-18 Elevations, Cross Sections and Shadow Studies 

Sheets 19-19A Urban Amenities 

Sheet 19B Security Features 

Sheets 19C-19E Park Enlargements 

Sheets 20-22A Stormwater Information 

Sheets 23-26 Architectural Elevations 

Sheet 27 Emergency Access Plan 

Sheet 28-30 Phasing Plans 

Sheet 31-33 Precedent Information (Providence Community Center) 
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Overall Development 
 

 
                           

 
Figure 4 Conceptual Development Plan 

 
 

 Proposed Site Layout, Six Blocks.  The applicant now proposes a building 
program of 11 new buildings (instead of 12).  The existing 205-foot tall office 
building and adjoining one-story conference center will continue to be retained.  
In total, the 13 buildings will result in almost 5 million square feet (4,969,523 SF) 
of development on this 26 acre site within ¼ mile of the Mclean Metro station. 
The overall FAR would be 3.90.  The buildings are all considered high-rise; that 
is, the minimum height of any of the buildings would be 75 feet, with the tallest 
building (Building 3) proposed at a maximum height of 470 feet. The buildings 
are organized into a series of five blocks, oriented toward the new streets and 
public spaces.   
 
The site layout follows the previously approved site layout pattern in terms of 
setting up the five new blocks with three new streets.  Blocks A, C, and D are 
largely the same as previously approved.  Block A, the Capital One Expansion 
Phase, still proposes two buildings on a shared parking podium.  Building 1 is a 
proposed 348 tall office building with 603,845 SF, which represents an increase 
from the previously approved 527,181 SF 316 foot tall building.  The hotel is 
proposed at 122-feet tall with 89,637 SF, which will be slightly smaller than the 
originally approved 136-foot tall, 89,637 SF building.   
 
Block C proposes three residential buildings surrounding a common green.  
Buildings 6, 7, and 8 range in height from 232 feet to 261 feet with GFA ranging 
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from 269,976 to 522,739 SF. Each building faces onto a public street and has 
ground floor retail at the base.  As previously approved, the buildings are built on 
a shared parking podium with the podium wrapped by retail or built into the grade 
at the northern edge.  The proposed square footage of all three buildings is 
slightly higher in the approved rezoning. 
 
 

 
Figure 5 Blocks A and C 

 
Block D proposes two buildings (an office and residential building) which are 
oriented toward a new grid street and features access to the new Metro Plaza.  
Building 9 is residential and is proposed to be 199 feet tall with 122,014 SF.  
Building 10 is proposed to be an office building at 325 feet tall with a parking 
podium with 487,715 SF.  Block D is unchanged from the approved rezoning. 
 
As previously noted, Block E again is proposed to contain two office buildings 
ranging in height from 273 feet to 311 feet tall, with a shared parking podium.  
The Block E buildings are smaller than those which were previously approved 
because the reallocation of square footage has been transferred from this Block 
and given to Block B.  Building 11 was approved as a 287-foot tall 320,468 SF 
office building, but it now proposed to be a 237-foot tall 230,474 SF office 
building. Building 12 was approved as a 427 foot tall, 732,100 SF office building 
but is now proposed as a 311-foot tall, 452,505 SF office building. 
 
As previously approved, the proposed parking podiums range in height across 
the application, but can extend up to eight stories and will be typically treated at 
street level with active uses, architectural enhancements or park spaces. 
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Figure 6 Block B, as approved 

 
As mentioned above, this PCA/FDPA request deals largely with changes proposed for 
Block B.  This block previously featured three buildings oriented around a central civic 
plaza.  The uses included two office buildings and a hotel and ranged in height from 
207 to 317 feet and in size from 277,096 SF to 396,000 SF.    
 

 

Figure 7 Proposed Block B 

 
Block B now features two buildings, a 975,000 SF office building and a 325,374 SF 
hotel. The proposed height for the office building is 470 feet and the hotel is proposed 
at 211 feet.  The site layout also features a linear park along the front of the building 
and its accompanying parking structure.  The garage for the office and hotel are 
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accessed by a vehicle turn-around located off of Capital One Drive North and between 
Buildings 3 and 4. 

 

 Urban Design   As noted previously in this report, this application does not seek 
to alter the basic urban form as previously approved.  The application seeks to 
create an urban form adjacent to the Mclean Metro Station. To further that vision, 
the CDP/FDP, proffers and Capital One Urban Design Guidelines (COUDG) 
contain design principles to govern the architectural design, park layout and 
streetscapes on the site.  The COUDG can be found online at: 
http://www.fairfaxcounty.gov/tysons/development/cases/download/capone_desig
nguidelines.pdf  
 
Images, conceptual elevations, and use diagrams are located within the CDP 
and FDP to illustrate potential layouts and architecture for the site.  The plans 
and proffers also contain proposed streetscape layouts for the site.  Though the 
COUDG are not proffered, they build upon these base designs contained in the 
CDP and FDP to provide further guidance on streetscape, open spaces, signs, 
and architectural standards.  The COUDG also describe the design philosophy of 
the site and describe the proposed internal design review board for the 
development and are generally in conformance with the TUDGs as well.  

 

 Street Grid and Vehicular Access.  Currently, the subject site is accessed from 
Dolley Madison Boulevard via Old Meadow Road and from Scotts Crossing Road 
via Capital One Drive North.  Both streets are private with access restricted by 
security gates.  Under the approved CDP, the site would be accessed through 
several new grid streets which intersect with Scotts Crossing Road and Dolley 
Madison Boulevard.   No significant changes to the previously approved grid are 
proposed. The applicant continues to provide these new streets—now called 
Capital One Drive North and South and Capital One Tower Road.  Capital One 
Drive North and South would parallel Dolley Madison Boulevard connecting the 
site to Scotts Crossing Road.  These roads have both public and private 
sections.  The private portions of these roads are located to the northwest of 
Capital One Tower Road and would include those portions of the site that access 
the existing Capital One facilities.  The public portions of Capital One Drive North 
and South are located between Capital One Tower Road and Scotts Crossing 
Road.  The entirety of Capital One Tower Road, which runs perpendicular to 
Dolley Madison Boulevard, would be public. With the redesign of the site, the 
applicant was able to provide a wider street section for many of the grid streets, 
to accommodate wider lanes and bike lanes. 

 
 The application property is directly adjacent to Scotts Crossing Road, which, 

when reconstructed, will be called the Jones Branch Connector (JBC). 
Ultimately, this road is proposed to connect Dolley Madison Boulevard to Jones 
Branch Drive and provide a new crossing of the Beltway.  This major 
transportation improvement was listed in Table 7 of the Comprehensive Plan as 
necessary to accommodate traffic volumes associated with Tysons 
redevelopment.  The applicant has proposed to dedicate 1.65 acres to 
accommodate road widths and a future transit line (the Tysons Circulator) in the 
median of the Jones Branch Connector.  The JBC project is funded and is 

http://www.fairfaxcounty.gov/tysons/development/cases/download/capone_designguidelines.pdf
http://www.fairfaxcounty.gov/tysons/development/cases/download/capone_designguidelines.pdf
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proceeding through the design process. The CDP depicts the ultimate lane 
configurations as currently envisioned.  The applicant is also providing a road to 
the rear of the site, the Gates of Mclean Access Road, which will provide Block B 
with loading and parking entrances along a service-oriented street.  This street 
will also provide a secondary access for the Gates of Mclean since the JBC 
project would eliminate one existing access point. 
 

 Streetscape.  The applicant proposes streetscape along all of the proposed 
streets which will consist of a building zone, a sidewalk and a landscape amenity 
panel.  The applicant has provided street sections within the CDP which depict 
the streetscape on Capital One Drive North and South and Capital One Tower 
Road. There is also treatment along the Jones Branch Connector and Dolley 
Madison Boulevard. 
 

 Urban Open Space.  The applicant shows 4.42 acres of urban open space on 
the CDP which will be located throughout the site. Precedential photographs are 
shown on the park enlargement sheets in the CDP to detail the location and 
amenities of the proposed urban space areas.  At the time of FDP, refining 
details for the parks within each block will be provided.  The proffers commit to 
providing the park and appropriate public access easements at issuance of the 
first RUP or Non-RUP for the final building in the phase. 
 

 Private Open Space. As noted above, the proposed parking podiums can extend 
up to 7-8 stories on this site, creating rooftops 70-80 feet high.  The applicant 
has proposed to use these rooftops to create plazas, which are mostly private 
spaces for employees, residents or hotel visitors of the site.   
 

 Transit.  The site is immediately adjacent to the Tysons East Metro station.  
Block D (which will contain Buildings 9 and 10) is the block closest to the new 
station and features an urban park to the north of the station.  No change is 
proposed in this block.  The Metro station is proposed to have two entrances, 
including one along the north side of Dolley Madison Boulevard and one into the 
proposed Kiss and Ride on the south side of Dolley Madison Boulevard by 
pedestrian bridge.  As previously approved, the applicant continues to propose to 
create a new entrance on the back side of the station which would lead directly 
into the site at ground-level and open into the proposed Metro park between 
Buildings 9 and 10.  
 

 The Comprehensive Plan also shows a conceptual plan for a Tysons Circulator 
on Scotts Run Crossing Road.  The Tysons Circulator would provide transit 
within the Tysons Corner Urban Center and would be rubber-tired in dedicated 
right of way.  Since the adoption of the Comprehensive Plan, further circulator 
studies have been conducted, which identified the possible need for a station 
along Scotts Crossing Road.  As described above, the applicant has agreed to 
dedicate land along the site’s Scotts Crossing Road frontage for a possible 
future circulator route and station.  Bus bays for use by the applicant have been 
added to the rear of Block B, but these spaces are primarily for buses operated 
by the applicant.  As previously stated during the original rezoning, a bus stop 
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continues to be needed along Capital One Drive South between Capital Tower 
Road and Scotts Crossing Road. 
 

 Transportation Demand Management (TDM).  The applicant continues to commit 
to reducing vehicle trips by establishing a TDM program which will encourage the 
use of different transportation modes, as well as monitor the vehicle trips made 
to and from the site.  The program establishes a remedy fund to provide further 
trip mitigation should the trip reduction goals not be met.  There is also a penalty 
fund if the goals are not met; however, the penalty fund it is not proposed to be 
escalated. 
 

 Pedestrian Access.  Sheet 11 describes the pedestrian circulation plan for the 
entire site at full build-out.  At full build-out, pedestrians can access each of the 
buildings from the sidewalks which will surround each building.  In addition, a 
pedestrian path is shown through the Metro park, to the Common Green and on 
to its terminus at Building 3 and the redesigned Block B.  As noted earlier, the 
approved design of the Metro station features only one entrance along the north 
side of Dolley Madison Boulevard which is located directly on Dolley Madison 
Boulevard.  The applicant continues to depict a new, second pedestrian access 
at ground level on the other side of the station, which would access directly into 
the Capital One site.  The applicant continues to commit to work with the County 
and WMATA to add this pedestrian access prior to the issuance of the first Non-
RUP for the hotel associated with the Capital One Expansion II and Hotel Phase 
(the phase in FDPA at this time), once the station is to be conveyed to WMATA 
and so long as the cost of the entrance does not exceed $300,000. Pedestrian 
access, with temporary linkages, is also shown on the phasing plans as each 
block develops.   As before, the applicant is requesting a waiver of the paved 
trails shown on the Trails Map of the Comprehensive Plan in favor of the 
proposed on-site sidewalks. 
 

 Parking.  At the time of ultimate build-out of the proposed development, most of 
the parking for the site will be located within the proposed underground and 
above-ground parking structures which will be integrated into the various blocks. 
The applicant continues to proffer to meet the PTC parking requirements, which 
mandate maximum numbers of spaces instead of the traditional parking 
minimums.  While the proffers allow the applicant to meet the Zoning Ordinance, 
the applicant has provided tabulations that would permit the provision of less 
parking than described by the Zoning Ordinance.  At this time, the parking 
tabulation shows a total of 7,520 parking spaces to support the roughly 5 million 
SF of office, residential retail, hotel and public uses on site.   
 

 Athletic Fields.  The Comprehensive Plan provides specific guidance on the 
need to accommodate athletic fields within Tysons Corner in order to serve the 
existing and future employee and resident populations.  In general, one full-size 
athletic field is needed for every 4.5 million square feet of mixed-use 
development in Tysons.  With no change to the approved size of the 
development, the Comprehensive Plan continues to recommend the provision of 
0.86 of an athletic field (which is the same need as was generated with the 
original rezoning).  The applicant continues to propose to satisfy this 
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recommendation in two ways.  First, the applicant is partnering with a nearby 
development in Tysons East (the Commons).  Under this arrangement, the 
applicant will provide a 30,000 SF community center with gym on the subject 
site, while the Commons would provide a full-size athletic field on their Tysons 
East site (which is located to the south of Dolley Madison Boulevard along 
Anderson Road). In addition, the applicant continues to propose a small, publicly 
accessible field within the common green in Block C with some public 
scheduling.   
 

 Public Facility. The applicant proposes to provide a 30,000 SF community center 
to serve County residents.  Ultimately, the facility would likely be located within 
Building 11 in Block E.  However, in the interim, the applicant proposes to build a 
standalone facility concurrent with the third office building or the fourth building 
overall.  While the County will ultimately determine the program of each facility, it 
is envisioned that any facility would include a 9,000 SF gymnasium, a classroom 
and some meeting space.  The exact program for the center would be 
determined based on community outreach to the existing and future residents of 
the neighborhood. The applicant has proffered to lease both standalone and 
integrated center to the County without costs for a specified period. 
 

 EQC, RPA & Floodplain.  The site is impacted by the EQC, RPA and floodplain 
associated with Scotts Run.  As before, the applicant proposes to encroach into 
the RPA, but is limiting the impervious surface and disturbance to amounts which 
were previously approved.  As long as neither the imperviousness nor the 
disturbance increases over that which was previously approved, the applicant 
may redevelop without an RPA exception. The CDP shows that the floodplain 
will not be impacted under the development of the Metro park, as the proposed 
plaza within this park cantilevers over the floodplain.  The applicant has also 
proffered to prepare a detailed stream restoration plan which would seek to 
restore the area to a more natural channel configuration that at the time of FDP 
and construction for Block D,   
 

 Tree Preservation.  As in the approved rezoning, existing on-site tree canopy will 
be lost under the proposed development of the site.  As such, the applicant 
continues to propose to meet the tree canopy requirements in its entirety with 
new trees planted in the streetscape and park areas. Overall, the tree cover has 
been calculated at 13.1% for the entire site.  For the FDP site (which is an 
interim condition) the tree cover is 9%. 

 
 Stormwater Management (SWM)/Best Management Practices (BMP).  The 

Comprehensive Plan recommends an aggressive strategy to deal with the 
increased stormwater impacts associated with the increased intensity of 
development expected for Tysons.  Specifically, the Plan recommends that the 
first inch of rainfall be retained and/or reused on site and that developers take 
advantage of the stormwater LEED credits as well.  As with the approved 
rezoning, the applicant proposes to accommodate the stormwater detention, 
retention and reuse needs on-site through the use of cisterns, storage vaults, 
green roofs, bioretention with storage, and natural open space.  The applicant is 
requesting reaffirmation of a waiver of the PFM related to use of underground 
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SWM vaults in a residential area which was approved with the original rezoning.  
  
 

 Affordable and Workforce Housing.  Given the type of high-rise construction 
proposed here, it is not anticipated that affordable housing will be required.  
However, the applicant continues to proffer to provide affordable and/or 
workforce housing at a rate of 20% of the dwelling units on-site in accordance 
with the Board of Supervisors’ Tysons Corner Urban Center Workforce Dwelling 
Unit Administrative Policy Guidelines dated June 22, 2010. In addition, the 
applicant continues to proffer to contribute $3.00 for each square foot of non-
residential space (excluding retail and space reserved for public facilities) built on 
the subject site to the Fairfax County Board of Supervisors for the provision of 
affordable and/or workforce housing to serve Tysons.    
 
FDPA Description Overview

 
 
The FDPA encompasses the entire application property, which represents an 
expansion from the approved FDP which had included only Block A (the Capital 
One Expansion Phase) and the existing buildings.  The FDPA depicts the 
existing buildings to remain, the buildings in Block A, the buildings in Block B and 
a standalone community center in Block E (which would ultimately be razed and 
incorporated into Building 11 with a later FDPA). The FDPA also includes several 
portions of the new streets proposed in the CDPA.  Specifically, the applicant 
proposes to realign Capital One Drive North and to construct Capital One Tower 
Road in their ultimate conditions.  In addition, the FDPA shows the construction 
of the private portion of Capital One Drive South. 
 
Again, no changes are proposed to the existing office building and conference 
center.  Block A, as in the previous approval, includes an office tower and hotel 
tower, built on a single parking podium.  These proposed buildings will be 
connected to the existing development by a pedestrian bridge.   The proposed 
parking podium can be up to eight stories in height and will be wrapped by the 
office along Capital One Drive North, hotel/retail along Capital One Tower Road, 
and by a vegetated wall along Capital One Drive South. The applicant continues 
to propose a drive-through financial institution which will be located entirely within 
the parking structure and accessed from Capital One Drive South. A rooftop 
plaza is proposed on the top of the parking structure for occupants of the 
buildings. 
 
As discussed above, the majority of the changes proposed with these 
applications occur in Block B.  Originally Block B proposed three buildings (two 
offices and one hotel) centered on a civic plaza.  The originally approved 
buildings in Block B ranged in height from 207 to 317 feet and contained 
approximately 1 million SF.  Block B now features two buildings—an 
approximately 950,000 SF, 470 foot tall office tower along the Beltway and a 
400,000 SF, 250-foot tall hotel which are built on a parking podium 
approximately eight stories tall, with retail and active uses wrapping the podium 
along Capital One Drive North and parts of Scotts Crossing Road. 
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The FDPA marks an interim phase between the current configuration of the 
Capital One campus, and its ultimate configuration as a mixed-use, transit-
oriented neighborhood.  While the FDPA represents the final layout of the blocks 
which are shown on the plan, the FDPA will be later amended to add the street 
context as shown on the CDP. 
 
In addition, the FDPA depicts a two-story standalone public facility in the area in 
Block E where Building 11 will ultimately reside.  This facility will front on Capital 
One Tower Road and Capital One Drive South, with an associated 35 space 
surface parking lot located behind the facility.   
 
The FDPA further shows retention of the existing onsite baseball field which is 
located in an area not shown to be developed with structures on this FDPA.  The 
phasing sheets also show interim surface parking for that field, as well as interim 
fields which could be provided on Block A or B prior to development of these 
blocks. 
 
In the interim condition, the FDPA also depicts that landscaping and sidewalks 
will be provided along the streets, even in the absence of construction of the 
buildings within that block.  The applicant proposes enhanced landscaping along 
the perimeter of the buildings which are located in places where the ultimate 
alignment of the streets is not to be constructed at this time. 

 

 
 

Figure 8. Final Development Plan 
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ANALYSIS 

 
Land Use 

 
 
The application is within the Transit Station Mixed-Use land use category on the 
Comprehensive Plan’s Conceptual Land Use Map.  The Plan defines the Transit 
Station Mixed-Use land category as follows: 
 

Transit Station Mixed-Use:  These areas are generally located near the Metro 
stations.  They are planned for a balanced mix of retail, office, arts/civic, hotel, 
and residential uses.  The overall percentage of office uses throughout all of the 
Transit Station Mixed-use areas should be approximately 65%.  This target of 
office uses will help Tysons maintain a balance of land use and transportation 
over the next 20 years.  Individual developments may have flexibility to build 
more than 65% office if other developments in the category are built or rezoned 
with a use mix that contains proportionately less office.  The residential 
component should be on the order of 20% or more of the total development.  It is 
anticipated that the land use mix will vary by TOD District or subdistrict.  Some 
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 land use mix proposed for the subject application follows the recommendations for 
the Transit Station Mixed-Use Category.  The mix of uses falls at 64% office, 25.2% 
residential, 8.2% hotel, 2.6% retail and 0.6% public facility, which staff finds to be in 
conformance with the Comprehensive Plan. This mix largely follows the approved land 
use mix, although the applicant is proposing roughly 17,915 SF more of the square 
footage to retail. 
 
Intensity 

 
In TOD Districts, the Comprehensive Plan links intensity to a property’s distance from a 
Metro station.  For sites within 1/4 mile of a station, the Plan does not specify a 
maximum FAR (pages 23-24, 26-27).  

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

 
The subject property is located entirely within 1/4 mile of the Tysons East station and is 
not subject to a maximum intensity.  It should be noted that the Comprehensive Plan 
recommends that floor area associated with public facilities not be included when 
calculating the intensity for applications in Tysons (Page 24).   
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To encourage public-private partnerships, when building space is provided for a 
public facility, the floor area of the facility should not be counted toward a 
development’s allowable FAR. 

 
The intensity for the subject application after the exclusion of the proposed 30,000 
square feet of public facility space, remains 3.90 FAR.  This intensity is in conformance 
with the Comprehensive Plan. 
 
Initial Development Level (IDL)

 
The Comprehensive Plan sets an initial development level for office uses in Tysons and 
recommends that a Tysons-wide summary of existing and approved development be 
provided with all rezoning applications in Tysons (pages 24-26).    
 
Because the applicant’s proffers relating to the maximum gross floor area for office 
uses are unchanged with the subject PCA, the subject applications will have no impact 
on the initial development level for office uses in the Comprehensive Plan. 
 
Phasing Development to Major Transportation Facilities and Tysons Transportation 
Funds 

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

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

 
On January 8, 2013, the Board of Supervisors created a Tysons Transportation Service 
District, established the Tysons-wide and Tysons Grid of Streets transportation funds, 
and adopted guidelines for administering the two new funds. 
 
The applicant’s draft proffers (Proffers 33 and 34) address the Comprehensive Plan 
recommendations for phasing development to transportation improvements by making 
contributions to the two transportation funds.  However, Proffer 33 includes a two-tiered 
approach to contributing to the Tysons Grid of Streets Transportation Fund.  The 
applicant is proposing to contribute $4.07 per non-residential square foot (the rate in 
effect prior to 2013) for the first 593,253 square feet built on Block B and $6.44 per non-
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residential square foot (the rate in the Board’s adopted guidelines) for the remainder of 
the application.  The applicant notes that the approved rezoning included a proffer 
which allowed the applicant to pay $4.07 per non-residential SF on the first 593,253 SF 
of development (a number derived from previously approved but unbuilt square footage 
from the former West*Gate office park). 
 
While this tiered approach continues the previously approved approach, staff notes that 
the Tysons Grid of Streets Transportation Fund rate of contribution was based on all 
new square footage; only existing (i.e. at least under construction) square footage was 
excluded.  The lower contribution amount proposed by the applicant would result in a 
shortfall of $1.4 million when compared against the assumptions made when 
establishing the grid fund rates. As such, any reduction in the square footage that 
contributes to the fund marks a lessening of the ability of the County to effectively 
provide a transportation network.   Therefore, staff continues to recommend that the 
applicant pay the adopted fund rate for all proposed new buildings. 
 
Phasing and Interim Conditions 

 
 
The phasing for these applications can be viewed largely in terms of what transportation 
infrastructure and what public amenities will be provided at any particular time. While 
the proposed buildings are not necessarily sequential, as with most of the applications 
in Tysons, the applicant generally phases these improvements to the construction of 
adjacent structures.   
 
The decision to proceed with Block B prior to Block A has had phasing implications with 
regard to road construction.  Development of Block A alone would have allowed for 
continuation of the existing road alignments and entrances.  Specifically, with the 
development of Block A, the applicant did not need to realign Capital One Drive or redo 
the entrance into the Capital One site from Dolley Madison Boulevard. 
 
With the current FDPA, the proposed construction of Block B in its ultimate 
configuration will require realignment and construction of the ultimate section for Capital 
One Drive North from the Scotts Crossing Road to the Capital One existing buildings.  
In addition, the applicant proposes construction of Capital One Tower Road (the former 
Old Meadow Road) with a new entrance to Dolley Madison Boulevard.  It should be 
noted that the applicant has already received site plan approval for this section of road 
as previously approved in the rezoning.  However, the road sections on this proposal 
are wider than previously approved on Capital One Tower Road.   
 
The remainder of the phasing is shown on the CDPA which still includes  
block by block development.  The applicant notes that each building could stand alone, 
and as such, provides details of which expected commitments will come online and at 
what time. 
 
Staff has evaluated these phasing plans by examining the following: the street 
improvements that will be provided at each phase or building within a phase; the public 
space and facility amenities that will provided with each building or phase; interim or 
temporary pedestrian linkages; and the overall interim massing and architectural 
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treatments as buildings come online one by one.  Given that much of the street grid will 
be constructed earlier than in the previous application and that the community center is 
still shown to be provided early in the overall development process, staff finds that the 
proposed phasing is adequate to satisfy the Comprehensive Plan and Zoning 
Ordinance requirements.   
 
Affordable and Workforce Housing 

 
The applicant continues to proffer to adhere to the Board of Supervisors’ Tysons Corner 
Urban Center Workforce Dwelling Unit Administrative Policy Guidelines dated June 22, 
2010, by providing 20% workforce units based on the total number of units constructed, 
and by providing the workforce units on-site with a bedroom mix similar to that provided 
in the market rate units.  The applicant also continues to proffer to contribute $3.00 for 
each gross square foot of non-residential space (excluding retail and space reserved for 
public facilities) built on the subject site to the Fairfax County Board of Supervisors for 
the provision of affordable and/or workforce housing to serve Tysons.    
 
Public Facilities 

 
 
Under the approved rezoning application, the applicant satisfied the Comprehensive 
Plan identified need for public services by providing a 30,000 SF community center.  
While the exact location of the community center would have been refined between the 
County and the applicant as FDPA applications were reviewed, the general consensus 
was that Building 3 in Block B would have been the optimal location.  Development of 
this block was likely to occur in the nearer term and the block itself had outdoor space 
in the form of the civic plaza that would complement a community center well.  
However, with the redesign of Block B and the applicant’s intent to expand its 
headquarters within this block, Block B became less attractive to the applicant as a 
location for the community center.  Therefore, in order to continue to satisfy the spirit of 
the previous approval and the needs of the residents in Tysons, the applicant has 
proposed to provide at least two community centers.  First, the applicant would provide 
an interim stand-alone facility, which is shown on the FDPA at the corner of Capital One 
Tower Road and Capital One Drive South.  The building would be free-standing with an 
adjacent surface parking lot.  Unless the program is altered by the County, this interim 
facility would likely include basketball facilities, office, conference and multi-use rooms. 
 This program is identical to that approved with the original rezoning.  The standalone 
facility would be provided with the third office building on the site or the fourth building 
overall on the site.   

 
The second and permanent community center would be constructed within Building 11, 
which is to be located in the same area as the stand-alone facility.   As such, the 
applicant will have to raze the standalone community center to then integrate it into 
Building 11.  The program for this community center would be similar to the standalone 
facility and the facility described in RZ 2010-PR-021. 
 
Since there will be a period of time after the standalone is razed, but the new facility 
has not been completed, the applicant has also offered provisions for an interim facility 
to help bridge the gap.  The applicant has proffered to provide the recreational and 
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community components in up to two separate facilities.  The space for the facility would 
be no less than 30,000 SF and would generally be located within the Tysons Urban 
Center.  The administration of these separate facilities may be difficult, so County staff 
will determine what, if any, interim facility can be reasonably be provided. 
 
The details of the proposal are found in the proffers and closely mirror the commitment 
made in the approved rezoning.  As before, the applicant continues to proffer cost caps 
on both facilities.  A detailed breakdown of what would be included in the cost is 
detailed in the proffers.  The applicant and staff continue to work to assure that the 
facilities provided to the county are within the budget provided. Should agreement not 
be reached on the budget of the standalone facility or the integrated facility, the proffers 
do allow the County to receive a lump sum payment.  The County could also elect to 
fund the cost overruns in order to provide the facility.   
  

While staff believes that the provision of this community center brings value to the 
future of Tysons, questions remain regarding certain aspects of the proffer.  Staff 
generally believes that the cap provides a reasonable budget but does worry about 
items such as stormwater treatment or utilities could undermine the ability to provide a 
useful program.  Staff notes that should the budget not cover the community center; the 
proposed community center may not come into being or would require County funding 
on any costs overruns, which would have a detrimental impact on all of Tysons. 

 

Street Grid and Design 
 

The Comprehensive Plan provides recommendations for a conceptual grid and for 
street cross sections for various street types.  This application continues the grid of 
streets as previously approved with three streets—Capital One Drive North and South 
and Capital One Tower Road (which were previously known as Capital One Drive 
North, Old Springhouse Road and Old Meadow Road respectively).   As discussed 
above, the applicant continues to propose to phase in the construction of these streets 
as needed for the new buildings.  However, since the sequence of construction has 
changed, some of the streets will be provided sooner than in the previous approvals. 
 
The applicant has spent considerable effort and time with this application to redesign 
the streets to standards expected in Tysons.  Specifically, the applicant has included a 
wider section of Capital One Tower Road to accommodate wider lanes and a four -lane 
cross section and bike lanes (with on street parking) instead of the two travel lanes 
previously provided.  Staff believes that this widening is appropriate given the expected 
volumes on this road and that Capital One Tower Road replaces two streets on the 
proposed grid of streets.   
 
The change in design to Block B has had implications for the Gates of Mclean Access 
road to the rear of the block.  The proposed JBC project will close one of the existing 
access points into the Gates of Mclean.  As such, an access road is needed to provide 
secondary access to the Gates.  As shown on the previously approved plan and the 
proposed plan, a road will run between Block B and the Beltway and under the JBC 
bridge to provide this secondary access. At this time, the applicant proposes only to 
build that section of road which ends at the last parking entrance into the office parking 
garage, even though this road will be used to access the loading for Building 4 (the 
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hotel) in the future and use right of way to accommodate utilities needed for Block B.  
While the applicant does not propose to build the hotel with Building 3, the applicant will 
be constructing the underground garage for both.  Since the Jones Branch Connector 
(JBC) will need the access road to provide secondary access to the Gates of Mclean, 
some of the roadway had always been considered to be part of the project.  However, 
staff continues to urge the applicant to construct the access road up to their loading 
entrance for Building 4.  The remainder of the access road would then be considered as 
a part of the JBC project. 
 
Pedestrian and Bicycle Amenities 

 
The Comprehensive Plan envisions a robust non-motorized transportation network for 
Tysons Corner.  As with the original approval, the site is well served by sidewalks and 
bicycle lanes along each street and pathways within the site. 
 
During RZ 2010-PR-021, the applicant proffered to work with the County and 
WMATA/MWAA to provide an entrance directly from the Mclean Metro station to the 
applicant’s site since the only other entrance proposed with the station leads to the 
sidewalk along Dolley Madison Boulevard).  The applicant continues to work with the 
appropriate agencies to secure this entrance. 
 
As described earlier, the applicant has provided a wider street section along Capital 
One Tower Road with this application.  Staff supports this widening so that this road 
can adequately serve vehicular and bicycle traffic.  However, the volumes expected 
along Capital One Tower Road have mandated that the lane widths themselves and 
curb and gutter areas be widened.  In order to achieve an extra foot of width on each 
side of this roadway, the applicant has reduced the sidewalk width from eight to seven 
feet wide at the intersection of Capital One Tower Road and Dolley Madison Boulevard. 
This could affect the flow of pedestrians at the Metro station and staff would rather see 
the applicant pursue a design solution related to the building locations.  As such, staff is 
not making a recommendation on the requested modification allowing the 7 foot 
sidewalk at this time and encourages the applicant to consider design solutions when 
that area is submitted on an FDPA. 
 
Transportation Demand Management (TDM) 

 
In discussing the needed transportation improvements in Tysons Corner, the 
Comprehensive Plan begins with transit. The Plan focuses not only on the new 
Metrorail stations, but also on bus and circulator service, accommodation of bike users 
and 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 
Tysonswide.  Specifically, the Plan defines TDM as “a variety of strategies aimed at 
reducing the demand on the transportation system, particularly to reducing single 
occupant vehicles during peak periods, and expanding the choices available to 
residents, employees, shoppers and visitors.”  The Plan notes that TDM is critical to its 
implementation and that “traffic needs to be minimized to decrease congestion within 
Tysons, to create livable and walkable spaces, and to minimize the effects of traffic on 
neighboring communities.” 
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The applicant has continued to proffer to meet the vehicle reduction goals listed in the 
Plan, which are as follows: 
 

Year 0 to 1/8 Mile 1/8 to ¼ Mile 

      

2010 – 2020 45% 35% 

2030 (84 million SF of GFA) 55% 45% 

2040 (96 million SF of GFA) 60% 50% 

2050 (113 million SF of GFA) 65% 55% 

 
In addition, the applicant has agreed to help fund a Tysons Wide Transportation 
Management Association (TMA), with all contributions occurring with the fourth new 
building.   

 
Staff is concerned, however, that the applicant is not proffering to escalate the remedy 
and penalty rates for the TDM application.  As the other applicants have done with 
applications in Tysons, staff believes that this applicant should commit to escalate the 
remedy and penalty rates with inflation.  While the program overall is in line with the 
TDM expectations, without proper escalation, the program becomes more difficult to 
enforce.  This issue is not resolved. 
 
Consolidated Traffic Impact Analysis (CTIA), Level of Service (LOS) Waiver and the 
Super Boulevard

 
 
During the recent review of RZ 2010-PR-021, the applicant and adjacent stakeholders 
cooperated to produce a CTIA which evaluated traffic in the immediate area.  Overall, 
this analysis concluded that the proposed grid of streets would provide internal access 
and accommodate traffic onsite. 
 
However, because of the poor Level of Service (LOS) at Scotts Crossing Road and 
Dolley Madison Boulevard, a LOS Waiver was needed at that intersection. During 
review of the original Capital One rezoning, staff advised the applicant that all 
necessary waivers would need to be acquired from VDOT prior to site plan approval.  
However, at that time, the LOS waiver process had yet to be established so the 
applicant expected to pursue the waiver during site plan. In the intervening period 
between approval of the original Capital one rezoning and the filling of a site plan, a 
LOS waiver was granted for this intersection as part of the Scotts Run Station South 
(RZ 2011-PR-010 and 011) approval.  Specifically, this waiver was approved because 
the applicant in that case (Cityline) agreed to contribute funds toward the design and 
construction of the superstreet along Dolley Madison Boulevard.  The superstreet is a 
redesign of the street and intersections to produce a series of left turns and U-turns to 
help alleviate traffic congestion by reducing turn movements without the need for 
additional right of way.  Capital One has proffered to contribute to Superboulevard 
funding and is in conformance with the approved LOS waiver as approved by VDOT.  
However, Capital One has removed the existing building from the contribution and staff 
has recommended that all square footage contributing to the traffic be included in any 
superstreet contribution. 
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The concept of the Super Boulevard was to be further engineered by Cityline in 
conformance with proffers approved for RZ 2011-PR-010-11.  That engineering has 
progressed and the initial intersection design for Capital One Tower Road as provided 
to FCDOT March 7, 2014 appears to be satisfactory for the current stage of 
engineering.  Staff expects all the stakeholders in the vicinity of the Super Boulevard to 
continue to work together on design issues.   

 
Parking 

 
 
The parking tabulations provided by the applicant on the CDP show that 7,520 parking 
spaces will be provided on-site in parking structures.  This parking will be spread across 
all the blocks in the proposed neighborhood.  While the tabulations show that this 
application is providing fewer than the maximum number of parking spaces allowed 
within the PTC District, the applicant has proffered to conform to the Zoning Ordinance 
requirements on parking, which allows the applicant some leeway to provide more 
parking than depicted on the CDP (but no more than permitted by the Zoning 
Ordinance).  This commitment is in line with the approved rezoning on this property and 
others in Tysons. 
 
Staff expressed concern about the effect of parking podiums on the pedestrian 
experience and challenged the applicant to adequately screen and architecturally 
design the podiums to maximize activation wherever possible.  In particular, staff was 
most concerned about the parking garage for Buildings 3 and 4 (located in Block B).  
This integrated structure is very large and highly visible from the surrounding streets.  
The applicant has designed the parking in this area to be wrapped with retail uses at 
the ground levels and with active office uses above. In addition, the applicant has used 
architectural screens to enliven the view of the structure along parts of the Beltway. 
With these features, the parking is well hidden and becomes less of parking podium in 
terms of how it is perceived to pedestrians and motorists alike. 
 

 
Figure 8 Podium Elevation from Capital One Drive North 
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Figure 9 Podium elevation from existing building 

 
 
 

 
Figure 10 Elevations around Block B 
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It should be noted that the applicant has continued to show the previously approved 
design for Buildings 1 and 2 in Block A.  In that block, the garage will be wrapped with 
active office, retail and/or hotel use along the streets.  Where the parking structure will 
be visible above the ground plane along Capital One Drive South, the garage will be 
treated with a vegetated wall.  Details of these treatments are provided below. 
 

        

Figure 11 Elevations of Block A, Vegetated Wall 

 

Staff believes that wrapping the parking structure with active uses and/or providing 
architectural features will help shield pedestrians from the barren parking structures 
walls.   As such, staff finds the commitments to the amount, location and screening 
associated with the parking structures in this application in general conformance with 
the recommendations in the Comprehensive Plan. Staff continues to encourage 
innovation as more FDPAs are submitted for further buildings on the site.   
 
Building and Site Design 

 
The block layout and orientation to the streets remains largely as it was shown with the 
original rezoning.  Specifically, Blocks A, C, D and E remain largely unchanged with 
regard to site layout.  Based on staff’s analysis of build-to lines, bulk and massing and 
step-backs, staff finds that these blocks still adhere to the Plan guidelines.  

 
The redesign of Block B, however, presented more challenges in terms of the building 
location and site design.  The applicant’s proposed 470-foot tall tower, for instance, is 
set back further from the street than desired, as is the entire parking structure which 
supports the office and hotel buildings.  To complicate matters more, the proposed 
hotel and office building feature a vehicular drop-off along Capital One Drive, a roadway 
that was originally approved without such vehicular intrusions.  In order to mitigate this 
setback of the building and parking structure from the street, the applicant has designed 
a linear park to provide a street edge (an edge which would normally be provided by a 
structure).  In addition, the front of the parking structure has been wrapped with retail 
uses along the ground level.  The applicant also proposes to activate the upper levels 
of this structure with office uses which will be visible from the street through windows 
and transparent surfaces which will provide more visual interest (cafeteria, hallways, 
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escalators, etc).  Finally, the applicant has incorporated terraces along the parking 
structure which overlook the proposed park.  The end result is an outdoor room framed 
by the new tower and the existing building, which staff finds in harmony with the 
Comprehensive Plan. 

 

 
Figure 12 Linear Park on Block B 

 
Though the applicant redesigned the proposed vehicular drop-off between the hotel and 
the new office building (Buildings 3 and 4) to make it smaller and slightly less visible 
from the street, staff still finds it less than desirable.  While staff understands that the 
applicant believes visitors will access the building using this turnaround, staff would 
rather that the applicant had explored other methods for accommodating those drop-
offs without breaking the street edge.   
 
Overall, the proposed CDP layout continues to site buildings along build-to lines that will 
create a consistent street wall.  Staff also finds that the pedestrian hierarchy continues 
to be appropriate to the expected activity at ground level retail and park space.   With 
regard to the FDPA, staff finds the proposals in conformance with the concepts set forth 
in the proposed CDP.   
 
Streetscape Design 

 
As discussed above, an important part of the design of this site includes the 
streetscape design between the building and the streets.  The Urban Design section of 
the Comprehensive Plan provides detailed guidance on streetscapes, depending on 
street type (local, collector, avenue), within Tysons Corner.  The Plan defines three 
streetscape zones, including the building zone, the sidewalk and the landscape amenity 
panel.  Each zone serves a distinct purpose and has varying dimension based on the 
street type and land use. 
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Staff finds that generally the proposed streetscapes meet the dimensions as described 
in the Comprehensive Plan and will include high quality amenities and street trees 
planted with sufficient soil volume to ensure their survival.  Many of the tree spaces will 
also provide area for stormwater remediation.  The applicant has requested 
modifications to the streetscape guidelines as follows: 
 

1. On street curb parking along Capital One Drive (North and South as 
depicted on CDPA/FDPA).  Staff generally supports this waiver where there is 
close proximity to Scotts Crossing Road, and generally finds that the overall 
design is acceptable. However, staff encourages the applicant to provide on-
street parking along the park space within Block B.  Such spaces would serve 
both the park and retail uses. 

2. On street curb parking along Capital One Tower Road near intersection with 
Dolley Madison Boulevard.  Staff supports this request based on this block’s 
proximity to Dolley Madison Boulevard. 

3. Sidewalk width along Capital One Tower Road and Capital One Drive North. 
The applicant has reduced the sidewalk width at the intersection of Capital One 
Tower Road and Dolley Madison Boulevard and along Capital One Drive North in 
order to accommodate wider travel lanes and gutter pan.  Staff notes that the 
streetscape along Capital One Tower Road is not finalized in that the final 
sidewalks are not part of the currently proposed FDPA.  Therefore, staff 
proposes to revisit those sidewalk widths when the ultimate sidewalk design for 
this area is included as part of an FDPA, keeping in mind that the applicant’s 
own pedestrian hierarchy shows that area to be a major pedestrian path.  For 
Capital One Drive North, staff encourages the applicant to seek other design 
solutions (for instance, redesign of the building frontage) be sought.  
Nevertheless, staff does find that a seven foot sidewalk will adequately 
accommodate pedestrians.   
 

Staff does reiterate one comment regarding the streetscape that was made during the 
original rezoning approval.  Along Capital One Drive South adjacent to Block C, it is 
likely that adjustments in the streetscape will be needed in order to accommodate two 
bus bays with shelters.  Given the traffic volume expected within the site and the 
proposed bus operations within Tysons, bus bays are needed in this area so that buses 
may pick up and drop off passengers without blocking vehicular traffic.  As such, it is 
possible that the streetscape could be pinched in the area of the bus bays and bus 
shelters, causing the buildings and streetscape to require redesign to meet the 
dimensions recommended in the Comprehensive Plan.  Staff would have hoped that 
the applicant could have resolved this issue with this application.  However, that 
redesign has not occurred.  The applicant will be expected to resolve this issue at the 
time of the FDPA submittal for those buildings in Block C which front along Capital One 
Drive South.   
 
Building Height 

 
The Plan states that building heights in Tysons should reflect the proposed intensity 
pattern. The Comprehensive Plan also gives specific guidance on evaluating height 
proposals in Tysons. 
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Some of the general recommendations regarding building height are:  

 
 
• The tallest buildings of any development, particularly those that 
incorporate a tower feature, should be located internal to the site and 
along wider streets where they will be less likely to overwhelm the 
pedestrian realm.  
• Parcels that are split by two height designations should have the 
flexibility to utilize the range of heights permitted by the taller designation 
when development proposals provide height transitions similar to those on 
the Building Height Concept Map and provide a site design that is 
supportive of other urban design objectives.  
• The tallest buildings (Tiers 1 and 2) should be iconic in design and serve 
as identifying features that contribute to the quality of the skyline. Iconic 
architecture can be defined as buildings that are well-crafted, unique, 
distinguishable within their context, and complementary to the urban 
fabric. Iconic architecture should also advance the overall quality of 
design within the district.  
• Height limits do not include mechanical penthouses, architectural 
features, or elements affixed to buildings which are part of innovative 
energy technology such as wind turbines or solar panels. However, these 
features should not excessively increase the building height.  
• During the development review process, solar shading analyses (also 
called shadow studies) for all buildings should be provided to ensure that 
adjacent buildings and public spaces will have adequate access to light 
and air. 

 
Under the Plan guidance, the tallest buildings are to be located within 1/8 mile of the 
Metro stations, with heights stepping down gradually as the distance from the stations 
increases. The Capital One property is located in Tiers 1 and 2 of the height tiers 
identified by the Comprehensive Plan.  In Tier 1, the Comprehensive Plan recommends 
maximum heights ranging from 225 to 400 feet.  In Tier 2 the maximum heights 
recommended are 175 feet to 225 feet. While the proposed building heights are 
generally in conformance with these tiers, the applicant has proposed three buildings, 
Buildings 3, 4 and 12, which exceed the tier guidance.   
 
As mentioned above, the applicant has redesigned their site layout to accommodate a 
much larger office building on Block B, adjacent to the Beltway.  The applicant’s 
proposal specifically features a 470-foot tall signature Capital One building, Building 3, 
and a 250-foot tall hotel building, Building 4, in Block B. In addition, Building 12 is 
proposed at a maximum height of 305 feet in Block E.  Buildings 3 and 4 are situated 
along the Beltway and their heights are mitigated by the topography of the Beltway 
which sits some 20-30 feet above the ground level of the Capital One site.  Building 3 
features an integrated architectural feature (screen) which would be approximately 70 
feet tall which would provide screening for the mechanical systems as well as 
architectural interest. In addition, during the original rezoning, staff and the applicant 
experimented with moving height to more interior locations on the site.  However, at that 
time, it was discovered that such a layout would create more deleterious shadow effects 
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on public park spaces than justified by strict adherence to the Comprehensive Plan.  
While there are shadows associated with the Building 3 height, staff notes that this 
building location is likely to be the least disruptive to the site although there will be 
shadows offsite during the winter months.  Staff notes that Building 12 has actually 
been reduced in height from the approval, as it was approved at 395 feet.  
 
The proposed development provides a varied skyline as recommended by the Plan.  
Therefore, staff is comfortable with the heights as shown on the CDP.  Staff notes that 
the applicant has agreed not only to maximum allowable heights but minimum heights 
as well.   
 
In light of the urban design considerations and overall layout of the property, staff finds 
that the heights proposed in this application are consistent with the recommendations of 
the Comprehensive Plan.  Staff also notes that the height of the FDPA buildings 
conforms with the CDP and 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.   In this case, the applicant has demonstrated that it will achieve more than 
the 10% tree coverage goal for a redevelopment as set forth in the Comprehensive 
Plan with the overall application at 13% and the FDPA at 9%.   
 
As with the original rezoning, the applicant has requested a deviation to the tree 
preservation goal, stating that preservation of existing on-site trees will make the goals 
of intensifying development near the Metro extremely difficult.  Staff continues to be 
supportive of the requested deviation, as this request is in line with the approved 
applications in Tysons. However, as with the original rezoning, staff notes that there 
might be some further opportunity to preserve trees located within the Scotts Run 
stream valley or to possibly plant additional trees within on-site parks and/or offsite 
within the right-of-way abutting the site.  Staff encourages the applicant to review the 
amount of trees at each FDP and look for creative ways to incorporate more plantings 
within the site.  Nevertheless, staff finds that the new tree planting and preservation 
plan meets the recommendations of the Comprehensive Plan. 
 
Water Quality and Quantity Treatment of Stormwater

 
 
The Comprehensive Plan’s water quantity goals for the Tysons Corner Urban Center 
represent a departure from the typical County stormwater management quantity goals.   
 
The SWM plan for this site features extensive use of low impact development (LID) 
techniques and commits to seek stormwater management credit in obtaining the 
proffered LEED certification.  By use of green roofs, bioretention, and rainwater 
harvesting, the applicant has shown retention of the first inch on the CDP and 0.94 inch 
on the FDP site. Further details regarding techniques and credits for certain facilities will 
then be addressed with each FDP regarding attainment of the one-inch retention goal.  
Finally, the applicant has proposed the use of innovative BMPs throughout the site in 
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order to treat the water quality overall and to reduce water runoff from the site.  Staff 
notes that the Board of Supervisors recently amended the PFM with regard to SWM.  
Grandfathering will only be available in limited circumstances and will be largely 
determined by state code. 
 
The site is impacted by a RPA associated with Scotts Run stream, which is located in 
the southeast corner of the site.  The subject RPA has been previously disturbed with 
impervious area and an approved plan shows the limits of disturbance and impervious 
surface.  Citing this approved plan, the applicant has noted that the proposed 
redevelopment does not propose any more disturbance or impervious surfaces than 
what was previously approved.  Given the previous disturbance, DPWES has indicated 
that any impact to the RPA would be governed by redevelopment, meaning so long as 
there is neither an increase in the disturbed area nor the impervious surfaces, no 
Chesapeake Bay Protection Ordinance exception is required.  On Sheet 2 of the CDP, 
the applicant has noted that both the disturbed and impervious area will be decreased 
with this application. The applicant should be aware that any further impacts to the RPA 
could require submission of an RPA exception and as such, the applicant should make 
all efforts to reduce all impacts to this resource.  In addition, as noted elsewhere in this 
report, the applicant has proffered to a stream restoration and/or stabilization with the 
FDPA for Block D.  
 
Overall, staff finds that this issue has been adequately addressed by the CDPA/FDPA 
and proffered commitments.  However, staff does recommend that the proffer be 
revised to specifically reference use of LEED volume reduction credits as 
recommended by the Comprehensive Plan. 
 
Green Buildings 

 
The Plan recommends that zoning proposals in this area provide green building 
commitments sufficient to attain, at a minimum, the United States Green Building 
Council’s (USGBC) LEED certification or equivalent for residential buildings and that 
non-residential buildings achieve LEED Silver certification at a minimum.  The applicant 
continues to meet the green building expectations by agreeing to pursue LEED-NC 
Silver for office and LEED for all new residential development.  The proposal remains in 
harmony with the Comprehensive Plan.  
 
Energy/Resource Conservation

 
The Comprehensive Plan anticipates that zoning applications in Tysons Corner will 
include commitments to design elements and practices that will reduce the use of 
energy and water resources.  The applicant’s commitment to extensive use of green 
roofs supports this Plan language. The proposed proffers include a commitment to 
provide an assessment of the potential for shared energy systems for each FDP.  In 
addition, the applicant has agreed to provide electric vehicle charging stations in their 
garages.   
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Noise Impacts
 

The Policy Plan of the Comprehensive Plan seeks to minimize exposure to unhealthy 
noise impacts by recommending that noise levels be mitigated to 65 dBA for outdoor 
activity areas, 50 dBA for office environments, and 45 dBA for residences, schools, 
theaters and other noise sensitive uses.  
 
As the applicant had always proposed hotel and office uses adjacent to the Beltway, 
the noise impacts of the proposed changes have been previously reviewed in RZ 2010-
PR-021.  Staff notes that the applicant has now provided additional noise study 
information and exhibits which define noise impacts to this particular portion of the site. 
This study shows that noise impacts to the façade of the proposed hotel location are 
not projected to exceed 75 dBa DNL.  Given the heights of the parking podiums (60-70 
feet above the Beltway) and the addition of the parapet walls, staff is satisfied that the 
outdoor plaza areas are also mitigated from highway noise.  The applicant has agreed 
to carry forward the previous noise mitigation proffers with this application.  As such, 
staff finds that this issue has been adequately addressed by the design and proffered 
commitments. 
 
Urban Parkland Needs

 
In evaluating the changes proposed with this application, staff reviewed the amount of 
parkland provided and the quality of the new proposal.     
 
Applying the urban parkland standard to the proposed development and assuming an 
average household size of 1.75, there is a need for about 4.42 acres of urban parkland 
on-site.  The development plan identifies 4.42 acres of on-site public park space, 
located primarily in the approved common green within Block C, the Metro park within 
Block D and the new linear park at Block B.   
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Figure 13 Urban Parkland 

 

 
Figure 14 Previous layout of Block B 
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As shown in Figure 14, the original rezoning featured a civic plaza at the center of Block 
B.  This plaza was half an acre in size and consisted largely hardscape.  It provided a 
visual terminus to the pedestrian walkway from the Metro station. 

 

 
Figure 15 Current Block B proposal 

 
The current Block B layout (as shown in Figure 15) has replaced the civic plaza with a 
0.40 acre pocket park, located in front of the proposed retail space.  This park will 
contain seating, grassy lawn, hardscape and vegetation. The pocket park provides a 
high quality space for retail, recreation and gathering, but it does leave the site without 
a civic plaza per se. Staff would urge the applicant to work with the Fairfax County Park 
Authority to provide civic  events/programming within this park space in order to activate 
it. 
 
Other park space is scattered throughout the development in several pocket parks.  
The amount of urban parkland provided on-site meets the recommendations of the 
Comprehensive Plan.  The quality of these parks will be generally be high, with quality 
materials for the hardscape as well as the landscape. As such, staff is satisfied that the 
urban parkland on-site meets the recommendations of the Comprehensive Plan. 
 
Athletic Fields

 
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.  The athletic field contributions have not been altered in this application from 
that which was previously approved under the original rezoning.   
 
The development proposed by this rezoning generates the need for 0.86 athletic 
fields.  This need is satisfied between The Commons rezoning (RZ 2011-PR-
017) and this applicant’s proposed community center and onsite athletic field 
(which is unchanged from the original rezoning).  The arrangement between The 
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Commons and Capital One recognized that both applicants generated a need for 
half a public facility and half a full sized athletic field.  Under this arrangement, 
the County was able to secure a full-sized athletic field and a community center.  
With the commitment (described at length in the original rezoning), the athletic 
field requirement has been met. 

 
In addition, the application continues to propose a publicly accessible field on the 
proposed Common Green in Block C, the residential block.  This area is at-grade 
at its north end, along Capital One Drive and elevated 1-2 stories above street 
level along Old Springhouse Road. The field, which will have synthetic turf with 
lighting, is approximately 1/3 the size of a full-size athletic field. This size field 
can support youth practices, youth soccer up to age 9 and adult 5-on-5 soccer 
(known as futsal style).   
 
Recreational Facility Needs

 
Generally, the applicant’s proposed recreational facilities commitments are very similar 
to the provided facilities in the approved rezoning.  The applicant proposes rooftop 
basketball courts on Blocks A and E.  As a lease holder and user of Building 11 in the 
community center, staff recommends that users of the community center should be 
allowed to use the court, and other rooftop amenities associated with Block E.  These 
details would be worked out at the FDPA stage for Building 11 with negotiation of the 
lease.   
 
As the commitments are largely the same as the approval, staff finds that this need is 
adequately met.  
 
Fairfax County Public Schools

 
The proposed development would be served by the Westgate Elementary School, 
Kilmer Middle School and Marshall High School.  Kilmer is expected to be over capacity 
through 2016, with Marshall High School and Westgate Elementary undergoing 
renovations to increase capacity during that time.  The total number of students 
generated by the proposed development was projected to be as follows: 
 

School Type Students 

Elementary 73 

Middle 23 

High 39 

Total 135 
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The applicant has proffered a contribution of $10,488 per expected student generated 
by each residential building.  The proffer would be based on pupil generation rates at 
the time of construction. 
 
Sanitary Sewer

 
As development in the Tysons Corner Urban Center is expected to increase 
dramatically based on the Comprehensive Plan recommendations, staff notes that off-
site sewer upgrades might be necessary in the future.  Such upgrades would be 
handled by a pro-rata share contribution.  For on-site sewer needs, the applicant should 
be aware that they will be required to provide a sanitary sewer capacity study to 
DPWES with site plan submission to determine if any upgrades are necessary and to 
rectify any inadequacies. 
 
Fire and Rescue

 
The subject property is serviced by the Fairfax County Fire and Rescue Department 
Station #401, Mclean.  Using the Emergency Access Plan provided on Sheet 31 of the 
CDP, the Fire Marshal has reviewed the proposed development and determined that 
the requested rezoning and FDP currently meets fire access and fire protection 
guidelines.   
 
Fairfax Water

 
Fairfax Water has the ability to provide water service to the proposed development.  
There is an existing 24-inch water main in Magarity Road which is capable of providing 
adequate domestic and fire protection service to the property.   
 
 

ZONING ORDINANCE PROVISIONS (Appendix 15) 
 
The purpose and intent of the Planned Tysons Corner (PTC) District is to implement the 
mix of uses, densities and intensities under the redevelopment option set forth in the 
adopted Comprehensive Plan for the Tysons Corner Urban Center.  These provisions 
require the applicant to demonstrate that the development furthers the vision of the 
Tysons Corner Urban Center as outlined in eight objectives that reflect the standards of 
the areawide recommendations contained in the Plan text (which were discussed in 
detail above).   
 
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, as has been discussed previously in the 
sections above.  It is staff’s opinion, as expressed in this analysis, that the application 
continues to meet these standards. 
 
Standards for all Planned Developments (Sect. 16-100) 
 
Sect. 16-101 contains six general standards which must be met by a planned 
development.  Sect. 16-102 contains three design standards to which all Conceptual 
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and Final Development Plans are subject.  These general and design standards include 
the same elements that are included in the Areawide Recommendations which are 
addressed above. 

 
Overlay District Requirements 
 
Highway Corridor (HC) (Sect. 7-600) 

 

The Highway Corridor Overlay District puts additional restrictions on certain automobile-
oriented uses, including drive-in financial institutions, fast food restaurants, quick-
service food stores and service stations and service station/mini-marts.  All of these 
uses are permitted by the PTC District when shown on an approved final development 
plan.   
 
Staff believes that the appropriate time to evaluate these uses is at the FDP (or FDPA) 
stage when details of the use can be more fully evaluated.  The FDPA continues to 
depict a drive-in financial institution contained in the parking structure of Buildings 1 and 
2, as previously approved.  The drive-in apparatus and layout has not changed from 
that which was approved and will continue to be located on the inside of the building. 
Generally, drive-through uses have deleterious impacts on the street edge, with more 
entrances and driveways needed.  In this case, staff continues to urge the applicant to 
look for ways to redesign the garage which contains the drive-in bank to limit the 
number of curb cuts.  Nevertheless, while not ideal, staff finds that, on the whole, the 
proposed drive-in financial institution meets the regulations of the HCOD. 

 

Waivers and Modifications Requested  
(An asterisk* denotes a previously approved waiver or modification.) 
 

 

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

 
Sect. 2-505 of the Zoning Ordinance prohibits structures and vegetation on a corner lot 
within a triangle determined by the street and sight lines.  However, in this rezoning, all 
buildings and vegetation have been reviewed against VDOT sight distance 
requirements and have been found to be designed in a manner consistent with those 
requirements.  Due to the level of review conducted with this application and proffered 
considerations related to maintenance of sight distances, staff recommends approval of 
this waiver. 
 

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

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

 

 Modification of Countywide Trail requirement for trails onsite* 
 
In lieu of any required trail, the applicant is providing sidewalks throughout the 
development and a secondary access drive with five foot sidewalk along the majority of 
the Beltway frontage of this application property.  The sidewalks will provide pedestrian 
linkages and, along the Beltway, a sidewalk will provide a useful pedestrian linkage 
between the subject site and the Gates of McLean (which will be served by the 
secondary access drive) which will pass under the Jones Branch Connector Bridge.   
Therefore, staff supports the requested modification. 
 

 Modification of Section 2-414B requiring a 75-foot setback of commercial 
buildings from the Beltway (Interstate 495)* 

 
The Zoning Ordinance requires that commercial buildings be set back at least 75 feet 
from major highways such as the Beltway.  This waiver was previously approved by the 
BOS during the original rezoning.  Staff believes that the imposition of this setback for 
this site would not be in keeping with the recommendations of the Comprehensive Plan 
which recommends intense development adjacent to the Metro station.  In order to 
achieve the Plan goal, the applicant has proposed commercial buildings virtually at the 
property line adjacent to I-495 and has committed to mitigate interior and exterior noise 
levels impacted by highway noise.  As such, staff continues support the requested 
modification.  

 

 Waiver of underground detention in a residential area* 
 
Staff supports reaffirmation of the underground detention for stormwater management 
as their use is expected in the higher density developments in Tysons.  In order to 
achieve the higher intensities envisioned by the Plan in limited land areas, staff believes 
that use of underground detention is necessary.  Waiver request 6835-WPFM-001-1 for 
the use of underground detention in this development was previously reviewed by 
DPWES staff and approved by the Board of Supervisors, with the imposition of 
conditions found in the waiver report.  Those conditions included 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.  Staff continues to support the waiver with the imposition of 
those conditions contained in Appendix 11 of the staff report. 
 

 Modification of the Public Facilities Manual to reduce planting width from eight 
feet to four feet with structural planting cells*  

 
Rather than provide a planting width of eight feet for street trees, the applicant 
proposes to a planting width of four feet.  As proffered under the original rezoning, the 
applicant proposes to employ structural planting cells in order to enhance survivability 
of the trees in these areas.  Similar to those suggested in the Tysons Corner Urban 



PCA/FDPA 2010-PR-021 Page 45 
 

 

Design Guidelines, planting details are provided in the plans, the CDP and FDP, and 
the proffers provide for adequate soil volumes for the trees.  The Urban Forestry 
Management Division (UFMD) has reviewed and finds that the planting plan is 
adequate to support the health and survival of the trees. Therefore, staff continues to 
be supportive of the requested waiver. 
 

 Deviation from tree preservation target to allow tree canopy to be provided 
through new tree planting and within public right-of-way* 

 
The tree preservation requirement in the PFM and County ordinance requires that sites 
provide their required 10-year tree canopy requirements through a combination of tree 
preservation and new planting.  Generally, the proportion of trees to be preserved should 
be the same as the percentage of existing tree cover on-site.  In this case, the site has 
19.1% tree cover, which means that 19.1% of the 10-year tree canopy should be 
provided in preserved trees.  However, as discussed in the original rezoning, much of the 
existing vegetation on-site is either of poor quality or existing landscaping which cannot 
be retained if the site develops to the intensity envisioned under the Comprehensive 
Plan. In addition, since many of the trees will be planted in the streetscape, which will 
ultimately be public, staff supports the applicant’s use of these trees in their tree canopy 
calcuations. Given the poor quality of the existing on-site vegetation and the proposed 
high level of density, staff is supportive of the requested deviation but continues to 
encourage the applicant to actively seek additional areas for plantings on-site. 
 

 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 order to treat stormwater in an innovative way, this applicant has proposed most of 
its tree wells to also serve as a bio-retention facility.  However, the PFM does not allow 
these trees to count against the tree canopy requirement as maintenance of the facility 
could harm or kill the trees.  The applicant has proffered to replace in kind any trees 
removed by this maintenance.  Therefore, staff supports this waiver. 
 

CONCLUSIONS AND RECOMMENDATIONS 

 

Staff Conclusions 

 
Even with the proposed changes, staff finds that the site layout proposed remains was 
thoughtful and well designed with quality public spaces.  However, there are some 
issues that could be improved.  Staff suggests that the proffers be amended to address 
the following concerns: 
 

 The TDM implementation plan should be enhanced by standard escalation of 
penalties and remedy funds as in all the other cases approved in Tysons; 
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 The applicant should provide tiered contributions to Tysons Transportation Fund 
for previously approved but unbuilt square footage based on the current rate; 
and 

 The construction commitment for Gates of Mclean Access Road should portion 
of road which will be used in future to access hotel loading on Block B. 
 

In addition to these concerns, staff and the applicant continue to have ongoing 
discussion regarding the budget for  construction of the standalone public facility onsite. 

 
Staff finds these applications in harmony with the Comprehensive Plan and in 
conformance with the Zoning Ordinance provisions subject to execution of proffers 
consistent with the proffers in Appendix 1.   

 

Recommendation 
 
Staff recommends approval of PCA 2010-PR-021 subject to execution of proffers 
consistent with those found in Appendix 1 (as may be amended).   
 
Staff recommends approval of FDPA 2010-PR-021 subject to development conditions 
consistent with those found in Appendix 2. 
 
Staff further recommends the approval of the following waivers and/or modifications for 
these applications: 
 

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

 Modification of Section 2-414(B) of the Zoning Ordinance requiring a 75-foot 
setback of commercial buildings from Interstate 495 to that shown on the 
CDP/FDP;* 

 Deviation from tree preservation target to allow tree canopy to be provided 
through new tree planting including in the right-of-way as depicted on the 
CDP/FDP;* 

 Waiver of underground stormwater management (SWM) detention in a 
residential area subject to conditions found in Appendix 11 of the staff report;* 

 Modification of the PFM to reduce planting width from 8 feet to 4 feet with 
structural planting cells;*  

 Waiver of the Countywide Trails Plan requirement in lieu of the sidewalks shown 
on the CDP/FDP;*  

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

 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. 

 
It should be noted that it is not the intent of staff to recommend that the Board, in 
adopting any conditions proffered by the owner, relieve the applicant/owner from 
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compliance with the provisions of any applicable ordinances, regulations, or adopted 
standards. 
 
It should be further noted that the content of this report reflects the analysis and 
recommendations of staff; it does not reflect the position of the Board of Supervisors. 
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CAPITAL ONE PROFFERS 
PCA 2010-PR-021 

 
March 5, 2014 

 
Pursuant to Section 15.2-2303 (A), Code of Virginia (1950, as amended) and Sect. 18-204 of the 
Zoning Ordinance of Fairfax County (1978, as amended), the property owner and applicant for 
themselves and their successors and/or assigns (collectively referred to as the “Applicant”) in 
this Proffer Condition Amendment application (“PCA”) proffer that the development of the 
parcels under consideration and shown on the Fairfax County Tax Maps as Tax Map 29-4 ((5)) 
Parcel A2  (the “Property”) shall be in accordance with the following conditions if, and only if, 
Proffer Condition Amendment application PCA 2010-PR-021 (the “Application”) is granted by 
the Board of Supervisors (the “Board”).  In the event that the application is denied, these Proffers 
shall be immediately null and void and of no further force or effect on the Property.   
 

GENERAL 

1. Conceptual Development Plan Amendment.  The Property shall be developed in 
substantial conformance with the proffered elements of the Conceptual Development Plan 
Amendment dated May 6, 2013, and revised through February 18, 2014, prepared by William H. 
Gordon & Associates and consisting of 35 sheets (the “CDPA”).  In addition to the specific 
Proffers contained herein, the proffered elements of the CDPA shall be limited to the grid of 
streets, general location of access points to buildings, general location of the buildings, mix of 
uses, minimum and maximum building heights, the amount and general location of urban park 
land, and general quality and character of the streetscape (the “Proffered Elements”).  Other 
elements of the CDPA may be adjusted or modified with approval of future Final Development 
Plans (“FDP”) in accordance with the provisions set forth in Section 16-402 of the Fairfax 
County Zoning Ordinance (the “Ordinance”), and these Proffers. 

2. Minor Modifications.  Minor modifications to the Proffered Elements of the CDPA and 
these Proffers may be permitted pursuant to Par. 4 of Section 16-403 of the 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.  

3. Future Applications.  Any portion of the Property may be the subject of a Conceptual 
Development Plan (“CDP”), Conceptual Development Plan Amendment (“CDPA”), Final 
Development Plan (“FDP”), Final Development Plan Amendment (“FDPA”), Proffered 
Condition Amendment (“PCA”), Rezoning (“RZ”), Special Exception (“SE”), Special Permit 
(“SP”), Variance or other zoning action without joinder and/or consent of the owners of the other 
land areas, provided that such application complies with Section 18-204 paragraph 5 of the 
Ordinance.  Previously approved proffered conditions or development conditions applicable to a 
particular portion of the Property which are not the subject of such an application shall remain in 
full force and effect. 
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PROPOSED DEVELOPMENT 

4. Existing Development.  The Property is approximately 26.21 acres in size and is 
developed with the existing Capital One corporate headquarters (“HQ”) building, which contains 
approximately 479,500 square feet (excluding basement space) (the “Capital One 
Headquarters”), a 26,000 square-foot conference facility (the “Conference Facility”), accessory 
buildings totaling 1,247 square feet, a structured parking facility containing approximately 1,529 
spaces (the “Existing Parking Garage”), temporary athletic fields and sport courts (the 
“Temporary Athletic Facilities”), and 35 surface parking spaces (the “Existing Surface Parking”) 
(collectively, the “Existing Development”). The Existing Development, which totals 506,747 
square feet of gross floor area (“GFA”) is shown on Sheet 4 of the CDPA and may remain in 
operation indefinitely.  In the event that only a portion of the Property is redeveloped subject to 
an approved FDP and site plan, the portion or portions of the Property not subject to the FDP, 
including the Existing Development, may continue in operation as shown on Sheet 4 of the 
CDPA.  The Applicant may also make minor modifications to the Existing Development as 
depicted on Sheet 4 of the CDPA, such as to permit changes to the Temporary Athletic Facilities 
and to accommodate the future Jones Branch Connector improvements, subject to the approval 
of the Zoning Administrator.  Any use which is permitted in the PTC district and is (i) shown on 
an approved FDP, or (ii) approved by the Zoning Administrator, may also be permitted as an 
interim use subject to the Use Limitations in Section 6-505 of the Ordinance. 

A. Interior Improvements.  For those buildings or structures existing on the Property 
as of the approval date of this Application, the Applicant may secure building 
permits for and make interior improvements to such buildings without triggering 
the requirement to reconstruct such buildings in conformance with the CDPA or 
any approved FDP. 

B. Casualty.  The Applicant may restore any building or structure existing as of the 
approval date of this Application that later is destroyed or damaged by casualty, 
subject to Article 15 of the Ordinance. 

C. Parking.  The Existing Parking Garage may remain in operation and will continue 
to serve the Existing Development until and unless an FDP and site plan are 
approved showing its removal. 

D. Temporary Athletic Facilities Lights.  The Applicant may provide nighttime 
lighting for any of the Temporary Athletic Facilities, provided such lights utilize 
full cutoff, low-impact fixtures, are directed away from the adjacent Gates of 
McLean condominium community to the maximum extent possible, and are 
turned off no later than 10:00 pm each night. 

5. Density Credit.  In addition to the 26.21-acre Property, the Applicant is utilizing 
previously reserved density credit for land dedications totaling approximately 3.01 acres, as 
illustrated by the building tabulations on Sheet 3 of the CDPA.    



 

3 
  
  
  
55554246 v9  

6. Proposed Development.  The development on the Property will supplement and partially 
replace the Existing Development, as more particularly described in the proposed phasing plan 
described below (collectively, the “Proposed Development”).  The Proposed Development, 
which includes the Existing Development, shall not exceed 4,969,523 square feet of total GFA, 
which shall include a minimum of 800 dwelling units and up to 3,182,153 square feet of GFA of 
office space.  

7. Phasing Plan.  The buildings, plazas, uses and other improvements shown on the CDPA 
shall be constructed in accordance with the phasing outlined in Paragraphs A – E of this Proffer 
and described on Sheets 14 and 15A – E of the CDPA (the “Phasing Plan”).  The phases of 
development reflected in the Phasing Plan may proceed in any order, provided that each phase 
includes the ultimate streetscape dimensions and design depicted on the CDPA.  The Applicant 
shall update the Phasing Plan with each FDPA in order to provide additional details, including 
providing existing structures and facilities, the anticipated order of future development, the 
completion of the street grid, establishment of streetscapes and pedestrian elements, construction 
of parks, and updated interim conditions. 

A. Capital One HQ Expansion Phase (Block B).   

Phase Summary GFA Range Min./Max. Height Prop. GFA Max. Parking 
Building 3 – Office 500,000 – 975,000 SF 368 – 470 feet 940,550 1,643 
Building 3 – Retail up to 44,600 SF --- 30,150 0 
Total for Phase up to 1,019,600 SF --- 970,700 1,643 

 

B. Capital One Expansion II and Hotel Phase (Blocks A, B and E).   

Phase Summary GFA Range Min./Max. Height Prop. GFA Max. Parking 
Building 1 – Office 300,000 – 600,000 SF 150 – 352 feet 593,500 1,335 
Building 1 – Retail up to 13,000 SF --- 10,345 98 
Building 2 – Hotel  50,000 – 81,500 SF 75 – 122 feet 81,388 100 
Building 2 – Retail  up to 10,500 SF --- 8,249 27 
Building 4 – 
Hotel/Conference 

250,000 – 340,000 SF 150 – 250 feet 325,374 350 

Stand-Alone Public 
Facility 

30,000 SF 20 – 40 feet (30,000)* 35 

Total for Phase  up to 1,045,000 SF --- 1,018,856 1,910 
 

C. Residential Commons Phase (Block C). 

Phase Summary GFA Range Min./Max. Height Prop. GFA Max. Parking 
Building 6 – Residential 300,000 – 518,000 SF 150 – 236 feet 499,569 498 
Building 6 – Retail up to 31,300 SF --- 30,670 28 
Building 7 – Residential 200,000 – 274,800 SF 125 – 247 feet 272,500 254 
Building 7 – Retail up to 5,000 SF --- 4,976 13 
Building 8 – Residential 200,000 – 370,000 SF 125 – 231 feet 356,479 372 
Building 8 – Retail  up to 12,500 SF --- 12,470 0 
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Total for Phase up to 1,211,600 SF --- 1,176,664 1,165 
D. Metro Station Phase (Block D). 

Phase Summary GFA Range Min./Max. Height Prop. GFA Max. Parking 
Building 9 – Residential 50,000 – 124,250 SF 75 – 175 feet 123,280 236 
Building 9 – Retail up to 3,850 SF --- 3,829 19 
Building 10 – Office  400,000 – 484,000 SF 200 – 305 feet 459,623 742 
Building 10 – Retail up to 28,100 SF --- 28,092 142 
Total for Phase up to 640,200 SF --- 614,824 1,139 

 

E. Financial Office Phase (Block E). 

Phase Summary GFA Range Min./Max. Height Prop. GFA Max. Parking 
Building 11 – Office  200,000 – 260,500 SF 150 – 266 feet 230,474 302 
Building 11 – Integrated 
Public Facility 

up to 30,000 SF --- (30,000)* 35 

Building 12 – Office  400,000 – 508,000 SF 250 – 305 feet 452,505 1,326 
Total for Phase up to 798,500 SF --- 682,979 1,663 

   
  *  Because it is a public use, the 30,000 SF proposed Stand-Alone Public Facility shown in Paragraph B and the 30,000 SF 

proposed Integrated Public Facility shown in Paragraph E are not tabulated in the Total for Phase and are not included within 
the maximum GFA for the Proposed Development.  Specific details regarding these facilities can be found in Proffers 13 and 
14. 

8. Final Development Plans.  FDPs and FDPAs may be submitted for the entire Property or 
a portion thereof, and will focus on the establishment of individual building sites or phases.  
Each FDP or FDPA shall establish the minimum and maximum GFA for each building that is 
proposed to be constructed with that FDP or FDPA, within the limits of the Phasing Plan set 
forth in Proffer 7 above.  In addition, the Applicant shall provide the following information on 
each FDP or FDPA, for review and approval of the Planning Commission:   

A. Tabulations.  A tabulation indicating the development status of all property 
subject to the Proposed Development shall be provided with each FDP and site 
plan submitted for the Property. The tabulation shall include a listing of all 
existing and proposed buildings and facilities, along with the GFA and uses 
approved on the CDPA, FDP and site plan as may be applicable. The tabulation 
shall be updated with each subsequent FDP and site plan submitted for the 
Property. 

B. Public Facility.  Until the Stand-Alone Public Facility as set forth in Proffer 13 or 
the Integrated Public Facility as set forth in Proffer 14 has been constructed, each 
FDP shall contain proposed phasing information for the Public Facility.  

C. Architecture.  The specific architectural design information as described in 
Proffer 16.  In addition, architectural design elevations shall be presented for the 
buildings proposed to be constructed with each FDP for the purpose of illustrating 
the general character of building massing, scale, façade articulation, general 
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building envelope and fenestration treatment, materiality and material quality of 
the proposed FDP development, as well as the porosity, materiality, and entry 
locations at the ground floor of each building.  Other details of building design 
(such as specific material or color selections, fenestration details, etc.) are subject 
to change in final architectural and site plans. 

D. 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 
17. 

E. Conceptual Utility Plans.  The Conceptual Utility Plans more specifically 
described in Proffer 19, including any anticipated conflict points between utility 
easements and proposed street trees and how these conflicts are proposed to be 
resolved prior to site plan approval. 

F. Lighting.  Specific streetscape lights per Proffer 21. 

G. Surface Parallel Parking Spaces.  The final number and location of on-street 
parallel parking spaces to be constructed within the applicable FDP area, in 
accordance with Proffer 27. 

H. Landscape Plan.  A revised Landscape Plan, as described in Proffer 29. 

I. Streetscape.  The details and any adjustments to the streetscapes as described in 
Proffer 30, including information regarding sight distance lines at all intersections 
and entrances included within the FDP area. 

J. Interim Conditions and Standards.  Detailed information on the proposed interim 
conditions and standards, as described in Proffer 31. 

K. Stormwater Management.  A detailed stormwater management plan, as described 
in Proffer 32. 

L. Right-of-Way Dedications.  Any refinements to the right-of-way dedications 
described in Proffers 35 and 36. 

M. Security.  A revised security plan as described in Proffer 36(F).  As part of the 
security plans, the Applicant shall also provide a diagram with detailed locations 
of any bollards and security gates, including precedent images for each feature. 

N. Bicycle Facilities.  Specific locations and the number of bicycle facilities to be 
provided as described in Proffer 44. 

O. Publicly Accessible Parks and Recreational Facilities.  The specific details on 
parks and recreational facilities included within the area of the FDP, as described 
in Proffers 48, 49 and 51.  For the Metro Station Phase, the Residential Commons 
Phase, and the Capital One Expansion II and Hotel Phase, the Applicant shall also 
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submit detailed plans with proposed amenities and programmatic elements for the 
parks and recreational facilities associated with those respective phases. 

P. Sustainable Energy Practices.  The sustainable energy practices described in 
Proffer 53. 

Q. Sight Distance Lines.  Sight distance lines for all affected driveway entrances and 
signs, as necessary. 

R. Bus Shelters.  Details on any proposed bus shelter locations and designs per 
Proffer 46. 

S. Functional Analysis.  A transportation analysis that evaluates the intersections 
being constructed or modified as part of each FDP.  The analysis will evaluate 
build out year conditions to determine the forecasted operational characteristics of 
the intersections. 

T. Capital One Drive Parking and Loading.  With submission of an FDP for the 
Residential Commons Phase described in Proffer 7(C) above, a detailed 
functional analysis for the parking and loading entrances associated with Building 
7. 

U. Capital One Tower Road Median.  With submission of an FDP for either the 
Financial Office Phase or the Metro Station Phase, a proposal for construction of 
a median on Capital One Tower Road between the intersections of Dolley 
Madison Boulevard and Capital One Drive South, as depicted on Sheet 7 of the 
CDPA and subject to ultimate approval by VDOT and the Fire Marshal. 

X. Workforce Dwelling Units.  With submission of any FDP that contains residential 
development, details on the expected phasing for the construction of the required 
workforce dwelling units set forth in Proffer 59. 

9. Owners’ Associations. 

A. Umbrella Owners’ Association.  Prior to the issuance of the first Residential Use 
Permit (“RUP”) or Non-Residential Use Permit (“Non-RUP”) for the first 
building constructed with the Proposed Development that is not owned by Capital 
One Bank and its subsidiaries, affiliates and/or successor companies, the 
Applicant shall establish an Umbrella Owners’ Association (the “UOA”), whose 
members will consist of a representative of each owner of land and/or buildings 
within the Property.  The UOA shall provide for applicable proffer, maintenance 
and replacement obligations, including but not limited to implementation of the 
Transportation Demand Management (“TDM”) program, maintenance of private 
streets, sidewalks, streetscapes, publicly accessible private park areas and athletic 
facilities, stormwater management facilities not maintained as part of individual 
buildings, and any private utility systems.   
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B. Homeowners’ and Condominium Owners’ Associations.  For each residential 
building in which units are held for sale, the Applicant shall cause either a 
homeowners’ association and/or a condominium owners’ association 
(“HOA/COA”), as applicable, to be formed for that building prior to the issuance 
of the first RUP.  Each of these associations shall also be members of the UOA.   

C. Disclosures.  UOA and HOA/COA documents (including budgets provided in any 
offering or sale materials) shall specify the proffer, maintenance and replacement 
conditions and obligations set forth in these Proffers.  Purchasers shall be advised 
in writing of these proffer conditions and obligations prior to executing a contract 
of sale.  

D. UOA TDM Obligations.  All residents, tenants, owners, employers and employees 
living, working, operating a business or owning property within the Property shall 
be advised of their continuing obligation to the Transportation Demand 
Management plan (the “TDM Plan”) described in Proffer 42.  All UOA and 
HOA/COA members shall be informed of any funding obligations for the TDM 
program prior to executing a contract of sale and all such obligations shall be 
included in UOA and HOA/COA documents.  

E. UOA Expansion.  Nothing in this Proffer shall be construed to prohibit expansion 
of the UOA to include neighboring properties, at the sole election of the UOA.    

10. Mix of Uses.  The Property shall consist of a mix of residential, office, retail, public 
facility, service and hotel uses as described in the CDPA and these Proffers, subject to the 
limitation that the maximum square footage of all constructed uses on the Property shall not 
exceed 4,969,523 square feet of GFA.  The Proposed Development may contain any use 
permitted by-right in Article 6, Part 5 of the Ordinance, subject to compliance with any 
Ordinance or proffered use limitations as demonstrated on an approved FDP or FDPA. 
Additional SE and/or SP uses may be permitted without a PCA, provided they are in substantial 
conformance with the Proffered Elements and these Proffers.  

11. Retail Activated Space.  Subject to FDP approval, within the areas shown on the CDPA 
that are permitted for retail and personal service uses, there will be a minimum of 100,000 square 
feet of GFA dedicated to uses that create activated and animated first-floor storefronts (“Retail 
Activated Space”).  Of the required Retail Activated Space, at least 50,000 square feet of GFA 
will be established with Retail Activated Space prior to or with the first RUP or Non-RUP for the 
seventh new building constructed on the Property. For the purposes of the Proposed 
Development, Retail Activated Space shall include but not be limited to retail and personal 
service establishments, restaurants, banks and financial services, professional services, legal 
services, medical and dental offices, educational and tutoring facilities, public and civic uses 
(including the Public Facility as outlined in Proffers 13 and 14) and health clubs.  Uses not 
specifically enumerated in or envisioned by this Proffer may be established provided the Zoning 
Administrator determines the use is in substantial conformance with this Proffer 11. 
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12. Metrorail Tax District Buyout for Certain Residential Uses.  At least sixty (60) 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 Board. 

PUBLIC FACILITIES   

13. Public Facilities.  As described in more particular detail below, the Applicant shall 
(subject to this Proffer 13 and Proffer 14) design and construct a 30,000 square-foot public 
facility to be used by Fairfax County for community and/or recreational programs.  The 
Applicant shall either: (a) construct a stand-alone facility as generally depicted on Sheet 15A of 
the CDPA (the “Stand-Alone Public Facility”) concurrently with the third office building on the 
Property or the fourth building constructed on the Property, whichever is first, and at the 
appropriate time remove the Stand-Alone Public Facility and concurrently rebuild it as an 
integrated use within Building 11, provided that the Applicant may request to locate such an 
integrated public facility within any other new building in the Proposed Development if 
approved by the County as described in Proffer 14) (the “Integrated Public Facility,” described in 
more particular detail in Proffer 14 herein); or (b) if the Applicant elects to construct Building 11 
(or such other building as approved by the County as an alternative site for the Integrated Public 
Facility, consistent with Proffer 14) prior to the deadline set forth above, construct the Integrated 
Public Facility without having constructed the Stand-Alone Public Facility, in which case it shall 
construct the Integrated Public Facility within Building 11 or such other building as approved by 
the County consistent with Proffer 14.  In the event the Applicant chooses to construct the Stand-
Alone Public Facility prior to constructing the Integrated Public Facility described in Proffer 14, 
below, it shall construct the Stand-Alone Public Facility concurrently with the earlier of the third 
office building constructed on the Property, or the fourth building constructed on the Property, 
regardless of use, whichever occurs first.  For the purposes of this Proffer 13, individual 
buildings that contain less than 25,000 square feet of GFA (such as guardhouses, pavilions, and 
similar structures) shall not count toward or trigger the requirement to construct the Stand-Alone 
Public Facility.  If the Applicant elects to construct the Stand-Alone Public Facility, then the 
following provisions shall apply: 

A. Design and Scope.  The Applicant shall design the Stand-Alone Public Facility so 
that it will include, among other things, a gymnasium of approximately 9,000 
square feet, space for offices, and a multipurpose meeting room or rooms, any of 
which may be eliminated at the County’s request.  In addition to these required 
facilities, the Stand-Alone Public Facility will also include amenities that may 
include, but shall not be limited to, an exercise room, a game room, an arts/crafts 
room, a computer room, a commercial kitchen, restrooms, lockers and storage 
space.  The Applicant shall design the Stand-Alone Public Facility pursuant to:  
(i) the Fairfax County Guidelines for Architects and Engineers prepared by 
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DPWES then in effect (the “Guidelines”), as further described below; (ii) shall be 
of the same quality and standards as defined in the plans and specifications for the 
Providence District Community Center; (iii) all current codes and regulations; and 
(iv) a design that is consistent with the quality of other reasonably comparable 
County facilities of similar use.  All design documents are subject to County 
review and approval at each design phase as provided herein.   

B. Total Construction Cost.  As further described herein, the total construction cost 
to the Applicant of the Stand-Alone Public Facility shall not exceed the sum of 
$11,000,000.00, as adjusted on an annual basis by the Marshall & Swift Building 
Cost Index, with any adjustment beginning on January 1, 2015.  Once a notice to 
proceed has been issued to the construction contractor, the total construction cost 
shall not be further adjusted (the “Total Construction Cost”).   

The Total Construction Cost shall consist of construction costs related to the 
Stand-Alone Public Facility (“County Hard Costs”) as described in subsection 
(B)(i) below; costs attributable to the design of the Stand-Alone Public Facility, as 
described in subsection (B)(ii), below (“County Soft Costs”); and costs related to 
extending various utilities from the main line to serve the Stand-Alone Public 
Facility, as described in subsection (B)(iii), below (“Utility Costs”).   

At or promptly after the Initial Meeting (as defined in subsection D, below), and 
in any event before the Applicant’s submission of Schematic Design drawings to 
the County, the Applicant and County shall reasonably agree as to which costs are 
County Hard Costs, County Soft Costs, Utility Costs or Applicant Costs (as 
defined in subsection (B)(iv) below). 

i. For County Hard Costs, the Applicant shall include the construction costs 
for the base building and a complete interior build-out for the Stand-Alone 
Public Facility, including ceilings, lighting, plumbing, separate heating 
and cooling (HVAC), painted interior walls, electrical outlets, elevators, 
restrooms, and all finishes, to include gymnasium floor, any required 
bleachers, and basketball hoops.  The Applicant shall not provide loose 
fixtures, furnishings, or equipment except for those specified in this 
Proffer.  The budget submissions required in subsection (D) shall provide 
a detailed summary of the base building and interior build-out of the 
Stand-Alone Public Facility. 

ii. County Soft Costs shall consist of (a) the fee for the design consultants for 
the Stand-Alone Public Facility (base building and interior build-out) as 
further defined below, and (b) cost estimating fees.  County Soft Costs 
shall also include special inspection services, HVAC commissioning, 
value engineering, survey, geotechnical, LEED registration, design and 
certification, and all inspections and permits. 
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Notwithstanding anything herein to the contrary, no more than $600,000  
(as adjusted on an annual basis by the Marshall & Swift Building Cost 
Index beginning January 1, 2015 to the date that a Non-RUP is issued for 
the Stand-Alone Public Facility) of County Soft Costs – including costs 
pertaining to architect(s); MEP, civil, and structural engineers; other 
consultants; and construction administration services – shall count toward 
the Total Construction Cost; any excess design costs shall remain at 
Applicant’s expense.  This limitation shall not apply to changes to the 
approved design and/or scope of the Stand-Alone Public Facility after the 
35% Design Development stage that are requested by the County. 

iii. In addition to the County Soft Costs, the Applicant may include up to 
$50,000 in the Total Construction Cost for the provision of electric power 
and up to $15,000 for the provision of natural gas service to the Stand-
Alone Public Facility (the “Utility Costs”).  The budget does not include 
costs for permitting, tap and other related fees for the provision of water 
and sewer service to the Stand-Alone Public Facility.  The cap on County 
Soft Costs referred to in subsection (B)(ii) will be increased by the 
estimated amount of such fees.   

iv. Total Construction Cost of the Stand-Alone Public Facility shall not 
include any costs other than County Hard Costs, County Soft Costs and 
Utility Costs; the Applicant shall bear all other costs of designing and 
constructing the building (“Applicant Costs”), including, without 
limitation:  clearing and grading; earthwork; construction of surrounding 
streets; basic SWM/BMP (except that any additional costs caused by 
compliance with the state stormwater regulations, 9VAC25-870-47, time 
limits on applicability, approved December 17, 2013 by the State Water 
Control Board, shall be included in the Total Construction Cost); 
Applicant’s overhead, administrative, financing, legal, and/or zoning costs 
(although the Total Construction Cost will include any costs related to 
amending zoning approvals, to include submission of an FDPA, if such 
amendment is required to construct the Stand-Alone Public Facility design 
requested by the County); and costs for easement acquisition, preparation 
and recordation. 

C. Parking.   

i. Dedicated Parking Spaces.  The Applicant will allocate a minimum of 
thirty-five (35) dedicated surface parking spaces for the Stand-Alone 
Public Facility, within the same block as the Stand-Alone Public Facility 
(the “Dedicated Parking Spaces”).  The Dedicated Parking Spaces shall be 
included in the Total Construction Cost.  Additional dedicated parking 
spaces may be made available to the County at the Applicant’s discretion, 
at the then-market price.  The County may elect whether to include any 
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additional parking spaces purchased in the Total Construction Cost or to 
instead reimburse the Applicant for the cost of the additional spaces.  

ii. Unreserved Parking Spaces.  The Applicant shall further maintain at least 
fifty-five (55) parking spaces as unreserved spaces available to users of 
the Stand-Alone Public Facility.  At the Applicant’s sole election, the 
unreserved spaces may also be utilized by other users of the Proposed 
Development and the general public on a first-come, first-served basis.  
Unreserved parking spaces may be located within the parking decks or 
along streets associated with the Proposed Development, but should 
provide easy access to the Stand-Alone Public Facility.  The unreserved 
parking spaces may include up to ten (10) parking spaces certified for 
handicapped parking under the Americans with Disabilities Act.  The 
Applicant shall be permitted to charge the same parking fee for users of 
the Stand-Alone Public Facility as for other users of these unreserved 
spaces.  Such unreserved spaces shall not contribute in any way to the 
Total Construction Cost. 

D. Design and Review Process.  The Applicant shall coordinate preparation of the 
design of and budget for the Stand-Alone Public Facility, together with the design 
of the Dedicated Parking Spaces, with the Building Design Branch of DPWES 
(“BDB”) and other applicable agencies of Fairfax County, with BDB as the point 
of contact with responsibility for coordinating with other County agencies.  Prior 
to such preparation of design and budget, the Applicant shall hold a pre-design 
conference with BDB (the “Initial Meeting”) to discuss scope and design 
parameters for the Stand-Alone Public Facility, to set a reasonable schedule and 
process for review and comment on the submission sets of drawings and budget 
(which schedule will provide the County no less than two (2) weeks to review 
CDPA, FDP, Schematic Design and Design Development documents, and no less 
than three (3) weeks to review 80% and 100% Construction Documents).  The 
Applicant shall submit design and budget documents to BDB for County review 
and approval consistent with the Guidelines and the provisions of this Proffer at 
the following points:  Conceptual Development Plan, Final Development Plan, 
Schematic Design (15%), Design Development (35%), 80% Construction 
Documents, and 100% Construction Documents.  The Applicant shall address and 
incorporate all County review comments at each design phase, and shall provide a 
statement of probable construction cost prepared in accordance with this Proffer 
13 and by a mutually agreed-upon independent, professional construction cost 
estimator at each design phase.  The Applicant shall respond to all County plan 
review comments in writing, and shall incorporate such comments in the next 
design phase plan submission.  Following Fairfax County approval of the 100% 
Construction Documents, no further design changes shall be made to the Stand-
Alone Public Facility except as may be required to adjust the scope of the Stand-
Alone Public Facility as provided in subsection (E)(i) below, or as a change order 
at County expense.   
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E. Construction Bids.  Once the 100% Construction Documents and budget for the 
Stand-Alone Public Facility have been approved by BDB, the Applicant shall 
obtain a minimum of four (4) construction bids for the approved design of the 
Stand-Alone Public Facility to ensure receipt of a competitive bid that, together 
with County Soft Costs and Utility Costs, is within the Total Construction Cost 
limit of $11,000,000, as adjusted.   

The Applicant’s construction contract shall: 

 Carry builder’s risk insurance and, if the County elects to provide 
additional funding pursuant to subsection (E)(ii) below, require the 
contractor to carry commercial property insurance in a commercially 
reasonable amount and to name the “Board of Supervisors of Fairfax 
County, Virginia” as loss payee for any losses pertaining to the Stand-
Alone Public Facility; 

 Require the contractor to provide payment and performance bonds, 
each for the entire contract sum and naming the “Board of Supervisors 
of Fairfax County, Virginia” as an obligee on such bond; 

 Permit the County, in its proprietary capacity, to inspect the Stand-
Alone Public Facility and Dedicated Parking Spaces during 
construction, and reasonably address all identified deficiencies; 

 Include warranties from the contractor as set forth in sections 4.6.1, 
9.3.3, and 13.2 of the Fairfax County form General Conditions, such 
sections attached hereto as Exhibit A, as may be amended by mutual 
agreement between the Applicant and the Office of the County 
Attorney; and 

 Include section 9.8 (including all subsections) of such General 
Conditions, also attached at Exhibit A, as may be amended by mutual 
agreement between the Applicant and the Office of the County 
Attorney, including County inspection rights on substantial completion 
of the Stand-Alone Public Facility, one-year post-completion 
guarantee, and guarantee bond. 

Following receipt of the construction bids, the Applicant shall meet with the 
County to review the construction bids, which may be subsequently verified by 
the County through an independent source.  If the estimated Total Construction 
Cost exceeds $11,000,000 (as adjusted) at any design phase, or if the Applicant 
cannot obtain a construction bid for the approved design that, together with 
County Soft Costs and Utility Costs, results in a Total Construction Cost within 
the Applicant’s $11,000,000 budget (as adjusted), then the County, in its sole 
discretion, shall elect and the Applicant shall consent to one of the following 
remedies: 
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i. Option 1: Scope Adjustment.  Adjust the scope of the project so that it can 
be bid within the $11,000,000 limit (as adjusted), which adjustment shall 
not require a PCA; 

ii. Option 2: Accept County Funds.  Accept additional funding from the 
County as needed to fully fund the Stand-Alone Public Facility, in which 
case: 

a. The estimated amount of such additional County funding shall be 
determined upon receipt and analysis of construction bids.  45% of 
such amount shall be disbursed to the Applicant prior to the 
Applicant’s commencement of construction on the Stand-Alone 
Public Facility; another 45% upon substantial completion of the 
Stand-Alone Public Facility; and the remaining ten percent (10%) 
disbursed upon receipt of the Non-RUP(s) for the Stand-Alone 
Public Facility, subject to (ii)(b) below; and 

b. Upon issuance of a Non-RUP for the Stand-Alone Public Facility, 
the Applicant and the County shall review the actual costs of 
construction of the Stand-Alone Public Facility and reasonably 
determine whether there are savings to be had under the 
construction contract (or other budget line items) which may offset 
the need for additional County funding (i.e., unused construction 
contract contingency). 

iii. Option 3: Contribution in Lieu of Construction.  In lieu of any further 
design and/or construction requirement for the Stand-Alone Public Facility 
(but not for the Integrated Public Facility, which the Applicant must still 
provide in accordance with Proffer 14 below), contribute to the County the 
sum of $11,000,000.00, as adjusted on an annual basis by the Marshall & 
Swift Building Cost Index, beginning on January 1, 2015 to the date of the 
County’s election, less all permissible documented costs incurred by the 
Applicant up to such time in furtherance of the design and construction of 
the Stand-Alone Public Facility. In the event this Option 3 is selected, the 
Applicant shall contribute the total amount due in a lump sum prior to the 
issuance of the first Non-RUP for the third office building constructed on 
the Property, or the fourth overall building constructed. 

In the event the County does not select from the four remedies listed above within 
180 days of formal notification that the bid exceeds the limits of the Total 
Construction Cost, the Applicant may unilaterally select to proceed with Option 3 
(Contribution in Lieu of Construction), as defined in Proffer 13(E)(iii).   

F. Contingency Fund.  Once the Applicant has an acceptable construction bid in 
place as provided herein, the Applicant shall be responsible for, in addition to the 
Total Construction Cost, a project-level construction contingency of $500,000.00 
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(“Contingency Fund”) to cover, to the extent of the contingency, change orders 
related only to design document ambiguities, errors, omissions or unforeseen 
construction conditions that relate solely to the Stand-Alone Public Facility and 
could not have been reasonably foreseen through the due diligence of the 
contractor or subcontractors (“Contingency Eligible Expenses”).  Such 
ambiguities, errors, omissions, and unforeseen conditions related to the building 
site – for example, bad soils, environmental issues, etc. – shall remain at the 
Applicant’s cost and shall not result in an increase in the Total Construction Cost 
or reduction in the Contingency Fund.  In no event shall the Contingency Fund 
augment the approved design and/or budget of the Stand-Alone Public Facility.  
Other than (1) the amounts owed by the County pursuant to subsection (D)(ii) 
above, if any, (2) Contingency Eligible Expenses in excess of $500,000, as 
adjusted, if any, and (3) the costs of any change orders the County may 
reasonably request, the County shall have no responsibility for Stand-Alone 
Public Facility design or construction costs. 

G. Permitting and Construction.  Following receipt of a construction bid producing a 
Total Construction Cost within the $11,000,000 (as adjusted) limit (or such higher 
amount as may result from the County’s allocation of additional funds), the 
Applicant shall diligently proceed to obtain site plan and building permit 
approvals for the Stand-Alone Public Facility based on the design documents 
approved by the County pursuant to Proffer 13(D) above and shall provide the 
County with a copy of such permit submissions.  Following approval of the 
necessary permits for the Stand-Alone Public Facility, the Applicant shall 
diligently proceed to construct the Stand-Alone Public Facility as approved. 

H. Conveyance.  Following issuance of the Non-RUP for the Stand-Alone Public 
Facility, the Applicant shall ground lease the Stand-Alone Public Facility to the 
County in accordance with the terms described below.  Notwithstanding anything 
herein to the contrary, the parties may mutually agree to alter the conveyance 
method and/or any of the lease terms for the Stand-Alone Public Facility as 
described herein without the need for a PCA. 

i. Lease Term.  The Applicant shall (a) offer such lease with a term of fifty 
(50) years, with automatic renewal options for two (2) successive fifteen 
(15) year terms thereafter; (b) the rent for such leasehold shall be nominal 
(i.e., $10.00 annually); (c) the terms of the lease shall otherwise be 
acceptable to the County in its reasonable discretion, provided the County 
shall have no obligation to contribute to Common Area Maintenance 
(“CAM”) payments; (d) the Applicant shall provide the County with a 
subordination and non-disturbance agreement from its lender(s) (if 
applicable) in a form reasonably acceptable to the County; (e) the County 
may terminate the lease upon one (1) year’s advance written notice; and 
(f) the Applicant may terminate the lease to construct the Integrated Public 
Facility in accordance with Proffers 13 (K) and (L). 
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ii. Use Restrictions.  The Applicant may elect to include as a term of the 
Stand-Alone Public Facility Lease a restriction which would, for a period 
that is coterminous with the lease term (including any extensions), prohibit 
the use of the Stand-Alone Public Facility as a commercial (i.e., non-
County user) office, retail use, fire station, permanent shelter, mental 
health, or residential facility. 

iii. Taxes, Operations and Maintenance.  Except as specifically stated in this 
Proffer 13 (or as mutually agreed by the parties), the Applicant shall have 
no liability or responsibility for any of the following with regard to the 
Stand-Alone Public Facility:  payment of real estate taxes (if any); interior 
and exterior maintenance (including snow removal); maintenance and 
replacement of building systems; procurement of insurance; and payment 
for utilities. 

I. Coordination with the Electoral Board.  In the event the Stand-Alone Public 
Facility is ever designated as a polling location by the Fairfax County Electoral 
Board or the Virginia State Board of Elections, the Applicant shall work with the 
General Registrar to provide reasonable accommodations for election-related 
activities, including, to the extent that the Dedicated Parking Spaces and 
Unreserved Parking Spaces are insufficient to accommodate voters, volunteers 
and other users, temporarily reserving a reasonable number of parking spaces for 
election-related activities. 

J. Location and Timing.  The Applicant shall construct the Stand-Alone Public 
Facility concurrently with the earlier of (1) the third office building constructed 
on the Property, or (2) the fourth building overall constructed on the Property, 
regardless of use.  The Director of the Department of Planning and Zoning 
(“DPZ”), acting in consultation with and upon direction from the Planning 
Commission, may direct the Applicant to postpone construction of the Stand-
Alone Public Facility until a subsequent development phase.  For the purposes of 
this Proffer 13, individual buildings that are less than 25,000 square feet of GFA 
(such as guardhouses, pavilions, and similar structures) shall not count toward or 
trigger the requirement to construct the Stand-Alone Public Facility.  

K. Emergency Generator.  The Applicant shall incorporate into the design of the 
facility all necessary elements to accommodate a temporary emergency generator 
that allows all the essential building functions for a temporary public shelter, 
including HVAC and restrooms, to operate in the Stand-Alone Public Facility.  
The design shall include a location for the emergency generator, hook-up port to 
connect the emergency generator to the building systems, and the infrastructure 
and equipment required to allow transfer of the electrical power source from the 
primary building power supply to the emergency generator. In lieu of a temporary 
emergency generator, the County may specify a permanent emergency generator 
during the design phase up to and through its review of Design Development (i.e., 
35%) documents; any cost related to the design and installation of a temporary or 
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permanent generator shall be included in the Total Construction Cost.  Any such 
generator will comply with all UOA requirements for the placement and use of, as 
applicable, temporary or permanent power generation facilities.  Any generator 
shall also comply with the Fairfax County Noise Ordinance. 

L. Replacement Conditions.  The Applicant may elect at any time to redevelop the 
Stand-Alone Public Facility consistent with the Proposed Development, provided 
that (i) such redevelopment permits construction of the Integrated Public Facility 
per the provisions of Proffer 14, (ii) if such redevelopment would require the 
Stand-Alone Public Facility to close, the Applicant must provide the County 
(through the Director of Neighborhood and Community Services, with a copy to 
the County Attorney) with at least twelve (12) months’ prior written notice, and 
(iii) the Applicant, at its cost, shall locate suitable temporary space until the 
Integrated Public Facility is complete and further in accordance with Proffer 
13(L).  As an alternative, the Applicant and the County may mutually agree to 
permanently relocate the Stand-Alone Public Facility to another building within 
the Proposed Development, and without the need for a PCA, CDPA or FDPA.  

M. Temporary Public Facility.  In the event the Applicant chooses to close the Stand-
Alone Public Facility in order to develop the Integrated Public Facility, the 
Applicant shall at its own cost locate a suitable temporary space or spaces (the 
“Temporary Public Facility”), subject to the criteria below: 

i. the Applicant may house the recreational and community components of the 
Temporary Public Facility space in up to two separate facilities, provided the 
Applicant demonstrates to the Zoning Administrator that it has diligently 
pursued all commercially reasonable options to obtain space which will house 
the entire operation; 

ii. in the event the Applicant demonstrates to the County that a suitable 
Temporary Public Facility is not available, or if the County determines that it 
does not wish to pursue this Temporary Public Facility option, the Zoning 
Administrator may waive the Temporary Public Facility requirement; 

iii. the total space for the Temporary Public Facility shall be no less than 30,000 
square feet; 

iv. the recreation component of the Temporary Public Facility should include 
access to a gymnasium with basketball hoops, restrooms, and changing 
facilities; 

v. if agreed to by the County, the Applicant may enter into an agreement with a 
private health club to provide access to Fairfax County residents in lieu of 
providing a specific recreation component; 
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vi. the Temporary Public Facility should be located within the Tysons Corner 
Urban Center (as defined by the Comprehensive Plan), unless the Applicant 
provides to the satisfaction of the Zoning Administrator that such space is not 
available, in which case the Zoning Administrator may permit a location 
outside the Tysons Corner Urban Center; 

vii. fixtures and finishes in the Temporary Public Facility may reflect its status as 
an interim use, and shall not be required to contain the same quality or grade 
of finishes present in the Stand-Alone Public Facility or the Integrated Public 
Facility; and 

viii. the Applicant will reimburse the County a maximum of $80,000 in 
documented moving costs associated with the move into and out of the 
Temporary Public Facility. 

N. Reimbursement for Fixtures.  In the event the Applicant exercises its option to 
replace the Stand-Alone Public Facility, the Applicant shall reimburse the County 
for up to $1 million in fixtures installed by the County at its cost within the Stand-
Alone Public Facility, subject to the following conditions: 

i. in order to be reimbursable, there shall be a written record of when each 
applicable fixture was installed in the Stand-Alone Public Facility; 

ii. the replacement value of each fixture shall be depreciated by 7.5% each year 
from the date of installation, such that on the tenth anniversary of its 
installation, an applicable fixture shall have no residual value; 

iii. this reimbursement shall not apply to personal property and/or loose items 
including, but not limited to, furniture, exercise equipment, desks and other 
office furnishings, tables and any other items that can reasonably be 
reinstalled in the Temporary Public Facility and/or the Integrated Public 
Facility; 

iv. the Applicant’s reimbursement for such fixtures shall not exceed $1 million. 

O. Vacation by County.  Should the County choose at any time to vacate the Stand-
Alone Public Facility and such space reverts to the Applicant’s control, the space 
may be utilized by the Applicant for any use that is consistent with the Proposed 
Development. 

P. Shared Savings Contribution.  In the event that the Stand-Alone Public Facility is 
constructed for less than the maximum Total Construction Cost of $11,000,000, 
as adjusted, the Applicant shall contribute to the County a sum equal to one half 
the amount of the difference between the maximum adjusted Total Construction 
Cost and the actual construction costs (the “Shared Savings Contribution”).  For 
instance, if the actual construction costs are $10,000,000, the Applicant’s Shared 
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Savings Contribution shall equal $500,000.  The Shared Savings Contribution (if 
any) shall become due upon conveyance of the Stand-Alone Public Facility to the 
County as described in Proffer 13(H).  In lieu of contributing a sum directly to the 
County, the County and the Applicant may mutually agree to use the Shared 
Savings Contribution for other Tysons-area priorities, or as a contribution toward 
increasing the maximum Total Construction Cost for the Integrated Public 
Facility as described in Proffer 14.  In no case shall the Shared Savings 
Contribution include any unused amounts from the Contingency Fund. 

14. Integrated Public Facility.  If the Applicant elects to replace the Stand-Alone Public 
Facility described in Proffer 13 above with the Integrated Public Facility described herein, or if it 
elects to proceed with the Integrated Public Facility without having first constructed the Stand-
Alone Public Facility, then, prior to completion of the Proposed Development, it shall construct a 
30,000 square-foot space within a future office building to be used by Fairfax County for 
community and/or recreational programs (the “Integrated Public Facility”).  Although the 
Applicant has tentatively reserved space in Building 11, the Applicant may locate the Integrated 
Public Facility within any office building on the Property, subject to an approved FDP.  The 
Integrated Public Facility shall be accessible through a separate entrance with ADA accessibility. 

A. Design and Scope.  The Applicant shall design the Integrated Public Facility so 
that it will include, among other things, a gymnasium of approximately 9,000 
square feet, space for offices, and a multipurpose meeting room or rooms, any of 
which may be eliminated at the County’s request.  In addition to these required 
facilities, the Integrated Public Facility will also include amenities that may 
include, but shall not be limited to, an exercise room, a game room, an arts/crafts 
room, a computer room, a commercial kitchen, restrooms, lockers and storage 
space.  The Applicant shall design the interior of the Integrated Public Facility 
pursuant to the Fairfax County Guidelines for Architects and Engineers prepared 
by DPWES then in effect (the “Guidelines”), as further described below, and such 
that the Integrated Public Facility is designed to be consistent with the quality of 
other reasonably comparable County facilities of similar use.  All design 
documents are subject to County review and approval at each design phase as 
provided herein. 

The Integrated Public Facility shall be located either entirely on the first floor or 
on both the first and second floors of the building in which it is located. 

B. Total Construction Cost.  As further described herein, the total construction cost 
to the Applicant of the Integrated Public Facility shall not exceed the sum of 
$5,420,000.00, as adjusted on an annual basis by the Marshall & Swift Building 
Cost Index, with any adjustment beginning on January 1, 2015.  Once a notice to 
proceed has been issued to the construction contractor, the total construction cost 
shall not be further adjusted (the “Total Construction Cost”).   

The Total Construction Cost shall consist of (a) construction costs unique to the 
Integrated Public Facility (“County Hard Costs”) as described in subsection (B)(i) 
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below, and (b) a portion of costs not unique to the Integrated Public Facility but 
attributable to the design of the building itself, as described in subsection (B)(ii), 
below (“County Soft Costs”).   

At or promptly after the Initial Meeting (as defined in subsection D, below), and 
in any event before the Applicant’s submission of Schematic Design drawings to 
the County, the Applicant and County shall reasonably agree as to which costs are 
County Hard Costs, County Soft Costs, or Applicant Costs (as defined in 
subsection (B)(iii) below). 

i. For County Hard Costs, the Applicant shall include only the costs of a 
complete interior build-out for the Integrated Public Facility, including 
ceilings, lighting, plumbing, separate heating and cooling (HVAC), 
painted interior walls, electrical outlets, elevators, restrooms, and all 
finishes, to include gymnasium floor, any required bleachers, and 
basketball hoops.  The Applicant shall not provide loose fixtures, 
furnishings, or equipment except for those specified in this Proffer.  No 
portion of the core building or site shall be included as County Hard Costs, 
unless specifically stated in these Proffers.  The budget submissions 
required in subsection (C) shall provide a detailed summary of the interior 
build-out of the Integrated Public Facility. 

ii. County Soft Costs shall consist of (a) the fee for the design consultants for 
the Integrated Public Facility (interior build-out) as further defined below 
(b) building permit and inspection fees, and (c) cost estimating fees. 

For County Soft Costs, the Applicant shall include in the Total 
Construction Cost the pro rata share of the expense attributable to the 
Integrated Public Facility, as measured by the fraction of the actual square 
footage of the Integrated Public Facility as finally designed (including 
ancillary space used solely for the Integrated Public Facility, such as space 
for separate emergency generators, stormwater management vaults, or 
ventilation systems), divided by the actual square feet of the entire 
building as indicated on the final permitted building plans.    

Notwithstanding anything herein to the contrary, no more than $500,000 
(as adjusted on an annual basis by the Marshall & Swift Building Cost 
Index beginning on January 1, 2015 to the date that a Non-RUP is issued 
for the Integrated Public Facility) of County Soft Costs – including costs 
pertaining to architect(s); MEP, civil, and structural engineers; other 
consultants; and construction administration services – shall count toward 
the Total Construction Cost; such excess design costs shall remain at 
Applicant’s expense.  This limitation shall not apply to changes to the 
approved design and/or scope of the Integrated Public Facility after the 
35% Design Development stage that are requested by the County. 
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iii. Total Construction Cost of the Integrated Public Facility shall not include 
any costs other than County Hard Costs and County Soft Costs; the 
Applicant shall bear all other costs of designing and constructing the 
building (“Applicant Costs”), including, without limitation:  clearing and 
grading; earthwork; SWM/BMP; costs to extend utilities to the building 
(new and relocated); costs associated with site-specific LID facilities; 
landscaping and hardscaping; Applicant’s overhead, administrative, 
financing, legal, and/or zoning costs; costs for easement acquisition, 
preparation and recordation; site permit and inspection fees and Special 
Inspection Program inspections; any portion of costs reasonably agreed (i) 
to be unique to the remainder of the building or private development, (ii) 
to relate to site preparation, and/or (iii) to be a cost that Applicant would 
have incurred in designing and constructing the building.   

C. Parking.   

i. Dedicated Parking Spaces.  The Applicant will allocate a minimum of 
thirty-five (35) dedicated parking spaces for the Integrated Public Facility, 
within the same structure as the Integrated Public Facility (the “Dedicated 
Parking Spaces”).  The Dedicated Parking Spaces shall be at no cost to the 
County and no costs related thereto shall be included in the Total 
Construction Costs.  Additional dedicated parking spaces may be made 
available to the County at the Applicant’s discretion, at the then-market 
price.  The County may elect whether to include any additional parking 
spaces purchased in the Total Construction Cost or to instead reimburse 
the Applicant for the cost of the additional spaces.   

ii. Unreserved Parking Spaces.  The Applicant shall further maintain at least 
fifty-five (55) parking spaces as unreserved spaces available to users of 
the Integrated Public Facility.  At the Applicant’s sole election, the 
unreserved spaces may also be utilized by other users of the Proposed 
Development and the general public on a first-come, first-served basis.  
Unreserved parking spaces may be located within the parking decks or 
along streets associated with the Proposed Development, but should be 
proximate to, and provide easy access to, the Integrated Public Facility.  
The unreserved parking spaces may include up to ten (10) parking spaces 
certified for handicapped parking under the Americans with Disabilities 
Act.  The Applicant shall charge the same parking fee for users of the 
Integrated Public Facility as for other users of these unreserved spaces.  
Such unreserved spaces shall not contribute in any way to the Total 
Construction Cost. 

D. Design and Review Process.  The Applicant shall coordinate preparation of the 
design of and budget for the Integrated Public Facility, together with the design of 
the Dedicated Parking Spaces, with the Building Design Branch of DPWES 
(“BDB”) and other applicable agencies of Fairfax County, with BDB as the point 
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of contact with responsibility for coordinating with other County agencies.  Prior 
to such preparation of design and budget, the Applicant shall hold a pre-design 
conference with BDB (the “Initial Meeting”) to discuss scope and design 
parameters for the Integrated Public Facility and the Dedicated Parking Spaces, to 
set a reasonable schedule and process for review and comment on the submission 
sets of drawings and budget (which schedule will provide the County no less than 
two (2) weeks to review CDPA, FDP, Schematic Design and Design 
Development documents, and no less than three (3) weeks to review 80% and 
100% Construction Documents), and to reasonably agree, as described in 
subsection (B)(ii) above and in accordance with this Proffer 14, as to the 
allocation of costs into County Hard Costs, Applicant Costs, and County Soft 
Costs categories.  The Applicant shall submit design and budget documents to 
BDB for County review and approval consistent with the Guidelines and the 
provisions of this Proffer at the following points:  Conceptual Development Plan, 
Final Development Plan, Schematic Design (15%), Design Development (35%), 
80% Construction Documents, and 100% Construction Documents.  The 
Applicant shall address and incorporate all County review comments at each 
design phase, and shall provide a statement of probable construction cost prepared 
in accordance with this Proffer 14 and by a mutually agreed-upon independent, 
professional construction cost estimator at each design phase.  The Applicant shall 
respond to all County plan review comments in writing, and shall incorporate 
such comments in the next design phase plan submission.  Following Fairfax 
County approval of the 100% Construction Documents, no further design changes 
shall be made to the Integrated Public Facility or the Dedicated Parking Spaces 
except as may be required to adjust the scope of the Integrated Public Facility as 
provided in subsection (E)(i) below, or as a change order at County expense.   

E. Construction Bids.  Once the 100% Construction Documents and budget for the 
Integrated Public Facility have been approved by BDB, the Applicant shall obtain 
a minimum of four construction bids for the approved design of the Integrated 
Public Facility to ensure receipt of a competitive bid that, together with Coutny 
Soft Costs, is within the Total Construction Cost limit of $5,420,000, as adjusted.   

The Applicant’s construction contract shall: 

 Carry builder’s risk insurance and, if the County elects to provide 
additional funding pursuant to subsection (E)(ii) below, require the 
contractor to carry commercial property insurance in a commercially 
reasonable amount and to name the “Board of Supervisors of Fairfax 
County, Virginia” as loss payee for any losses pertaining to the 
Integrated Public Facility; 

 Require the contractor to provide payment and performance bonds, 
each for the entire contract sum and naming the “Board of Supervisors 
of Fairfax County, Virginia” as an obligee on such bond; 
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 Permit the County, in its proprietary capacity, to inspect the Integrated 
Public Facility and Dedicated Parking Spaces during construction 
upon reasonable notice; 

 Include warranties from the contractor as set forth in sections 4.6.1, 
9.3.3, and 13.2 of the Fairfax County form General Conditions, such 
sections attached hereto as Exhibit A, as may be amended by mutual 
agreement between the Applicant and the Office of the County 
Attorney; and 

 Include section 9.8 (including all subsections) of such General 
Conditions, also attached at Exhibit A, as may be amended by mutual 
agreement between the Applicant and the Office of the County 
Attorney, including County inspection rights on substantial completion 
of the Integrated Public Facility, one-year post-completion guarantee, 
and guarantee bond. 

Following receipt of the construction bids, the Applicant shall meet with the 
County to review the construction bids, which may be subsequently verified by 
the County through an independent source.  If the estimated Total Construction 
Cost exceeds $5,420,000 (as adjusted) at any design phase, or if the Applicant 
cannot obtain a construction bid for the approved design that, together with 
County Soft Costs, results in a Total Construction Cost within the Applicant’s 
$5,420,000.00 budget (as adjusted), then the County, in its sole discretion, shall 
elect and the Applicant shall consent to one of the following remedies: 

i. Option 1:  Scope Adjustment.  Adjust the scope of the project so that it can 
be bid within the $5,420,000.00 limit (as adjusted), which adjustment shall 
not require a PCA; 

ii. Option 2:  Accept County Funds.  Accept additional funding from the 
County as needed to fully fund the Integrated Public Facility, in which 
case: 

a. The estimated amount of such additional County funding shall be 
determined upon receipt and analysis of construction bids.  45% 
of such amount shall be disbursed to the Applicant prior to the 
Applicant’s commencement of construction on the Integrated 
Public Facility; another 45% upon substantial completion of the 
Stand-Alone Public Facility; and the remaining ten percent (10%) 
disbursed upon receipt of the Non-RUP(s) for the Integrated 
Public Facility, subject to (ii)(b) below; and 

b. At or prior to the issuance of the first Non-RUP for the Integrated 
Public Facility, the Applicant and the County shall review the 
actual costs of construction of the Integrated Public Facility and 



 

23 
  
  
  
55554246 v9  

reasonably determine whether there are savings to be had under 
the construction contract (or other budget line items) which may 
offset the need for additional County funding (i.e., unused 
construction contract contingency). 

iii. Option 3:  Construction of Shell.  Construct the 30,000 square foot 
Integrated Public Facility space as a cold dark shell (i.e., without drywall, 
HVAC, lighting, or tenant improvements of any sort, but including utility 
connections) (the “Integrated Public Facility Shell”), in which case: 

a. The Applicant shall also construct the thirty-five (35) Dedicated 
Parking Spaces for use by the Integrated Public Facility; 

b. The Applicant shall provide temporary generator hookups as 
described in Proffer 14(J); and 

c. Prior to the issuance of the first Non-RUP for the building in which 
the Integrated Public Facility shell is constructed, the Applicant 
shall contribute $5,420,000, as adjusted (less all applicable 
County Soft Costs) to the Board or its assigns for use in 
constructing the interior of the Integrated Public Facility. 

iv. Option 4:  Contribution in Lieu of Construction.  In lieu of any further 
design and/or construction requirement for the Integrated Public Facility, 
shall contribute to the County the sum of $11,000,000.00, as adjusted on 
an annual basis by the Marshall & Swift Building Cost Index, from 
January 1, 2015 to the date of the County’s election, less all permissible 
documented costs incurred by the Applicant up to such time in furtherance 
of the design and construction of the Integrated Public Facility.  In the 
event this Option 4 is selected, the Applicant shall contribute the total 
amount due in a lump sum prior to the issuance of a Non-RUP for the 
office building in which the Applicant and the County planned to locate 
the Integrated Public Facility (unless the County has opted to allow 
construction of the Integrated Public Facility to occur concurrently with a 
later office building). 

In the event the County does not select from the four remedies listed above within 
180 days of formal notification that the bid exceeds the limits of the Total 
Construction Cost, the Applicant may unilaterally select to proceed with Option 3 
(Construction of Shell), as defined in Proffer 14(E)(iii).   

F. Contingency Fund.  Once the Applicant has an acceptable construction bid in 
place as provided herein, the Applicant shall be responsible for, in addition to the 
Total Construction Cost, a project-level construction contingency of $500,000.00 
(“Contingency Fund”) to cover, to the extent of the contingency, change orders 
related only to design document ambiguities, errors, omissions or unforeseen 
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construction conditions that relate solely to the Integrated Public Facility and 
could not have been reasonably foreseen through the due diligence of the 
contractor or subcontractors (“Contingency Eligible Expenses”).  Such 
ambiguities, errors, omissions, and unforeseen conditions related to the building 
site and/or the remainder of the building – for example, bad soils, environmental 
issues, etc. – shall remain at the Applicant’s cost and shall not result in an 
increase in the Total Construction Cost of reduction in the Contingency Fund.  In 
no event shall the Contingency Fund augment the approved design and/or budget 
of the Integrated Public Facility.  Other than (1) the amounts owed by the County 
pursuant to subsection (E)(ii) above, if any, (2) Contingency Eligible Expenses in 
excess of $500,000, as adjusted, if any, and (3) the costs of any change orders the 
County may reasonably request, the County shall have no responsibility for 
Integrated Public Facility design or construction costs. 

G. Permitting and Construction.  Following receipt of a construction bid producing a 
Total Construction Cost within the $5,420,000 (as adjusted) limit (or such higher 
amount as may result from the County’s allocation of additional funds), the 
Applicant shall diligently proceed to obtain site plan and building permit 
approvals for the Integrated Public Facility based on design documents approved 
by the County pursuant to Proffer 14(D) above and shall provide the County with 
a copy of such permit submissions.  Following approval of the necessary permits 
for the Integrated Public Facility, the Applicant shall diligently proceed to 
construct the Integrated Public Facility as approved. 

H. Conveyance.  Following issuance of the Non-RUP for the Integrated Public 
Facility, the Applicant shall lease the Integrated Public Facility, including the 
Dedicated Parking Spaces, to the County in accordance with the terms described 
below.  Notwithstanding anything herein to the contrary, the parties may mutually 
agree to alter the conveyance method and/or any of the lease terms for the 
Integrated Public Facility as described herein without the need for a PCA. 

i. Lease Term.  The Applicant shall (a) offer such lease with a term of fifty 
(50) years (less all time that the Stand-Alone Public Facility was 
operational, if any), with automatic renewal options for two (2) successive 
fifteen (15) year terms thereafter; (b) the rent for such leasehold shall be 
nominal (i.e., $10.00 annually); (c) the terms of the lease shall otherwise 
be acceptable to the County in its reasonable discretion, provided (I) the 
County shall have no obligation to contribute to CAM payments other 
than regarding the Dedicated Parking Spaces and other elements that are 
specific to the Integrated Public Facility, and (II) if a casualty event results 
in the closure and/or full or partial destruction of the Integrated Public 
Facility and/or the Dedicated Parking Spaces, the Applicant shall with 
reasonable promptness reconstruct a cold, dark shell for the Integrated 
Public Facility and/or replacement dedicated parking spaces, as 
applicable; (d) the Applicant shall provide the County with a 
subordination and non-disturbance agreement from its lender(s) if 
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applicable) in a form reasonably acceptable to the County; and (e) the 
County may terminate the lease upon one (1) year’s advance written 
notice. 

ii. Use Restrictions.  The Applicant may elect to include as a term of the 
Integrated Public Facility Lease a restriction which would, for a period 
that is coterminous with the lease term, plus any extensions, prohibit the 
use of the Integrated Public Facility as a commercial (i.e., non-County 
user) office, retail use, fire station, permanent shelter, mental health, or 
residential facility. 

iii. Taxes, Operations and Maintenance.  Except as specifically stated in this 
Proffer 14 (or as mutually agreed by the parties), the Applicant shall have 
no liability or responsibility for any of the following with regard to the 
Integrated Public Facility:  payment of real estate taxes (if any); interior 
maintenance; maintenance and replacement of building systems that are 
specific to the Integrated Public Facility; procurement of insurance; and 
payment for separately-metered utilities. 

I. Coordination with the Electoral Board.  In the event the Integrated Public Facility 
is ever designated as a polling location by the Fairfax County Electoral Board or 
the Virginia State Board of Elections, the Applicant shall work with the General 
Registrar to provide reasonable accommodations for election-related activities, 
including, to the extent that the Dedicated Parking Spaces and Unreserved 
Parking Spaces are insufficient to accommodate voters, volunteers and other 
users, temporarily reserving a reasonable number of parking spaces for election-
related activities. 

J. Emergency Generator.  The Applicant shall incorporate into the design of the 
facility all necessary elements to accommodate a temporary emergency generator 
that allows all the essential building functions for a temporary public shelter, 
including HVAC and restrooms, to operate in the Integrated Public Facility.  The 
design shall include a location for the emergency generator, hook-up port to 
connect the emergency generator to the building systems, and the infrastructure 
and equipment required to allow transfer of the electrical power source from the 
primary building power supply to the emergency generator. In lieu of a temporary 
emergency generator, the County may specify a permanent emergency generator 
during the design phase up to and through its review of Design Development (i.e., 
35%) documents; any resulting impact to the building design by a temporary or 
permanent generator shall be included in the Total Construction Cost.  Any such 
generator will comply with all UOA requirements for the placement and use of, as 
applicable, temporary or permanent power generation facilities.  Any generator 
shall also comply with the Fairfax County Noise Ordinance. 

K. Redevelopment.  The Applicant may elect to redevelop the building containing 
the Integrated Public Facility, provided that: (i) such redevelopment does not 
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occur in the first ten years following construction of the Integrated Public Facility,  
(ii) such redevelopment permits reconstruction of the Integrated Public Facility 
within the same building and in accordance with the provisions of this Proffer 14, 
(iii) if such redevelopment would require the Integrated Public Facility to close, 
the Applicant must provide the County (through the Director of Neighborhood 
and Community Services, with a copy to the County Attorney) with at least 
twelve (12) months’ prior written notice, and (iv) the Applicant, at its cost, shall 
locate suitable alternative space for a temporary Integrated Public Facility.  As an 
alternative, the Applicant and the County may mutually agree to permanently 
relocate the Integrated Public Facility to another building within the Proposed 
Development, and without the need for a PCA. 

L. Vacation by County.  Should the County choose at any time to vacate the 
Integrated Public Facility and such space reverts to the Applicant’s control, the 
space may be utilized as Retail Activated Space as defined in Proffer 11. 

M. Shared Savings Contribution.  In the event that the Integrated Public Facility is 
constructed for less than the maximum Total Construction Cost of $11,000,000, 
as adjusted, the Applicant shall contribute to the County a sum equal to one half 
the amount of the difference between the maximum adjusted Total Construction 
Cost and the actual construction costs (the “Shared Savings Contribution”).  For 
instance, if the actual construction costs are $10,000,000, the Applicant’s Shared 
Savings Contribution shall equal $500,000.  The Shared Savings Contribution (if 
any) shall become due upon conveyance of the Integrated Public Facility to the 
County as described in Proffer 14(H).  In lieu of contributing a sum directly to the 
County, the County and the Applicant may mutually agree to use the Shared 
Savings Contribution for other Tysons-area priorities.  In no case shall the Shared 
Savings Contribution include any unused amounts from the Contingency Fund. 

URBAN DESIGN GUIDELINES 

15. Capital One Design Guidelines.  In order to provide for the implementation of the Tysons 
Corner Urban Design Guidelines and the concepts which further the design commitments 
provided throughout these Proffers and in the CDPA, the Applicant has submitted Capital One 
Design Guidelines dated November 2013, which are attached as Exhibit B (the “Capital One 
Design Guidelines”).   The CDPA, which includes elements from the Capital One Design 
Guidelines, provides a baseline of urban design elements that shall be utilized to implement the 
urban design vision for this neighborhood.   All FDPs submitted for the Proposed Development 
shall be in substantial conformance with the Tysons Corner Urban Design Guidelines and the 
urban design components of the CDPA as determined by the Zoning Administrator, in 
consultation with OCR.  In any instance of inconsistency between the Capital One Design 
Guidelines and the approved CDPA/FDP and/or Proffers, the CDPA/FDP and any related 
Proffers shall govern. 
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BUILDING ARCHITECTURE 

16. Architecture.   

A. Materials and Design.  Buildings shall be designed with high quality architecture 
and building materials.  The exterior building materials used in the development 
of the new residential, office and hotel buildings shall consist of glass, steel, brick 
masonry, architectural pre-cast, stone masonry, architectural concrete and/or other 
materials of similar quality that are typically used on the exterior of Class A office 
buildings and residential and hotel buildings of a similar quality.  No Exterior 
Insulation and Finish Systems (EIFS) shall be utilized on any of the new proposed 
residential, office or hotel buildings.  Each FDP or FDPA submitted for the 
Proposed Development shall provide specific design information on building 
materials, architectural massing and fenestration, and specific features designed to 
activate the streetscapes as depicted on the CDPA.  Modifications may be made to 
the building architecture shown in an approved FDP or FDPA subject to review 
and approval by the Zoning Administrator to establish consistency with the 
CDPA and FDP.  A minimum of ten percent (10%) of all residential dwelling 
units shall be designed and constructed with some Universal Design features.  
These elements shall be identified at the time of building plan submission. 

B. Bird-Friendly Features.  At the time of site plan submission for each new building 
on the Property, the Applicant shall submit a study to the Office of Community 
Revitalization (“OCR”) describing whether bird-friendly design strategies may be 
employed to reduce bird injury and death due to in-flight collisions with the 
building and/or building elements.  The strategies to be studied should make the 
building visible to birds in flight and reduce reflections that distract or confuse 
birds though the use of appropriate glazing treatments or architectural elements, 
including color, texture, opacity, patterns, louvers, screens, or ultraviolet materials 
that are visible to birds.  In addition, the Applicant shall study whether interior 
lighting should be reduced and direct lighting which is visible from the exterior 
should be eliminated to reduce a building’s attractiveness to birds flying at night.  
The Applicant shall describe the results of its studies, and summarize the extent to 
which any of the bird-friendly strategies will be implemented, in a narrative at the 
time of building permit issuance.  To the extent strategies are identified but not 
implemented, the narrative shall describe the reason(s) for the exclusion of such 
strategies. 

17. Build-to Lines.  Build-to Lines have been established as depicted on Sheet 5 of the CDPA 
to create an urban, pedestrian-oriented environment where buildings are located close to streets 
and pedestrian areas are located between buildings and streets.  In general, building facades are 
intended to be configured in such a way as to provide a continuous street wall along the Build-to 
Lines, but modifications to either side of the Build-to Lines shall be permitted, provided such 
modifications are in general conformance with the CDPA and the Proffers, as determined by the 
Zoning Administrator, and are shown on an approved FDP.  Awnings and other architectural 
canopies attached to building frontages that project out from the Build-to Lines shall not extend 
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beyond the building zone that is identified on the CDPA (except as shown on an approved FDP), 
shall provide adequate clearance for pedestrian movement and shall not conflict with street tree 
locations.  At the time of FDP approval, the Applicant shall identify possible locations within the 
Building Zone for expanded outdoor dining areas at the street level and adjacent to restaurants 
and cafes, and shall provide appropriate building zones for such uses in keeping with the 
Comprehensive Plan recommendations. 

18. Building Heights.  The minimum and maximum heights of the proposed buildings shall 
be in substantial conformance with the building heights indicated in Proffer 7 and shown on the 
CDPA.  The height limit does not include penthouses, elevators or mechanical equipment rooms 
pursuant to Section 2-506 of the Ordinance.  Penthouse structures and other architectural features 
shall be architecturally integrated with buildings.  The Applicant shall screen mechanical 
equipment located on the rooftops of the proposed buildings from ground level view, using 
opaque parapet walls and other screening walls, materials or devices.   

19. Utility Locations.  The locations of underground utilities including, but not limited to, 
water, sanitary sewer and storm sewer utility lines shall be installed within the street network to 
the maximum extent feasible as determined by DPWES or shall be placed in locations that do not 
conflict with the landscaped open space areas and streetscape elements shown on the CDPA.      

A. Conceptual Utility Master Plan.  A conceptual utility master plan (the 
“Conceptual Utility Master Plan”) overlaid on a landscape plan is provided on 
Sheet 32 of the CDPA and includes general locations for all stormwater cisterns 
and vaults, electrical vaults, storm sewer lines, sanitary sewer lines, and 
conceptual locations for other utilities.  Adjustments to the type and location of 
utilities shall be permitted at the time of FDP approval to avoid conflicts with 
street trees, utilities and other site engineering considerations.   

B. Conceptual Utility Plans.  Each FDP submission shall include a conceptual utility 
plan (each a “Conceptual Utility Plan”) overlaid on a landscape plan.  With each 
Conceptual Utility Plan the Applicant shall refine the locations of all utilities 
included within the FDP area, and shall locate all such utilities in a manner that 
minimizes conflicts with trees to the maximum extent feasible. 

C. Conflicts.  If there is no other option, utilities may be placed within open space or 
streetscape areas provided that the long-term health of trees and other plantings is 
ensured by the provision of sufficient soil volume as shown on the CDPA, and as 
determined by the Urban Forestry Management Division of DPWES (“UFMD”).  

D. Access Points.  Maintenance access points to stormwater management facilities 
and electric vaults beneath the streetscape shall be located outside the pedestrian 
walkway zone to the extent feasible, and shall be shown on the Conceptual Utility 
Plan submitted with each FDP.  For access points located in the walkway zone, a 
removable panel or access manhole shall be employed utilizing similar paving 
materials as the surrounding streetscape, provided it does not impact ADA 
accessibility and is flush with the surrounding walkway.  No part of this Proffer 
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shall preclude the Applicant from incorporating venting mechanisms into the 
removable panel if such mechanisms are required by the applicable utility. 

20. Rooftop Telecommunications Equipment and Mechanical Units.  Telecommunications 
equipment, mechanical units and all appurtenant facilities may be placed on the rooftop 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. 

LIGHTING 

21. Lighting.  All on-site, outdoor and parking garage lighting levels shall meet or be less 
than that permitted under the Outdoor Lighting Standards of Section 14-900 of the Ordinance 
and shall include lighting fixtures consistent with the guidance contained in the Tysons Corner 
Urban Design Guidelines. All parking lot and building mounted security lighting shall utilize full 
cut-off fixtures. Wall-washer type lighting shall use fixtures with shielding such that the lamp 
surface is not directly visible.  One of the options for streetscape lights from the Tysons Corner 
Urban Design Guidelines, or suitable alternatives as approved on an applicable FDP, shall be 
selected and shall remain consistent throughout the Proposed Development.  In the event the 
specific selected streetscape lights are discontinued from production at any time in the future, the 
Applicant may select an alternate option from the Tysons Corner Urban Design Guidelines. 

22. Parking Structure Lighting.  The Applicant shall utilize full cut-off, low-intensity or 
recessed lighting directionally shielded to mitigate the impact on adjacent residences for any 
lighting along the perimeter of an above-ground parking structure not constructed of solid walls.  
Such lighting shall comply with the requirements of Article 14 of the Ordinance. 

23. Construction Lighting.  During construction of Buildings 4, 7 and 8 (which are the 
buildings located closest to the existing Gates of McLean) and 1, 10, 11 and 12 (which are the 
buildings located closest to the existing Regency and Encore Condominium buildings), the 
Applicant’s general contractor shall implement night and construction light mitigation measures 
such as providing appropriate light bulb shielding along the sides of the buildings that face 
Dolley Madison Boulevard (Route 123) and/or the Jones Branch Connector. The Applicant will 
also explore utilization of timers and/or motion sensors during construction of these buildings so 
that its temporary construction lighting might be turned off or reduced in intensity during non-
working periods. In implementing this Proffer, the Applicant and its contractors shall comply 
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with all governing federal, state and/or local health and safety requirements and standards, such 
as those specific night lighting standards as may be required by Fairfax County, the U.S. 
Occupational Safety and Health Administration (“OSHA”), the Federal Aviation Administration 
and Virginia Occupational Safety and Health (“VOSH”).  

NOISE ATTENUATION 

24. Indoor Noise Attenuation.  The Applicant shall reduce the interior Day/Night Noise 
Level (“DNL”) to no more than 45 dBA for residential and hotel buildings and 50 dBA for new 
office buildings constructed on the Property.  At the time of building plan application for the full 
shell building permit for each residential and/or hotel building, the Applicant shall submit to the 
Chief of the EDRB of the Department of Planning and Zoning (the “E&D Chief”) for approval, 
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 or 50 dBA, as appropriate.  
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 any residential building, the Applicant shall 
demonstrate through testing of noise levels that interior noise does not exceed 45 dBA. Each 
Indoor Noise Study shall be conducted using the approved standards for noise attenuation that 
are in place for the Tysons Corner Urban Center at the time of each applicable building permit 
that triggers such study. 

25. Exterior Noise Levels.  The Applicant shall notify potential tenants or purchasers of 
individual residential units with balconies, either in their leases or sales contracts, as applicable, 
that exterior noise levels may exceed 65 dBA, which is the policy established by Fairfax County 
for outdoor recreation in residential areas impacted by high noise levels. 
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PARKING 

26. Parking.  Parking on the Property shall be provided in accordance with the parking 
requirements for the PTC District set forth in Section 6-509 and Article 11 of the Ordinance.  
The exact number and location of spaces provided in each phase shall be refined with the 
approval of each FDP and shall be determined at the time of site plan approval based on the 
specific uses in each phase.  The Applicant may apply to reduce or share parking among the uses 
and buildings within the Proposed Development as part of the approval of each FDP or as part of 
a separate parking reduction approved by the Board, subject to the minimums contained in the 
Ordinance.  The Applicant shall not be permitted to apply for a reduction in the number of 
Dedicated Parking Spaces reserved for the Stand-Alone Public Facility or the Integrated Public 
Facility.  If changes to the mix of uses at the time of site plan approval result in parking greater 
than that anticipated on the CDPA, additional parking spaces may be provided to the extent they 
can be accommodated without increasing the height or mass of the parking structures shown on 
the CDPA and refined as part of the FDP.  Updated parking tabulations for the Property shall be 
provided with each FDP and site plan for the Property.  Parking shall generally be located in 
close proximity to the respective uses.  At its sole option, the Applicant may elect to charge for 
parking within some or all of the parking decks, and for the on-street parking spaces on the 
portions of the street network that are privately owned.  The Applicant may also enforce its 
property rights by removing vehicles that are parked illegally, consistent with applicable 
regulations. 

The Applicant shall provide controlled access to parking garages and shall ensure that the control 
equipment is capable of counting vehicles entering and exiting each garage.  The sale or lease 
rates of individual parking spaces shall be “unbundled” from the sale or lease rates of individual 
residential dwelling units, meaning that a dwelling unit’s purchase price or lease rate shall be 
exclusive of parking costs. 

27. Surface Parallel Parking Spaces.   The Applicant shall provide parallel on-street parking 
spaces along the streets in the Proposed Development, as generally shown on the CDPA.  The 
final number and location of spaces shall be determined upon FDP approval for each phase of 
development.  The Applicant reserves the right to restrict use of the parallel spaces provided 
along its private streets by posting appropriate signage or such other means as the Applicant 
determines appropriate for parallel on-street parking spaces that are not required to satisfy the 
parking requirements for use as temporary or short term parking, car-sharing parking and/or 
similar uses.  The Applicant shall maintain in good repair, and remove snow from, any on-street 
parallel parking spaces on private streets.   

SIGNAGE 

28. Signage. 

A. Advertising/Commercial Signage.  The Applicant shall provide signage as 
permitted by Article 12 of the Ordinance, or as approved through a 
Comprehensive Sign Plan (“CSP”), at which time signage will be governed by 
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such approval.  The existing approved signage on the Property may remain in 
place until and unless it is supplanted by a new CSP. 

B. Wayfinding Signage.  Any future CSP submitted by the Applicant shall address 
wayfinding.  Wayfinding signage and elements shall be coordinated with the 
Tysons Partnership (or successor organization) to facilitate a consistent 
wayfinding and signage system throughout Tysons and/or the subdistrict.  
Wayfinding shall provide direction to locations of prominent attractions, parks, 
cultural arts destinations, and other public facilities/amenities, and may 
incorporate appropriate technology to assist users in navigating the area.  The 
placement of traffic control signage on public streets shall be coordinated with 
VDOT.  In the event FCPA requires additional signage or wayfinding that is 
beyond what is shown on the Applicant’s CSP, the Applicant shall cooperate with 
any required approvals for such signage, provided such approvals are obtained at 
no cost to the Applicant. 

C. Off-site Signage.  As part of any future CSP, the Applicant reserves the right to 
seek approval for off-site signage, in accordance with Par. 2 of Sect. 12-210 of the 
Ordinance. 

LANDSCAPING AND STREETSCAPES 

29. Conceptual Landscape Plan.  Sheet 9 of the CDPA includes a conceptual landscape plan 
for the Property consisting of an overall plan and details regarding streetscapes, plazas, publicly 
accessible park areas including courtyards, and private amenity areas (the “Conceptual 
Landscape Plan”). As part of each FDP submission, more detailed landscape plans for each 
building phase shall be provided in general conformance with the Conceptual Landscape Plan, 
with adjustments permitted so long as the quantity and quality of the landscaping provided and 
the function of the space remains consistent with the Conceptual Landscape Plan, as determined 
by the Planning Commission during FDP review.  As part of the site plan submission for each 
building phase, the Applicant shall submit to the Urban Forestry Management Division 
(“UFMD”) of DPWES for review and approval a detailed landscape plan (each a “Final 
Landscape Plan”) that is in substantial conformance with the quantity and quality of plantings 
and landscaping materials shown on the approved FDP, and shall include, among other things, 
irrigation information (if applicable), design details for tree wells and other similar planting areas 
on structures and along streets.  These details shall include the composition of planting materials, 
methods for providing suspended pavement over tree root zones to prevent soil compaction, and 
methods for ensuring the viability of plantings on structures. 

30. Streetscapes.  Streetscapes shall be installed throughout the Property as conceptually 
illustrated on Sheets 12, 12A and 12B of the CDPA. Streetscape elements shall include a 
landscaped amenity panel located immediately behind the face of curb, a clear pedestrian 
sidewalk adjacent to the landscaped amenity panel, and a building zone between the pedestrian 
sidewalk and the face of the building that is designed to allow access to the building and/or 
additional landscaping adjacent to residential uses, storefront browsing, outdoor display, outdoor 
dining, and similar uses adjacent to retail and service uses.  Streetscape elements may be 



 

33 
  
  
  
55554246 v9  

adjusted at the time of FDP approval, provided the quality and dimensions of the streetscape are 
in substantial conformance with that shown on the CDPA.   

A. Street Trees. Tree planting sites are set forth on the CDPA, subject to revision as 
may be approved on the FDP or at site plan review by UFMD.  Where minimum 
planting widths of 8 feet cannot be provided, structural cell technology or other 
measures acceptable to UFMD shall be used to satisfy the following 
specifications for all planting sites: 

i. A minimum of 4 feet open surface width and 16 square feet open surface 
area for Category III and Category IV trees, with the tree located in the 
center of the open area; 

ii. A minimum rooting area of 8 feet wide (may be achieved with techniques 
to provide un-compacted soil below pavement), with no barrier to root 
growth within 4 feet of the base of the tree; 

iii. Soil volume for Category III and Category IV trees (as defined in Table 
12.19 of the PFM) shall be 700 cubic feet per tree for single trees, but may 
be reduced to a minimum of 400 cubic feet where paving above root zones 
is necessary to accommodate pedestrian traffic or where utility locations 
preclude greater soil volume.  Minimum soil volumes of 700 cubic feet 
will be achieved in areas of lower pedestrian volume and where pavement 
is not required over tree rooting zones.  For two trees planted in a 
contiguous planting area, a total soil volume of at least 600 cubic feet per 
tree shall be provided.  For three or more trees planted in a contiguous 
area, the soil volume shall equal at least 500 cubic feet per tree. A 
contiguous area shall be any area that provides root access and soil 
conditions favorable for root growth throughout the entire area. Greater 
soil volumes will be provided in areas of lower pedestrian volume; 

iv. Soil specifications in planting sites shall be provided in the planting notes 
to be included in all site plan submissions; 

v. All shade trees shall be a minimum of 3 to 3.5 inches in caliper at the time 
of planting; all flowering trees shall be a minimum of 2 inch caliper at the 
time of planting; and all new evergreen trees shall be a minimum of eight 
(8) feet in height at the time of planting; 

vi. Tree zones may be installed with a fully automatic, drip irrigation system; 
and 

vii. It is expected that street trees will have to be planted within existing utility 
easements, and the Applicant shall replace any street trees that are 
removed to facilitate repairs of utilities in these easements.  
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B. Non-Invasive Plant Materials.  Invasive species, as defined by the Fairfax County 
PFM, shall not be used on the Property. 

C. Sight Distance Considerations.  Sight distances and anticipated road design 
speeds shall be depicted on the Landscape Plan submitted with each applicable 
FDP to demonstrate that the locations of all proposed street trees are viable.  If 
determined by DPWES at the time of site plan review that street tree locations 
conflict with sight distance requirements, the Applicant shall investigate whether 
limited pruning or minor adjustments to the locations of street trees will alleviate 
sight distance concerns.  In the event VDOT does not approve the tree locations 
even after the changes anticipated above, the Applicant shall be permitted to 
relocate the affected street tree without the need for confirmation from DPZ, 
subject to approval by UFMD.  If the deleted street tree(s) result in a tree canopy 
below 10% on the Property, the street tree(s) must be accommodated in another 
location on the Property, as approved by DPZ in consultation with UFMD.  

D. Streetscape Furnishings, Materials and Lighting. The Applicant shall provide 
unified and high-quality streetscape materials, which may include, but shall not be 
limited to, unit pavers, seat walls, tree space edging, lighting, traffic signal poles, 
benches, trash receptacles and other hardscape elements.  A Streetscape 
Furnishing and Materials Plan for each area subject to an FDP shall be provided 
as part of that FDP, and shall include general product information and 
approximate locations of furnishings and materials to be located in the streetscape 
between the building face and the curb, and in other public realm open spaces.    
Materials, furnishings, and lighting shall be compatible with the Capital One 
Design Guidelines and the Tysons Corner Urban Design Guidelines. 

E. Maintenance.  The Applicant shall maintain in good repair and replace in kind, as 
needed, all pedestrian realm elements within the Proposed Development, to 
include any maintenance required to maintain ADA compliance.  Elements to be 
maintained within the pedestrian realm include all publicly-owned areas and all 
privately-owned spaces (with or without public access easements) that are 
between the curb and the building façade (the “Pedestrian Realm”).  For any 
publicly-owned portions of the Pedestrian Realm, the Applicant shall enter into 
the appropriate agreement prior to bond release for the associated site plan, in a 
form approved by the Office of the County Attorney, with the County (or other 
applicable public entity) to permit the Applicant to perform such maintenance.  
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 the direct authority 
of the Applicant or the UOA.  An alternative maintenance agreement, such as a 
Business Improvement District, may be entered into upon written agreement of 
both the County and the Applicant without the requirement for a PCA.  
Maintenance commitments within the Pedestrian Realm shall include but are not 
limited to:  
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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 bicycle racks;  

v. All lighting fixtures, poles and brackets;   

vi. All special drainage features, such as Low Impact Development (“LID”) 
facilities; 

vii. Snow removal; 

viii. Trash recycling and litter removal; 

ix. Leaf removal;  

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 Proposed Development including 
horticultural care, maintenance of all water features, irrigation, lighting, 
furnishings, paving, and art, with the exception of any urban park 
amenities that are transferred to Fairfax County Park Authority (“FCPA”). 

As determined at the time of FDP approval, where the final streetscape design 
cannot be fully implemented during certain phases of development, the Applicant 
shall provide the interim streetscape improvements described in Proffer 31. 
 

F. Ownership.  Portions of the Pedestrian Realm will be dedicated in fee simple to 
the County of Fairfax (or equivalent government body or agency), as shown on 
Sheets 12, 12A and 12B of the CDPA, subject to the following conditions: 

i. The County and/or VDOT will permit all stormwater and other facilities to 
be constructed and maintained as shown on the CDPA, subject to the 
Applicant accepting maintenance responsibilities for said facilities; 

ii. The County and/or VDOT will permit the Applicant to continue using 
security bollards that are constructed within streetscape areas and shown 
on an approved FDP; 

iii. The Applicant shall continue to maintain the Pedestrian Realm facilities as 
described in this Proffer 30; and 
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iv. Dedication of any portions of the Pedestrian Realm intended to be 
publicly-owned shall occur concurrently with dedication of the adjacent 
roadway, or if an interim streetscape is to be constructed, such dedication 
may be delayed until the completion of the final streetscape, as specified 
in Proffer 36. 

G. Public Access.  For areas within the Pedestrian Realm that are privately-owned, 
the Applicant shall dedicate public access easements, in a form approved by the 
Office of the County Attorney, for the area between the back of the sidewalk and 
the curb.  All public access easements shall be subject to the following conditions: 

i. Building Zones.  The Applicant may exclude from public access 
easements the areas identified as building zones on Sheet 5 of the CDPA, 
to the extent that sidewalk dining and retail browsing areas, and other 
related functions and facilities are expected to be placed within those 
building zones;  

ii. Private Streetscape Areas.  Public access easements shall not be required 
on private streetscape areas as designated on an approved FDP; and, 

iii. Maintenance, Construction and Trespassers.  For all areas that remain in 
private ownership, the Applicant may retain the right to temporarily limit 
portions of those areas, as necessary, for maintenance, cleaning, 
construction, renovation and/or private events, and may exercise such 
other reasonable controls over such areas to prevent the general public 
from acquiring rights of access that are inconsistent with the status of the 
Property as private property. 

31. Interim Conditions and Standards.  Due to the size of the Proposed Development and the 
time anticipated for completion, phased redevelopment may result in various interim conditions 
on the Property.  At the time of each FDP approval, the Applicant shall identify the specific 
proposed interim conditions both within and outside the FDP area and shall ensure that such 
conditions provide reasonable pedestrian connections, vehicular circulation, temporary 
landscaping and streetscapes, public park treatments, and screening/treatment of exposed or 
partially complete above-grade parking structures. 

A. If an interim condition or phase includes partial demolition of an existing 
structure, the FDP for that phase shall include all or a portion of the existing 
structure, as applicable, to ensure that revisions to parking and on-site circulation 
for the existing structure are adequate. 

B. If interim improvements not located within the FDP area are contemplated with 
any FDP, such FDP shall specify how and when such improvements shall be 
constructed.  Such interim improvements include, but are not limited to, interim 
athletic fields and field houses, transportation improvements, entrances to the 
McLean Metrorail Station, relocated security gates, and/or guardhouses. 
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C. Provided they are acceptable to Fairfax County, VDOT, and all other utility 
companies as may be applicable, interim conditions shall include the following 
improvements: 

i. Construction of interim sidewalks a minimum of a five (5) feet in width 
and installation of interim street lights along the interim sidewalks, as 
needed to ensure a safe, convenient pedestrian path to the Metro Station;  

ii. Installation of street trees, with a minimum size of 2 inch caliper, 
approximately every 50 feet, to the extent feasible based on existing 
conditions and utility easements.  Interim street tree planting shall not be 
required to meet the minimum planting width/area standard for permanent 
street trees; 

iii. Provision of interim designs for publicly-accessible open spaces which 
shall include interim landscaping, pedestrian pathways, seating, signage 
and recreational facilities as determined at FDP;  

iv. Provision of peripheral and interior parking lot landscaping in accordance 
with Article 13-203 of the Ordinance for interim surface parking lots, 
unless waived or modified at the time of FDP or site plan approval; 

v. Application of a screening system (which may be removable) where above 
grade garage structures that will be interior when later phases are complete 
are exposed at phase lines.  This screening system shall be applied to all 
levels above grade and shall be composed of an architecturally designed 
system that may reflect basic architectural lines of the permanent facades, 
and that shall partially obscure the garage view from outside the garage 
until the next phase is constructed. The specific screening system to be 
utilized for each building shall be determined at the time of FDP approval 
and be graphically depicted on the FDP.  Alternate temporary garage 
screening and the use of banners and/or temporary art works as a part of 
the screening system may be permitted with FDP approval; 

vi. Grading and seeding of areas on the Property where existing 
improvements are removed to accommodate a portion of the Proposed 
Development, and are not scheduled to commence construction within 12 
months; and, 

vii. Where appropriate, provision of attractive temporary construction fencing, 
which may include public art, signage or way-finding elements.   

D. The Applicant reserves the right to accommodate the necessary, interim grading 
and construction required outside the limits of any approved FDP in order to 
account for temporary contractor trailers, temporary construction parking, 
temporary staging areas, material supplies, stockpiling and cut to fill earthwork. 
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Similar site adjustments to the limits of grading may also be necessary due to the 
construction of the Jones Branch Connector (by others).  The Applicant shall 
grade and seed areas on the Property where existing improvements are removed to 
accommodate a portion of the development shown on an approved site plan, but 
which are not used for construction staging and/or are not scheduled to have 
construction commenced on them within 12 months.  The Applicant will restore 
impacted areas upon completion of construction to ensure conformance with the 
CDPA and approved FDPs. 

STORMWATER MANAGEMENT 

32. 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. The applicant will utilize and be compliant 
with the state stormwater regulations, 9VAC25-870-47, time limits on 
applicability, approved December 17, 2013 by the State Water Control Board. 

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 for a 
certain percentage of roof tops as shown in the SWM computations within the 
CDPA.  Other LID techniques may include, but shall not be limited to, tree box 
filters and stormwater reuse for landscape irrigation and makeup water for 
mechanical purposes.  Additionally, the SWM facilities shall be designed to 
accommodate the pre-developed (existing) peak release rates as shown in the 
SWM computations within the CDPA, based on the existing impervious 
condition. 

C. Tree Replacement.  As shown on the CDPA/FDPA, 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 
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the proposed volume reductions and illustrating conformance with the proposed 
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 in areas where capture and reuse 
are feasible, allowing other areas to be uncaptured, such that the overall goal of 
retention is accomplished. 

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 maximize stormwater reuse. Smart cistern 
technology may be deployed, allowing the Applicant the right to discharge excess 
volumes off site in order to optimize system storage. Where possible, excess 
volume should be directed to other facilities using a "treatment train" approach, if 
possible, as approved by the Director of DPWES. 

TRANSPORTATION 

33. Tysons Grid of Streets Transportation Fund.  Except as modified herein, the Applicant 
shall contribute to the Tysons Grid of Streets Transportation Fund in accordance with the 
“Guidelines for the Tysons Grid of Streets Transportation Fund” adopted by the Board on 
January 8, 2013.  At the time of issuance of the first RUP or Non-RUP for each new building on 
the Property, a contribution shall be made to the Tysons Road Fund in the amount of $6.44 per 
square foot of net new non-residential GFA or $1,000 per residential unit for which the RUP or 
Non-RUP is requested.  For the GFA associated with the Capital One HQ Expansion Phase, the 
amount of the contribution shall be $4.07 per square foot for the first 593,253 square feet of 
GFA.  Credits shall be allowed against such contributions for the costs of qualifying off-site 
intersection improvements provided pursuant to these Proffers.  This contribution shall not apply 
to any public-use facilities constructed on the Property, including the Public Facility described in 
Proffers 13 and 14.  These payments may be made earlier than required pursuant to this Proffer.   

34. Tysons-wide Road Fund.  In addition to the Grid Fund contribution above, and except as 
modified herein, the Applicant shall contribute to the Tysons-wide Road Fund in accordance 
with the “Guidelines for the Tysons-Wide Transportation Fund” adopted by the Board of 
Supervisors on January 8, 2013, the sum of $5.63 per square foot for all new non-residential 
GFA in each new building, and $1,000 for each residential unit constructed on the Property.  The 
contribution associated with each building shall be paid in a lump sum, based on the actual GFA 
of non-residential space and/or the actual number of residential units in the building, with 
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payment to occur prior to the issuance of the first RUP or Non-RUP for each building.  This 
contribution shall not apply to any public-use facilities constructed on the Property, including the 
Public Facilities described in Proffers 13 and 14. 

Seventy-five percent (75%) of the value of property associated with the Jones Branch Dedication 
described in Proffer 35 shall be credited against any contributions due to the Tysons-wide Road 
Improvements Fund prior to the Applicant’s payment of the same, provided that the Jones 
Branch Dedication has been fully executed.  For the purposes of this Proffer, the value for the 
Jones Branch Dedication shall be established at $98.00 per square foot of actual land dedicated. 

35. The Jones Branch Connector Project.  The Applicant has designed the Proposed 
Development to accommodate FCDOT and VDOT plans for the future Jones Branch Connector 
bridge project, which will connect Scotts Crossing Road and Jones Branch Drive (the “Jones 
Branch Connector”).     

A. Right-of-Way Dedication.  The Applicant shall dedicate in fee simple, at no cost 
to Fairfax County or the Commonwealth of Virginia (VDOT), a portion of the 
Property shown on Sheet 3 of the CDPA, up to a maximum of 1.65 acres, for the 
construction of the Jones Branch Connector (the “Jones Branch Dedication”).  
The actual land area to be dedicated, which shall in no case exceed the 1.65-acre 
area shown on Sheet 3 of the CDPA, shall be based upon the final right-of-way 
plans as approved by VDOT and Federal Highway Administration (“FHWA”), 
which shall depict the final amount and configuration of the Jones Branch 
Dedication. 

B. Dedication Timing.  The Applicant shall complete the Jones Branch Dedication 
within 90 days of a formal request from Fairfax County, provided that: 

i. the requests to modify the adjacent Jones Branch Drive interchange with I-
495 Express Lane ramps as specified in the JBC Interchange Modification 
Report (IMR) have been fully approved by FHWA and VDOT; and 

ii. Fairfax County has identified funds to cover at least 75% of the estimated 
cost of the Jones Branch Connector project. 

C. Dedication Conditions.  The Applicant may, at its sole option, condition the Jones 
Branch Dedication on the following: 

i. the Applicant shall have continuous access (with the exception of bona 
fide emergencies and subject to normal, commercially reasonable 
construction requirements) to Capital One Drive North from Scotts 
Crossing Road, and, once it is constructed, Capital One Drive South;  

ii. the Applicant shall be permitted to utilize the Jones Branch Dedication 
area at no cost for reasonable construction and staging activities related to 
the Capital One HQ Expansion Phase and the Capital One Expansion II 
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and Hotel Phase, provided such activities do not interfere with the 
construction of the Jones Branch Connector project, as determined by 
FCDOT; and 

iii. the Applicant shall be permitted to include covenants in the deed of 
dedication limiting use of the Jones Branch Dedication to transportation 
and transit-related uses. 

D. Additional Conveyance of Easements.  Conveyance of any temporary 
construction or grading easements required for construction of the Jones Branch 
Connector shall be at no cost to the County, provided that such conveyance of 
easements does not in any way inhibit construction of the Capital One HQ 
Expansion Phase, the Capital One Expansion II and Hotel Phase, the Metro 
Station Phase, or the Residential Commons Phase.  The Applicant shall also 
convey any necessary permanent utility easements at no cost to the County, 
provided such easements are located on portions of the Property that are proposed 
for future public dedication and that such easements do not in any way inhibit 
construction of the Capital One HQ Expansion Phase, the Capital One Expansion 
II and Hotel Phase, the Metro Station Phase, or the Residential Commons Phase. 

E. Gates of McLean Access Road.  Sheet 15 of the CDPA identifies a secondary 
access road for Gates of McLean residents that connects with the proposed grid of 
streets on the Property between the existing Conference Facility and Building 3 
(the “Secondary Access Road”).  The Applicant shall construct, prior to the 
issuance of the first Non-RUP or RUP for the first building constructed as part of 
the Capital One HQ Expansion Phase, a portion of the Secondary Access Road 
beginning on the Property and ending at the proposed edge of the Capital One HQ 
Expansion Phase office tower, as more specifically shown on Sheet 7 of the 
CDPA.  The Zoning Administrator may elect to delay or waive this improvement 
in the event VDOT, the Federal Aviation Administration, or any other related 
agency withholds timely approval for this improvement despite diligence on the 
part of the Applicant, or if there are construction delays despite the Applicant’s 
best efforts.   

F. Maintenance and Snow Removal.  If permitted by VDOT or FCDOT, the 
Applicant shall provide appropriate maintenance and snow removal for the off-
site portion of the Secondary Access Road from the Gates of McLean property 
line to the Applicant’s property line, from the time it is constructed.  If required, 
the Applicant shall enter into an appropriate agreement with VDOT or FCDOT to 
provide such maintenance and snow removal in accordance with commonly-
accepted industry standards. 

F. Storm Sewer Credit.  Should the Applicant construct a storm sewer system under 
the Jones Branch Connector that serves an area greater than the Property, the 
Applicant shall receive a credit against its required Tysons-wide Road Fund 
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Contribution in an amount equal to the documented costs of the improvement, up 
to a maximum of $200,000. 

36. Internal Grid of Streets and Road Improvements.  The Applicant shall construct the 
internal grid of streets for the Property in phases, as outlined in the Phasing Plan.  The internal 
grid of streets shall consist of the streets identified on the CDPA as Capital One Drive North, 
Capital One Drive South and Capital One Tower Road.  The internal grid shall also include the 
on-site portion of the Gates of McLean Access Road. 

A. Public Streets and Streetscapes.  The Applicant shall dedicate right-of-way for 
Capital One Tower Road and portions of Capital One Drive North and Capital 
One Drive South (the “Public Streets”), to a point inclusive of the landscape 
amenity panel and sidewalk as shown on Sheets 14 and 15A – E of the CDPA.  
The Public Streets shall be designed and constructed to be generally consistent 
with the document entitled “Transportation Design Standards for Tysons Corner,” 
as approved by the Board on September 13, 2011 (and including any subsequent 
amendments) or to such standard as may be approved on the FDP.  The Applicant 
shall work diligently with VDOT and the County during the FDP and site plan 
approval processes to ensure that the improvements proposed to the Public Streets 
and the area of the landscape amenity panel/sidewalk can be accepted into the 
VDOT system for maintenance.  As may be necessary with respect to all of the 
Public Streets, the Applicant shall dedicate and convey to the Board in fee simple 
right-of-way, as applicable, including the area of the landscape amenity 
panel/sidewalk, at the time of the relevant site plan approval and as stated below 
in Proffer 36(D), with the following exceptions:  

i. If, at the time of site plan approval, it is determined that parking garages, 
stormwater management facilities, utility vaults or other similar facilities 
proposed to be located beneath or within the landscape amenity 
panel/sidewalk prevent VDOT and/or the County from accepting the 
landscape amenity panel/sidewalk as part of the public right-of-way, only 
right-of-way measuring a maximum of eighteen (18) inches from the proposed 
face of curb line shall be dedicated to the County in fee simple and a public 
sidewalk and utility easement in a form acceptable to the County Attorney, 
over the area of the amenity panel/sidewalk shall be granted to the County.  
This easement shall allow for the installation of signage necessary for safety 
and operation of the street as well as parking regulation equipment by VDOT 
and/or the County.  In addition, the Applicant shall provide easements within 
any privately-owned amenity panel/sidewalk area for bus shelters identified 
on the CDPA or any subsequent FDP, as determined at the time of site plan. 

 
ii. If, at the time of site plan approval, it is unclear whether parking garages, 

stormwater management facilities, utility vaults or other similar facilities 
proposed to be located beneath or within the landscape amenity 
panel/sidewalk will be acceptable to VDOT and/or the County, or if the 
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landscape amenity panel/sidewalk will not be constructed to its final 
condition, only right-of-way measuring a maximum of eighteen (18) inches 
behind the face of curb shall be dedicated to the County in fee simple and 
right-of-way for potential future dedication of the landscape amenity panel 
and sidewalk areas shall be reserved.  A temporary public access easement in 
a form acceptable to the County Attorney shall be recorded over the reserved 
landscape amenity panel/sidewalk areas until such time as such areas are 
dedicated in fee simple.  Conveyance of the amenity panel/sidewalk areas to 
the Board shall occur following construction of the street and streetscape 
improvements and final street acceptance inspection by the County and/or 
VDOT subject to the stipulations in these Proffers. 
 

iii. Should it be determined following final street acceptance inspection that the 
landscape amenity panel and sidewalk areas are not acceptable to VDOT to be 
included in state right-of-way, and if the County also declines to accept them 
as right-of-way, the reservation of potential future dedication of the landscape 
amenity panel and sidewalk areas shall be released and a public sidewalk and 
utility easement, in a form acceptable to the County Attorney, shall be granted 
in its place.  This easement shall allow for the installation of signage 
necessary for safety and operation of the street as well as parking regulation 
equipment by VDOT and/or the County.  In addition, the Applicant shall 
provide easements within any privately-owned amenity panel/sidewalk area 
for bus shelters identified on the CDPA or any subsequent FDP, as determined 
at the time of site plan. 
 

B. Public Street Standards.  All Public Streets proposed herein shall be subject to 
VDOT approval and be in general conformance with the standards included in 
Attachment C (Transportation Design Standards for Tysons Corner Urban Center) 
of the Memorandum of Agreement approved by the Board on September 13, 
2011, as may be amended (the “MOA”). 

C. Private Streets and Streetscapes.  Portions of Capital One Drive and the associated 
streetscapes (the “Private Streets”), as shown on Sheets 12A and 12B of the 
CDPA, shall remain privately-owned and maintained, and shall be designed and 
constructed to be generally consistent with the CDPA.  The Applicant shall 
maintain in good repair and replace, as needed, the paving and other elements 
associated with the Private Streets.  The Private Streets shall be constructed and 
maintained to the standards contained in the PFM and shall be designed to be as 
consistent as possible with the Public Streets, subject to FDP approval and PFM 
requirements. 

D. Timing of Dedications.  The public portions of Capital One Drive North and 
Capital One Tower Road shall be dedicated prior to the issuance of the first RUP 
or Non-RUP for the third building on the Property, subject to any and all 
exceptions contained within this Proffer 36.  The public portion of Capital One 
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Drive South shall be dedicated prior to the issuance of the first RUP or Non-RUP 
for the first building constructed within either the Residential Commons Phase or 
the Metro Station Phase. 

E. Timing of VDOT Acceptance.  Each Public Street shall be accepted into a public 
maintenance system prior to bond release for the applicable phase.  Until and 
unless each Public Street is accepted into VDOT’s maintenance system (or a 
comparable public maintenance system approved by the Zoning Administrator), it 
shall be considered a Private Street and the Applicant shall dedicate and record a 
temporary public access easement in a form acceptable to the Office of the 
County Attorney over all street and sidewalk areas until such time as the right-of-
way is dedicated to the County as outlined in this Proffer 36.  The Applicant shall 
not be required to dedicate temporary public access easements for any Private 
Streets that are within secure areas, as designated on an approved FDP.  Nothing 
in this Proffer shall prevent the Applicant from constructing, dedicating, or 
applying for public acceptance of any portion of the Public Streets in advance of 
the required time shown on the CDPA, provided the Public Street is shown on an 
approved FDP and subject to acceptance by VDOT or an equivalent government 
agency approved by the Zoning Administrator. 

F. Security.  If shown on an approved FDP, the Applicant may install security walls 
and bollards.  The Applicant may also install security gates and guardhouses as 
necessary at the entrances to parking garages (including any access drives), as 
long as it demonstrates that any stacking on adjacent public streets will not create 
a hazard or unreasonable delays.  Minor modifications shall be permitted to these 
security facilities periodically to permit the Applicant to respond to new or 
different security threats, subject to approval by the Zoning Administrator. 

G. Definition of “Construct.”  For the purposes of this Proffer, the term “construct” 
shall mean that the committed road improvement is open for use by the public for 
travel, whether or not the improvement has been accepted for public maintenance. 

H. Street Names.  The Applicant reserves the right to provide different names for the 
streets than shown on the CDPA. 

I. Joint Maintenance and Reciprocal Easement Agreements.  Prior to or concurrent 
with the establishment of the UOA, the Applicant shall prepare and record 
reciprocal easements, joint maintenance agreements, or other covenants to 
provide for the ongoing maintenance of the private portions of the internal grid of 
streets. 

37. Traffic Signal.  Subject to review and approval by VDOT and FCDOT, the Applicant 
shall install a traffic signal, if warranted, at the intersection of Capital One Drive North and 
Capital One Tower Road no later than two months after the issuance of the first RUP or Non-
RUP for the first building constructed as part of the Capital One Expansion II and Hotel Phase.  
The Applicant shall provide VDOT with the requisite traffic signal plans for review and 
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approval.  All right-of-way associated with signal equipment (poles, equipment, boxes, etc.) 
located on the Property that is not already dedicated shall be subject to traffic signal easements 
permitting maintenance by VDOT and the County, as applicable.  If the County, upon request of 
the Applicant or on its own initiative, determines that the signal installation as proffered will be 
detrimental to traffic operations, the Zoning Administrator may (1) agree to a later date for 
completion of the traffic signal installation or (2) permit the Applicant to proceed without the 
signal installation. 

In the event the signal is not warranted as part of the first signal warrant analysis, the Applicant 
shall conduct a second warrant analysis within two months after the issuance of the first RUP or 
Non-RUP for the final building within the Capital One Expansion II and Hotel Phase.  If a 
second warrant study is conducted and the signal is warranted, the Applicant shall install the 
signal as described above. 

Nothing in this Proffer shall be construed to prevent the Applicant from installing the traffic 
signal during the Capital One HQ Expansion Phase, at the Applicant’s option.  In the event the 
signal is installed prior to the acceptance of Capital One Drive North and Capital One Tower 
Road as public streets, the Applicant shall construct the traffic signal to VDOT standards. 

38. Improvements to Route 123.  Concurrent with the first site plan submission for the 
development phase that follows the Capital One HQ Expansion II and Hotel Phase, the Applicant 
shall submit plans for a raised median on the northbound lanes of Dolley Madison Boulevard 
between the travel lanes and the dual left turn lanes for the purpose of restricting left turn 
movements for vehicles exiting the Capital Beltway onto northbound Dolley Madison 
Boulevard.  If approved by VDOT, the Applicant shall construct the improvement prior to the 
issuance of a RUP or Non-RUP for the first building associated with the relevant phase.  The 
Zoning Administrator may elect to delay or waive this improvement in the event VDOT 
withholds timely approval for this improvement despite diligence on the part of the Applicant, or 
if there are construction delays despite the Applicant’s best efforts.  

39. Route 123 Super Boulevard.  The Applicant shall contribute $0.126 per square foot of 
new development (excluding the Existing Development) for the purpose of reconstructing Dolley 
Madison Boulevard as a “Super Boulevard,” as proposed in the Consolidated Traffic Impact 
Analysis for Tysons East dated February 19, 2013.  Payments shall be made in four equal 
installments, based on the maximum approved GFA for the Proposed Development, beginning 
with site plan approval for the third building constructed on the Property.  Thereafter, the 
Applicant shall contribute each future installment upon site plan approval for the fourth, fifth, 
and sixth buildings.  The contribution shall not apply to buildings that contain less than 25,000 
square feet of GFA (such as guardhouses, pavilions, and similar structures).  The contributions 
described in this Proffer shall be adjusted per the formula outlined in Proffer 61, except that the 
base year shall be assumed to be January 1 of the year following VDOT approval of Advanced 
Preliminary Design Plans for the Super Boulevard concept.  

40. Capital One Tower Road Safety Improvements.  Prior to FDP approval for any 
development phase that includes Building 10 and/or Building 11, the Applicant shall submit to 
FCDOT for review and approval a plan proposing safety improvements for the portion of Capital 
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One Tower Road between Capital One Drive South and Dolley Madison Boulevard.  The safety 
improvements shall include a median and channelization of the loading entrances that front 
Capital One Tower Road.   If approved by FCDOT, with concurrence by VDOT and the Fire 
Marshal, the Applicant shall construct the approved Safety Improvements prior to issuance of the 
first Non-RUP for the relevant phase.   

41. Congestion Management Plans.   

A. The Applicant shall prepare and implement a construction congestion 
management plan during construction of each phase, as appropriate, through its 
development/construction manager and the Transportation Coordinator (as 
defined in Proffer 42), 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 (each a “Congestion Management Plan”).   

B. Each Congestion Management Plan shall identify anticipated construction 
entrances, construction staging areas and construction vehicle routes.  
Furthermore, each Construction Management Plan shall describe how the 
Applicant will coordinate its construction material deliveries, lane closures, 
and/or other construction-related activities with FCDOT and/or VDOT so to 
minimize disturbance on the surrounding road network.   

C. Each Congestion Management Plan shall also demonstrate the Applicant’s 
coordination throughout construction with VDOT, FCDOT, the Dulles Rail 
Project Entities and the entities constructing the HOT lanes project, as applicable.  
Furthermore, the Applicant shall monitor the off-site transit and roadway 
improvements (including, but not limited to, the Dulles Corridor Metrorail 
Project, the Capital Beltway and HOT Lanes projects) and adjust its Congestion 
Management Plans accordingly.   

D. Each Congestion Management Plan shall be prepared by a qualified professional 
and submitted for review and comment to the Providence District Supervisor, the 
Providence District Planning Commissioner, FCDOT and DPWES upon 
submission of the initial site plan for each phase.  In addition, the Transportation 
Coordinator shall coordinate any adjustments to the TDM Plan (as defined in 
Proffer 42) as necessary to address each Congestion Management Plan. 

TRANSPORTATION DEMAND MANAGEMENT 

42. Transportation Demand Management.  The Applicant shall fund, implement, and 
administer a TDM program as described in this Proffer and as further outlined in the “Capital 
One TDM Plan” prepared by UrbanTrans Consultants, Inc. dated May 1, 2013, which is attached 
hereto and made a part of these Proffers as Exhibit C (the “TDM Implementation Plan”).  
Modifications, revisions and supplements to the TDM Implementation Plan, including the 
Transportation Demand Management Work Plan (“TDMWP”) may be approved by FCDOT and 
can be made without the need for a PCA. 
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The Applicant or any successor, including the UOA, shall remain obligated under this Proffer 
until such time as two consecutive post stabilization trip generation analyses reveal that the 
applicable trip reduction objectives are being met (the “Applicant Control Period”).  For 
purposes of this Proffer, stabilization shall be defined to occur upon the later of one year 
following issuance of the last initial RUP for a dwelling unit to be constructed in the Proposed 
Development or one year following issuance of the last Non-RUP for floor area representing 
80% of full occupancy of the final non-residential building to be constructed in the Proposed 
Development (“Stabilization”). 

 
If, subsequent to the approval of the Proposed Development, a Tysons-wide TDM entity is 
established for the purpose of administering TDM programs in the Tysons Corner Urban Center, 
then the Applicant, with approval from FCDOT, and without requiring a PCA, may join or 
otherwise become associated with such entity and transfer all functions of this TDM program to 
the new entity whereupon this Proffer shall be void and of no further force or effect. 

 
A. Objective.  The objective of this TDM program shall be to reduce the vehicle trips 

generated by the office and residential uses within the Proposed Development 
(less and except the Public Facility as described in Proffers 13 and 14) during 
weekday peak hours by meeting the percentage trip reduction goals set forth in 
Table 12 of the Implementation Plan and as further refined below.  The 
percentage trip reduction goals shall apply to the number of dwelling units and 
new office space proposed and reflected on any FDPs submitted for the Property.  
The Applicant or the UOA, as applicable, shall meet the vehicle trip reduction 
targets noted below.  The trip reduction targets become applicable upon the 
development reaching the “Initial Development,” which is defined as the year 
following issuance of the first RUP or Non-RUP for the first new building 
constructed on the Property.  Vehicle trip reduction targets are set as follows: 

       0 to 1/8 Mile  1/8 to ¼ Mile 
Year      from Station   from Station 

   2010 – 2020    45%   35% 
   84 million SF of GFA (2030)  55%   45% 
   96 million SF of GFA (2040)  60%   50% 
   113 million SF of GFA (2050) 65%   55% 

 
 If through an amendment to the Comprehensive Plan, the Board 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.  In 
this event, no PCA will be required.  

 
A TDM penalty fund, as described in Section 3.6 of the Implementation Plan, will 
be posted by the Applicant to ensure continued efforts of the TDM Program to 
meet the proffered goals (the “Penalty Fund”).  The TDM Penalty Fund is either a 
letter of credit or cash escrow established through an account into which the 
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Applicant will deposit penalty payments as may be required to be paid pursuant to 
the TDM Proffer for non-attainment of trip reduction goals. 
 

 If, upon Stabilization of the Proposed Development, the percentage trip reduction 
goals are not being met, remedies and penalties will be enforced.  During the 
period prior to Stabilization, if the percentage trip reduction goals are not being 
met, remedies only will be applied.  Following the Applicant Control Period 
(ACP), if the percentage trip reduction goals are not being met, then only 
remedies will be applied against the Applicant or the UOA, as applicable. 
 

B. The Applicant or the UOA, as applicable, shall verify that the proffered trip 
reduction objectives are being met through the provision of person surveys, traffic 
counts and/or other such methods as may be reviewed and approved by FCDOT.  
The procedures for implementation of the surveys and traffic counts and the 
timing for the surveys and traffic counts are defined in Section 5 of the 
Implementation Plan.  FCDOT may postpone surveys and traffic counts due to 
levels of occupancy or other outside factors.  In the event that survey and traffic 
count data conflict, traffic count data will be utilized to verify compliance with 
the proffered trip reduction objectives. 

C. The Applicant or the UOA, as applicable, will summarize the results of the TDM 
Program annually on February 15th for FCDOT as outlined in Section 5.1 of the 
Implementation Plan. Should the Applicant or UOA fail to provide a TDM 
Program summary on or before February 15th of each year the county may charge 
the Applicant or UOA a fine of $100 per day until the day upon which the TDM 
Program Summary is submitted to FCDOT.  

D. If the applicable trip reduction goal is not met in any year following Initial 
Development for any building on the Property, then the Applicant shall coordinate 
with FCDOT to address and implement such remedial measures as may be 
developed in accordance with the Implementation Plan and annual TDM Work 
Plan. In addition, funds for remedial TDM measures will be drawn from the TDM 
Remedy Fund at the following rate for each building exceeding trip reduction 
goals: 

Exceeded Trip Goals Remedy 
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 

   

At no point shall the amount of penalties assessed exceed the amount of funds 
available in the Remedy Fund. 



 

49 
  
  
  
55554246 v9  

E. If any building within the Proposed Development achieves its trip reduction goals 
for three consecutive years, Remedy Funds that were earmarked for that building 
and still remaining after any previously assessed penalties shall be returned to the 
Applicant in accordance with the table below. All remaining Remedy Funds shall 
be released to the Applicant at the end of the Applicant Control Period: 

 

Square Feet 
of GFA in 

Tysons 

Distance from Metro Station 
Cum. % 
Remedy 

Fund 
Returned 

0 to 1/8 Mile 1/8 to 1/4 Mile 1/4 to 1/2 Mile Beyond 1/2 Mile 

Goal Achieved Goal Achieved Goal Achieved Goal Achieved 

Up to 
65,000,000 

45% 45% 35% 35% 30% 30% 25% 25% 30% 

Up to 
65,000,000 

45% 50% 35% 40% 30% 35% 25% 30% 50% 

65,000,000 50% 55% 40% 45% 35% 40% 30% 35% 65% 

84,000,000 55% 60% 45% 50% 40% 45% 35% 40% 80% 

90,000,000 58% 63% 48% 53% 43% 48% 38% 43% 90% 

96,000,000 60% 65% 50% 55% 45% 50% 40% 45% 100% 

105,000,000 63% 65% 53% 55% 45% 50% 43% 45% 100% 

113,000,000+ 65% 65% 55% 55% 45% 50% 45% 45% 100% 

  

F. If after the second remedial evaluation cycle during the Applicant Control Period 
and upon Stabilization of the Proposed Development, the Applicant has not met 
the applicable TDM trip reduction goal for the Property, the Applicant shall be 
assessed a penalty according to the following scale: 

Exceeded Trip Goals Penalty 
1% to 3% 5% of Penalty Fund 
3.1% to 6% 10% of Penalty Fund 
6.1% to 10% 15% of Penalty Fund 
Over 10% 20% of Penalty Fund 
 
At no point shall the amount of penalties assessed exceed the amount of funds 
deposited into the Penalty Fund as outlined in Item I. 
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G. At the conclusion of the Applicant Control Period all funds remaining in the 
Penalty Fund shall be returned to the Applicant.  

H. The Applicant shall provide a letter of credit from an accredited financial 
institution for the sum of forty cents ($0.40) per net new square foot of 
commercial GFA and thirty cents ($0.30) per net new square foot of residential 
GFA toward the Remedy Fund.  A separate letter of credit shall be provided for 
each new building upon issuance of the first RUP or Non-RUP for each building, 
and shall provide funds equal to the actual amount of GFA included in the 
building.  The funds guaranteed with each letter of credit shall be continuously 
available for the Remedy Fund until released in accordance with the terms of this 
Proffer.  The Applicant shall not contribute funds for the proposed Public Facility 
as described in Proffers 13 and 14. 

I. The Applicant shall provide a letter of credit from an accredited financial 
institution for the sum of ten cents ($0.10) per net new square foot of commercial 
GFA and five cents ($0.05) per net new square foot of residential GFA toward the 
Penalty Fund.  A separate letter of credit shall be provided for each new building 
upon issuance of the first RUP or Non-RUP for each building, and shall provide 
funds equal to the actual amount of GFA included in the building.  The funds 
guaranteed with each letter of credit shall be continuously available for the 
Penalty Fund until released in accordance with the terms of this Proffer.  The 
Applicant shall not contribute funds for the proposed Public Facility as described 
in Proffers 13 and 14. 

J. The Applicant shall contribute the sum of ten cents ($0.10) per square foot for 
commercial space and five cents ($0.05) per square foot for residential space 
toward the TMA Start-up Fund, based on the “Proposed GSF by Land Use” 
shown on Sheet 3 of the CDPA.  The Applicant shall not contribute funds for the 
proposed Public Facility as described in Proffers 13 and 14.  The Applicant shall 
contribute the funds at the time of the first site plan approval for the buildings or 
phases shown below: 

Capital One HQ Expansion Phase (Bldg. 1) $229,500 
Third New Building $76,400 
Fourth New Building $76,400 
 
Notwithstanding the above, the Applicant shall make all TMA Start-up Fund 
contributions on or before the 10th anniversary of the issuance of the first RUP or 
Non-RUP for the Proposed Development. 
 
If the County does not establish a TMA within three (3) years of the time the first 
contribution has been made, or if the TMA is not operational within four (4) years 
of the first contribution, all TMA Start-up Funds shall be returned to the 
Applicant. 
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K. The Applicant shall contribute the sum of two cents ($0.02) per square foot for 
commercial and residential space toward the Incentive Fund. Funds will be 
allocated on a building-by-building basis upon issuance of the first RUP or Non-
RUP for each new office or residential building. All funds remaining in the 
Incentive Fund at the end of the Applicant Control Period shall be returned to the 
Applicant. The Applicant shall not contribute funds for the proposed Public 
Facility as described in Proffers 13 and 14. 
 

43. Intelligent Transportation Systems.  To optimize safe and efficient travel in Tysons, the 
Applicant shall incorporate and maintain a system that provides pertinent traffic and transit 
information that allows users to make informed travel decisions.  This information shall be 
provided at the time the first occupancy permit is issued for each building.  The delivery of this 
information shall be made convenient for building occupants and visitors, such as via computer, 
cell phone, monitors, or similar technology.  Such devices shall provide, but not be limited to, 
information on the following: 

A. Traffic conditions, road hazards, construction work zones, and road detours; 

B. Arrival times and delays on Metrorail, Tysons Circulator, and area bus routes; 

C. Real-time parking conditions and guidance to current on-site parking vacancies; 
and, 

D. Bus stops pre-wired for real-time arrival/departures information. 

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. 

PEDESTRIAN AND BICYCLE IMPROVEMENTS 

44. Bicycle Facilities.   

A. Storage Facilities.  The Applicant shall provide and maintain bicycle racks, 
bicycle lockers, and bicycle storage areas throughout the Property, with the 
general locations and number of facilities to be determined at the time of FDP 
approval for each phase.  The Applicant shall coordinate the final number and 
location of facilities with FCDOT at the time of site plan submission for each 
building, and may provide any necessary refinements to the number and/or 
location of the facilities as approved by FCDOT and without the need for an 
FDPA.  The total number of storage spaces provided shall be consistent with the 
Fairfax County Guidelines for Bicycle Parking dated _________, and shall be 
shown on each FDP.  The Applicant shall construct a multi-modal bicycle hub 
(the “Bicycle Hub”), which may contain such amenities as a bicycle station and 
facilities for bicycle sharing, storage and repair.  The Applicant shall provide 
details on the Bicycle Hub with the FDP for the Metro Station Phase, and shall 
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fully construct and have the Bicycle Hub operational prior to the issuance of the 
first RUP or Non-RUP for the final building within that phase. 

B. Dedicated Bicycle Lanes.  The Applicant shall provide dedicated bicycle lanes in 
the locations depicted on the CDPA.  Prior to FDP approval for each relevant 
phase, the Applicant shall work with FCDOT to determine whether any 
modifications are required to the bicycle lanes shown on Capital One Tower 
Road, particularly on the intersection approaches.  Subject to FCDOT approval, 
the Applicant may modify these dedicated bicycle lanes without the need for a 
PCA. 

45. Pedestrian Crosswalks and Signals.  If approved by FCDOT and VDOT, the Applicant 
shall install pedestrian countdown signals at the intersection of Capital One Drive North and 
Capital One Tower Road concurrently with the Traffic Signal described in Proffer 37.  
Pedestrian crosswalks will be installed at the unsignalized intersections within the internal grid 
of streets subject to approval by VDOT and/or FCDOT, as applicable.   

PUBLIC TRANSPORTATION 

46. Bus Shelters.  If requested by Fairfax County, the Applicant shall construct a bus shelter 
in the streetscape along Capital One Drive South prior to issuance of the first RUP for the 
Residential Commons Phase 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.  The design of such bus shelter shall be coordinated with Fairfax 
County such that it is compatible with a Tysons-wide bus shelter strategy, and shall make 
provisions for electrical conduit for the purpose of providing real-time bus arrival information.  
In addition, the Applicant shall provide all reasonable construction and grading easements at no 
cost to the County, as determined by FCDOT.   

47. Metrorail Station-Related Facilities.   

A. At-Grade Pedestrian Connection.  Prior to the issuance of the first Non-RUP for 
the hotel associated with the Capital One Expansion II and Hotel Phase, an at-
grade pedestrian connection (the “At-Grade Connection”) shall be constructed as 
generally shown on Sheet 15A of the CDPA.  The design for the At-Grade 
Connection shall be further refined in the site plan for the Capital One Expansion 
II and Hotel Phase.  The At-Grade Connection shall consist of additional entry 
doors on the rear side of the McLean Metrorail Station, any required utility 
extension and/or relocation within the station, an associated concrete pad (the 
“McLean Station Improvements”) and a pedestrian sidewalk on the Property 
between the property line and the existing pavement for discontinued Old 
Springhouse Road (the “Capital One Property Improvements”).   

i. McLean Station Improvements.  If permitted by WMATA and/or the 
County, the Applicant shall design the McLean Station Improvements in 
substantial conformance with the CDPA using a competitive bidding 
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process involving at least three (3) contractors.  Prior to construction of 
the McLean Station Improvements, WMATA and/or the County (as 
applicable) shall approve their ultimate design.  If the Applicant is not 
permitted to design and construct the McLean Station Improvements, the 
Applicant shall petition WMATA and/or the County to design and 
construct the McLean Station Improvements in substantial conformance 
with the CDPA. 

ii. Cost Limitations.  If the Applicant’s competitive bidding process or 
WMATA’s estimates (as applicable) results in a cost for design and 
construction of the McLean Station Improvements that exceeds $300,000, 
the Applicant shall notify DPZ in writing and, if requested, discuss 
potential changes in the scope or design details to reduce the costs and/or 
determine whether Fairfax County is willing to contribute the funds 
necessary to complete the improvement.  If no agreement can be reached 
with WMATA and Fairfax County within six months from the time DPZ 
is notified, the Applicant may elect at any time after that date to contribute 
to Fairfax County the sum of $300,000 in lieu of constructing the McLean 
Station Improvements, upon written assurances that the contribution will 
be used only for the McLean Station Improvements described in this 
Proffer. 

iii. Capital One Property Improvements.  The Applicant shall construct the 
Capital One Property Improvements simultaneously with the McLean 
Station Improvements, and the Capital One Property Improvements shall 
be available for use prior to the issuance of the first Non-RUP for the hotel 
associated with the Capital One Headquarters and Hotel Phase.  If the 
McLean Station Improvements are not constructed or if such construction 
is delayed under the terms of this Proffer, the Applicant may also delay 
construction of the Capital One Property Improvements accordingly.  

B. Fees for Connections.  The At-Grade Connection is envisioned to provide public 
benefits and will serve several neighboring land bays in addition to the Property.  
In the event WMATA, Fairfax County, or the Metropolitan Washington Airports 
Authority (“MWAA”) changes their existing policies and charge the Applicant a 
fee for the purpose of providing or maintaining any connection to the Metro 
Station, the Applicant shall be released from all responsibility for constructing the 
At-Grade Connection, as described in this Proffer 47, and shall instead proceed 
with the notification and contribution process described in Proffer 47(A) above. 

C. Disapproval by WMATA.  The Applicant shall pursue the At-Grade Connection 
in good faith.  Nonetheless, if WMATA disapproves the Applicant’s plans for the 
At-Grade Connection despite such good faith efforts, the Applicant shall be 
released from all responsibility for constructing the At-Grade Connection, as 
described in this Proffer 47. 
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D. Unavoidable Delay.  For the purposes of this Proffer 47, upon demonstration by 
the Applicant that, despite diligent efforts or due to factors beyond the 
Applicant’s control, either the McLean Station Improvements or the Capital One 
Property Improvements have been delayed (such as the inability to secure 
necessary permission from WMATA, despite the Applicant’s best efforts) beyond 
the required times set forth in this Proffer, the Zoning Administrator may agree to 
a later date for dedication/completion of such improvement.  

PARKS AND RECREATIONAL FACILITIES 

48. Publicly Accessible Parks and Recreational Facilities.  The Applicant shall provide park 
spaces and recreational facilities throughout the Property that will be open and accessible to the 
general public in accordance with the Phasing Plan on Sheets 14 and 15A – E of the CDPA and 
the following: 

A. General Provisions. 

i. Public Access and Use.  The Applicant shall retain in fee simple and 
perpetually and privately maintain any areas that are not specifically 
dedicated to the FCPA for park purposes, and shall record public access 
easement(s) over them so as to permit public use and access during the 
times customarily permitted in the County’s public parks.  Prior to 
recording any deed restrictions on the Property that would restrict the use 
of the publicly-accessible park areas, the Applicant shall submit such deed 
restriction to the County Attorney and FCPA for review and approval.   

ii. Agreement with FCPA.  The Applicant shall also enter into an agreement 
with FCPA, prior to bond release for each phase that includes publicly-
accessible parks, and contains details on the processes for planning and 
coordinating public and private activities and events within the publicly-
accessible park areas.  As part of such agreement, the Applicant may 
negotiate the ability to temporarily limit the public’s access to portions of 
the parks for maintenance, cleaning, construction, renovation and/or 
private events, as necessary, and may exercise such other reasonable 
controls over the park areas so as to prevent the general public from 
acquiring rights of access that are inconsistent with the status of the 
Property as private property.   

iii. Signage.  A way-finding and signage system shall be developed in 
coordination with FCPA, and shall be installed by the Applicant as 
approved to ensure the public can easily identify and access all publicly-
accessible park spaces.  The Applicant shall not be responsible for 
obtaining approval for such signage through a separate CSP or CSPA, but 
will cooperate with FCPA in the event such approval becomes necessary. 
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iv. Parks and Facilities.  Publicly-accessible parks and facilities shall be 
provided as generally shown on Sheets 25 – 28B of the CDPA and in 
accordance with the Capital One Design Guidelines, with more specific 
details provided at the time of FDP approval.  Additional or substitute 
recreational facilities to those listed below may be approved with the FDP 
provided such facilities result in an equivalent or enhanced quality of 
recreational opportunities. 

B. Capital One Expansion II and Hotel Phase (A-1 and A-2).  The Applicant shall 
construct urban pocket parks of approximately 0.10 acres between the existing 
Conference Facility and Building 1 prior to the first RUP or Non-RUP for the final 
building associated with the Capital One Expansion II and Hotel Phase, as generally 
shown on Sheet 28 of the CDPA.  Amenities for each park shall include, but not be 
limited to, decorative pavers and planters of various sizes and designs, flush planting 
beds with ornamental shrubs and groundcovers, benches, and a focal element such as a 
water feature, art, a sculpture or similar amenity.  All park details are subject to 
adjustment with site plan submission and approval, provided they are in general 
conformance with an approved FDP. 

C. Capital One HQ Expansion Phase (B-1).   

i. Office Building Pocket Park.  Prior to the issuance of the first RUP or 
Non-RUP for Building 3, the Applicant shall construct a pocket park of 
approximately 0.46 acres for the space adjacent to Building 3 in the 
Capital One HQ Expansion Phase, as generally shown on Sheet 25 of the 
CDPA.  The park will include amenities such as decorative pavers and 
planters of various sizes, large shade trees, ornamental trees with shrubs 
and groundcovers, landscape buffers, outdoor café seating and benches, 
multiple focal elements, a minimum of one water feature, open spaces, 
amphitheatre seating and/or walls, stainless steel or stone security 
bollards, and decorative security walls.  All Office Building Pocket Park 
details may be adjusted with site plan submission and approval. 

ii. Temporary Private Athletic Field.  In the event a site plan for Building 4 
has not been submitted prior to the issuance of the final Non-RUP for 
Building 3, the Applicant shall construct and operate a temporary athletic 
field until such time as Building 4 is constructed, in the location shown on 
Sheet 15 of the CDPA and Sheets 29 and 29A of the FDPA.  The 
temporary athletic field will be maintained and utilized by the Applicant 
and any athletic leagues designated by the Applicant in its sole discretion.  
Moreover, the Applicant may provide nighttime lighting for any of the 
facilities associated with the Temporary Athletic Facilities, provided such 
lights utilize full cutoff low-impact fixtures, are directed away from the 
adjacent Gates of McLean condominium community to the maximum 
extent possible, and are turned off no later than 10:00 pm each night. 



 

56 
  
  
  
55554246 v9  

D. Residential Commons Phase (Block C). 

i. Common Green.  Prior to the issuance of the first RUP for the final 
building associated with the Residential Commons Phase, a common 
green shall be installed of approximately 1.51 acres, and will contain 
passive recreation areas for residents and guests.  The common green shall 
also encompass an active recreation area with a recreational field and a 
playground, as generally shown on Sheet 26 of the CDPA and as further 
described in Proffer 51 below.  Additional phasing details will be provided 
on the FDP for this phase. 

ii. Pocket Parks.  Prior to the issuance of the first RUP for the final building 
associated with the Residential Commons Phase, the Applicant shall 
construct three (3) pocket parks totaling approximately 0.32 acres using 
primarily softscape features, including shade trees (each a “Residential 
Commons Pocket Park”).  The general features and treatment of all pocket 
parks is shown on Sheet 28 and Sheet 28A of the CDPA.  Additional 
phasing details will be provided on the FDP for this phase. 

E. Metro Station Phase Urban Park (Block D).  Prior to the issuance of the first RUP or 
Non-RUP for the final building associated with the Metro Station Phase, the Applicant 
shall install a park of approximately 1.59 acres for use as both an urban park and as a 
stream valley park.  The park shall combine water features, a gently sloping hardscape 
area and walkways to encourage visitors to explore the more natural areas around the 
Scotts Run Stream Valley, and shall be constructed as generally shown on Sheets 27 and 
27A of the CDPA.  Additional phasing details will be provided on the FDP for this phase. 

F. Financial Office Phase (Block E).  Prior to the issuance of the first RUP or Non-RUP for 
the final building associated with the Financial Office Phase, a pocket park shall be 
constructed containing a total of approximately 0.07 acres, and shall be located between 
the two office buildings associated with this phase.  The features and treatment of all 
pocket parks is generally shown on Sheet 28 of the CDPA.  Additional phasing details 
will be provided on the FDP for this phase. 

49. Private Amenities and Recreational Facilities for Residential Uses.  The Applicant shall 
provide on-site recreational facilities for the future residents of the Property.  Pursuant to Par. 2 
of Section 6-110 of the Ordinance, the Applicant shall expend a minimum of $1,700.00 per 
market-rate and workforce dwelling unit (as defined in Proffer 59 herein) on such recreational 
facilities.  Prior to final bond release for the final phase of the Proposed Development, 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. 

At the time of each FDP submission, the Applicant shall propose specific facilities and amenities 
that will be provided for each residential building, or shared between two or more buildings for 
the use and enjoyment of the residents of the building/buildings.  Amenities to be provided may 
include but shall not be limited to: 
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A. Private exterior recreational areas or courtyards on the upper level of parking 
podiums with seating areas, specialty landscaping, lawn and/or shaded areas and 
hardscape areas, volleyball courts, pickleball courts, putting greens, bocce courts, 
boules courts, board table games, or similar recreational facilities as may be 
approved with each FDP; 

B. Private exterior recreational areas on the roof or podium level with a swimming 
pool, lounge deck, and shade structure; 

C. Interior fitness center, a minimum of 1,000 square feet in size, furnished with 
exercise equipment such as stationary bicycles, treadmills, weight machines, free 
weights, and other equipment, but not necessarily staffed; and 

D. A club room and/or entertainment center for resident gatherings. 

50. Fitness Facilities.  The Applicant shall provide fitness facilities that include a sport court 
or sport courts, by choosing one of the two alternatives below: 

A. Health Club Alternative.  The Applicant may include a health club or gym 
containing up to 60,000 square feet of GFA.  If provided, the health club shall 
include at least one full-size basketball court and one full-size tennis court, and 
shall be open for use by residents of the Proposed Development and the general 
public through a paid membership or paid use arrangement.  This facility would 
be intended to serve the needs of leagues and individuals.  

B. Sport Court Alternative.  As an alternative to providing the health club described 
above, the Applicant may instead provide two half-court basketball courts and one 
tennis court (or equivalent sport courts or facilities as determined at the time of 
FDP approval, or as subsequently determined by the Zoning Administrator) as 
part of the private recreational amenities for residents.  Should this option be 
implemented, the cost to build the sport courts may be counted toward the 
minimum recreational expenditures described in Proffer 49. 

51. On-site Recreational Field.  Prior to issuance of the first RUP for the last building in the 
Residential Commons Phase, the Applicant shall provide a synthetic turf recreational field (the 
“Recreational Field”) within the Common Green as shown on Sheet 26 of the CDPA.  Additional 
phasing details shall be provided with the FDP for the Residential Commons Phase.  The 
Recreational Field shall be provided subject to the following conditions: 

A. Lighting.  The Applicant shall provide lights for the Recreational Field and shall 
ensure the lights are available until at least 10:00 pm nightly.  At its sole option, 
the Applicant may employ electronic devices designed to dim or extinguish the 
lights during times when the Recreational Field is not in use. 

B. Scheduling.  The Applicant shall permit Fairfax County to schedule use of the 
Recreational Field by the public between the hours of 5:00 pm and 10:00 pm from 
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Monday through Friday, and between the hours of 8:00 am and 12:00 noon on 
Saturdays and Sundays (the “Public Scheduling Hours”).  During all other times, 
scheduled use of the Recreational Field shall only be for residents or members of 
the UOA.  Nothing in this Proffer shall be construed to limit public access to the 
Recreational Field during times when it has not been scheduled either by the 
County for the public or by the Applicant for its residents or the UOA.  

C. Applicant’s Scheduling.  Prior to each scheduling season, the Applicant may 
withhold up to a maximum of 15% of the Public Scheduling Hours for use by 
members of the UOA.  Such reservation shall be made in accordance with the 
Fairfax County Fields Allocation Policy. 

D. Maintenance.  The Applicant shall be responsible for maintenance and typical life 
cycle replacement costs for all elements of the Recreational Field.  Public access 
to the Recreational Field may be limited for a reasonable duration during 
maintenance and/or replacement of facilities. 

E. Parking.  The Applicant shall ensure that all users of the Recreational Field are 
able to utilize parking facilities on the Property, as necessary. 

F. Field Markings.  Recreational Field users shall be permitted to utilize temporary 
marking and/or striping equipment including but not limited to temporary paint, 
goals, cones, and flags.  Additional details will be established in the written 
agreement in Proffer 51(G) below. 

G. Agreement.  Prior to the time the Recreational Field is established, the Applicant 
and Fairfax County shall enter into an agreement, consistent with this Proffer, to 
formalize the details of scheduling, maintenance, and liability insurance. 

GREEN BUILDING PRACTICES  

52. Green Building Certifications.  For each office or hotel building, the Applicant shall 
provide documentation to the Environment and Development Review Branch of DPZ 
demonstrating attainment of, at a minimum, “LEED Silver” certification (or equivalent) by the 
U.S. Green Building Council’s Leadership in Energy and Environmental Design – New 
Construction (“LEED”) prior to bond release for each respective phase.  Each residential 
building shall attain, at a minimum, “LEED Certified” or equivalent.  In addition: 

A. The Applicant shall include a U.S. Green Building Council Leadership in Energy 
and Environmental Design (“LEED”) accredited professional as a member of the 
design team for each office building.  The LEED accredited professional shall 
work with the team to incorporate LEED design elements into the project so that 
each non-residential building will be positioned to attain LEED Silver 
certification.  At the time of site plan submission, the Applicant shall provide 
documentation to the Environment and Development Review Branch of the 
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Department of Planning and Zoning (“DPZ”) demonstrating compliance with the 
commitment to engage such a professional. 

B. The Applicant shall include, as part of the site plan submission and building plan 
submission for each building, a list prepared by the LEED accredited professional 
of specific credits that the Applicant anticipates attaining within the LEED rating 
system determined to be applicable to the project.  The LEED accredited 
professional shall provide certification statements at both the time of site plan 
review and the time of building plan review indicating that the items on the list 
should meet at least the minimum number of credits necessary to position each 
building to attain the proffered level of LEED certification. 

C. Prior to issuance of the first Non-RUP or RUP for each building, the Applicant 
shall provide to the Environment and Development Review Branch of DPZ a 
letter from the LEED accredited professional certifying that a green building 
maintenance reference manual has been prepared for use by future building 
occupants, that this manual has been written by a LEED accredited professional, 
that copies of this manual shall be provided to all future building occupants and 
that this manual, at a minimum: 

i. Provides a narrative description of each green building component, 
including a description of the environmental benefits of that component 
and including information regarding the importance of maintenance and 
operation in retaining the attributes of a green building. 

ii. Provides, where applicable, product manufacturer's manuals or other 
instructions regarding operations and maintenance needs for each green 
building component, including operational practices that can enhance 
energy and water conservation. 

iii. Provides, as applicable, either or both of the following:  

a. Maintenance staff notification process for improperly functioning 
equipment; or  

b. A list of local service providers that offer regularly scheduled 
service and maintenance contracts to assure proper performance of 
green building-related equipment and the structure, to include, 
where applicable, the HVAC system, water heating equipment, 
water conservation features, sealants, and caulks. 

iv. Provides contact information that building occupants can use to obtain 
further guidance on each green building component. 

v. Prior to issuance of the first Non-RUP for each office building, or the final 
RUP for each residential building the Applicant shall provide an electronic 
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copy of the manual in PDF format to the Environment and Development 
Review Branch of DPZ. 

D. Green Building Escrow.  Prior to building permit approval, the Applicant will 
execute a separate agreement and post, for each building covered by this Proffer, 
a green building escrow, in the form of a letter of credit from an accredited 
financial institution, in the amount of $2.00/square foot of GFA (the “Green 
Building Escrow”).  The Green Building Escrow will be in addition to and 
separate from other bond requirements and will be released upon demonstration 
of attainment of LEED certification, by the USGBC, under the applicable version 
of the LEED rating system or other LEED rating system determined, by the 
USGBC, to be applicable to each building.  The provision to the Environment and 
Development Review Branch of DPZ of documentation from the USGBC that 
each building has attained LEED certification will be sufficient to satisfy this 
commitment.  At the time LEED certification is demonstrated to the Environment 
and Development Review Branch of DPZ, the escrowed funds shall be released to 
the Applicant. 

If the Applicant provides to the Environment and Development Review Branch of 
DPZ, within three (3) years of issuance of the final RUP or Non-RUP for the 
building, documentation demonstrating that LEED certification for the building 
has not been attained but that the building has been determined by the USGBC to 
fall within three (3) points of attainment of LEED certification, 50% of the Green 
Building Escrow will be released to the Applicant; the other 50% will be released 
to the County and will be posted to a fund within the County budget supporting 
implementation of County environmental initiatives.   

 
If the Applicant fails to provide, within three (3) years of issuance of the final 
RUP or Non-RUP for the building, documentation to the Environment and 
Development Review Branch of DPZ demonstrating attainment of LEED 
certification or demonstrating that the building has fallen short of LEED  
certification by more than three (3) points, the entirety of the escrow for that 
building will be released to Fairfax County and will be posted to a fund within the 
County budget supporting implementation of County environmental initiatives.   

 
If the Applicant provides documentation from the USGBC demonstrating, to the 
satisfaction of the Environment and Development Review Branch of DPZ, that 
USGBC completion of the review of the LEED certification application has been 
delayed through no fault of the Applicant, the Applicant’s contractors or 
subcontractors, the proffered time frame 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 the extension. 

E. Waiver of Escrow.  As an alternative to providing a Green Building Escrow, as 
described in this Proffer, the Applicant may choose at its sole discretion to pursue 
a certification higher than LEED Silver, in which case a LEED or equivalent-
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accredited professional will provide certification statements at the time of 
building plan review confirming that the items on the list of specific credits will 
meet at least the minimum number of credits necessary to attain LEED Silver 
certification. 

Prior to building plan approval for the building to be constructed, the Applicant 
shall submit documentation to the Environment and Development Review Branch 
of DPZ demonstrating that the building is anticipated to attain a sufficient number 
of design-related credits that, along with the anticipated construction-related 
credits, will be sufficient to attain LEED Silver certification. Under this 
alternative, the Applicant is not required to provide a Green Building Escrow 
unless the Applicant fails to provide the above referenced documentation that the 
building is anticipated to attain LEED Silver certification. 
 

SUSTAINABLE AND SHARED ENERGY 

53. Sustainable Energy Practices.  To promote efficient, renewable and sustainable energy 
practices, the Applicant shall provide the following information with each FDP submission: 

A. Shared Energy.  For any FDP that includes more than one building, an assessment 
of the potential, within the area subject to the FDP, of shared energy systems, 
including but not limited to combined heat and power (“CHP”) (co-generation), 
micro-CHP, distributed energy resources, and district heating and/or cooling; and, 
if a shared energy strategy will not be pursued, a narrative discussion regarding 
the reason(s) for this outcome.  For single-building FDP submissions and for 
other FDPs where shared energy systems will not be pursued, the Applicant shall 
provide an assessment of the potential for incorporation into building designs of 
measures that will cause these buildings to be “shared energy ready,” that would 
encourage buildings to be incorporated into a broader shared energy network in 
the future. 

B. Electric Vehicle Charging Infrastructure.  To further promote efficient, renewable 
and sustainable energy practices, prior to issuance of the first RUP or Non-RUP 
for each building, the Applicant shall provide a minimum of one electric vehicle 
recharging station that serves two parking spaces for electric cars in the associated 
parking structure, and space and infrastructure to accommodate additional electric 
vehicle-ready parking spaces should the Applicant elect to install them.  If the 
Applicant demonstrates to the satisfaction of the Zoning Administrator that a 
particular recharging station is being utilized less than 30% of the time during any 
30-day period, the Applicant may remove or disable the charging station. 

PUBLIC SCHOOLS CONTRIBUTIONS 

54. Public Schools Contribution.  Per the Residential Development Criteria Implementation 
Motion adopted by the Board on September 9, 2002, and revised July, 2006, the Applicant shall 
contribute $10,488 per expected student generated by each residential building (based on the 
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assumed rate of pupil generation approved by the Fairfax County School Board at the time of 
contribution) to the Fairfax County School Board to be utilized for capital construction and 
capacity enhancements to schools in the Tysons area.  The contributions shall be made on or 
before the issuance of the first RUP for each residential building on the Property, and shall be 
based on the actual number of residential units constructed in each building.  In the event fewer 
residential units are built than estimated at the time of payment, the overpayment amount shall be 
applied to the public schools contribution for future phases of the Proposed Development. 

If, prior to site plan approval for each respective residential building, the County should increase 
the accepted ratio of students per multi-family unit or the amount of the contribution per student, 
the amount of the contribution shall be increased for that building to reflect the current ratio 
and/or contribution.  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. 

55. Notification of Construction.  At the time of site plan submission for each residential 
building or buildings, the Applicant shall notify the facilities planning division of the Fairfax 
County Public Schools (“FCPS”) of the approximate timing for construction of the residential 
units, and the number of residential units anticipated in each building.  

ENVIRONMENT 

56. Scotts Run Restoration.  Prior to final bond release for the Metro Station Phase, the 
Applicant shall provide stream bank restoration using “natural channel stream design concepts” 
to the maximum extent practicable as defined in Sec. 10.1-560 of the Code of Virginia for the 
portion of Scotts Run located within the Property (the “Stream Restoration”).  The Stream 
Restoration shall accommodate the stream crossing and existing easements while maintaining the 
wetlands in that area, accommodate the existing and expected future off-site flows within a 
stable channel, and shall be reviewed in accordance with Sec. 10.1-561.  The conceptual design 
of the Stream Restoration will be depicted on the first FDP for the Metro Station Phase and the 
Applicant shall prepare a detailed plan (the “Stream Restoration Plan”) to submit with the first 
site plan for the Metro Station Area.  The Stream Restoration Plan shall be reviewed by DPWES 
if necessary, and shall be approved by the U.S. Army Corps of Engineers (“COE”) and the 
Virginia Department of Environmental Quality (“DEQ”).  Written documentation of COE and 
DEQ approval of the Stream Restoration Plan shall be provided to DPWES prior to site plan 
approval.  Specific success criteria (the “Success Criteria”), maintenance and monitoring criteria 
(the “Maintenance and Monitoring Criteria”), and information regarding reports on these criteria 
(the “Monitoring Reports”) shall also be included in the Stream Restoration Plan.  

Subject to written approval by the Providence District Supervisor, the Applicant may satisfy the 
Stream Restoration requirement in this Proffer 56 by electing to participate in a regional plan to 
restore a larger portion of Scotts Run that is promulgated by the private sector or the County. 

57. Tree Preservation and Planting Fund Contribution.  To promote enhancement of the 
Fairfax County Tree Canopy through growth of trees on private and public land, the Applicant 
will contribute at the time of the first site plan approval two tenths of a cent ($.002) per square 
foot of the maximum proposed GFA as stated in Proffer 6 to the Fairfax County Tree 
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Preservation and Planting Fund (“TPPF”).  This contribution will supply tree saplings, volunteer 
support, and information to landowners about how they can enhance tree canopy on their 
properties.  Additionally, this contribution may be used for educational activities in the Fairfax 
County Public Schools, should they choose to participate.  As an alternative, the Applicant may 
elect to donate trees to Fairfax County (or an organization designated by Fairfax County) that are 
a minimum of 6” caliper.  Each tree donated by the Applicant shall reduce the required TPPF 
contribution by $500. 

AFFORDABLE AND WORKFORCE DWELLING UNITS 

58. Affordable Dwelling Units.  If required by the provisions of Part 8 of Article 2 of the 
Ordinance, Affordable Dwelling Units (“ADUs”) shall be provided pursuant to said regulations 
unless modified by the ADU Advisory Board. 

59. Workforce Dwelling Units.  In addition to any ADUs that may be required pursuant to 
these Proffers, the Applicant shall also provide for-sale and/or workforce dwelling units 
(“WDUs”) on the Property in accordance with the Board’s Tysons Corner Urban Center 
Workforce Dwelling Unit Administrative Policy Guidelines dated June 22, 2010.  WDUs shall 
be provided such that the total number of ADUs, if any, plus the total number of WDUs results 
in not less than 20% of the total residential units constructed as part of the Proposed 
Development. The 20% applies to the total number of dwelling units to be constructed on the 
Property. If ADUs are provided in the development, both the ADUs and the ADU bonus units 
shall be deducted from the total number of dwelling units on which the WDU calculation is 
based.  

A. WDU Specifications.  The WDUs generated by each residential building on the 
Property shall be provided within that building.  However, the Applicant reserves 
the right to consolidate the WDUs into one or more buildings with the build-out 
of the Property and thereby increase the number of WDU units in one or more 
buildings beyond 20% with a corresponding decrease in the number of WDU 
units in the other buildings.  The WDUs shall have a bedroom mix similar to that 
provided in the market rate units.  A minimum of 10% of the dwelling units 
designated as ADUs and WDUs shall be designed and constructed with Universal 
Design features, as determined by the Applicant. Additionally, in the event that 
parking spaces are assigned to individual market rate dwelling units, at least one 
parking space shall be designated for use by each ADU and/or WDU in the 
development. 

B. Agreements.  Notwithstanding the foregoing, should the Board’s policies related 
to WDUs in Tysons be amended, the Applicant reserves the right, in its sole 
discretion, to opt in to the new policies, in whole or in part, 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 old 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 
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administration of the ADUs and/or WDUs, as applicable, following approval of 
this Application.  If the Applicant and the County enter into such an agreement, it 
shall be on terms mutually acceptable to both the Applicant and the County and 
may occur after the approval of this Application.  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. 

C. Non-residential Affordable Housing Contribution.  The Applicant shall contribute 
$3.00 for each square foot of non-residential space (excluding ground-level Retail 
Activated Space and space reserved for public facilities as described in Proffers 
13 and 14) built on the Property to the Board for the provision of affordable 
and/or workforce housing to serve Tysons.  Such contribution shall be made prior 
to the issuance of the first Non-RUP for each non-residential building, and shall 
be based on the actual gross floor area of non-residential space constructed in 
each building.   

D. WDU Architecture.  For any residential building where WDUs are located, the 
exterior architecture for the building(s) containing WDUs shall be of similar 
architectural quality and complementary to the other residential buildings within 
the Proposed Development, and shall comply with the Capital One Design 
Guidelines referenced in Proffer 15.   

MISCELLANEOUS 

60. Advance Density Credit.  The Applicant reserves density credit as may be permitted by 
the provisions of Paragraph 4 of Section 2-308 of the Ordinance for all eligible dedications 
described herein, including the Jones Branch Dedication described in Proffer 35. 

61. Adjustment of Monetary Contributions.  All monetary contributions specified in these 
Proffers shall be adjusted on an annual basis from the base month of January 2013 (except as 
noted below) and change effective each January 1 thereafter, based on changes in the Consumer 
Price Index for all urban consumers [1982-84=100] (not seasonally adjusted) (“CPI-U”), both as 
permitted by Va. Code Ann. Section 15.2-2303.3.   

A. Public Facility.  For the purposes of the Stand-Alone Public Facility in Proffer 13 and the 
Integrated Public Facility in Proffer 14, the Marshall and Swift Building Cost Index shall 
be substituted for the CPI-U, and shall adjust from the base month of January, 2015.  

B. Super Boulevard.  For the purposes of Proffer 39, the base year shall be assumed to be 
January 1 of the year following VDOT approval of Advanced Preliminary Design Plans 
for the Super Boulevard concept. 
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C. TDM Program.  The provisions of Proffer 61 shall not apply to the TDM program 
described in Proffer 42. 

62. Severability.  Any of the phases and/or buildings may be the subject of a PCA, SE, SP, 
CDPA, FDP or FDPA without joinder and/or consent of the owners of the other phases or 
buildings, provided that such PCA, SE, SP or FDPA does not materially adversely affect the 
other phases or buildings.  Previously-approved zoning applications applicable to a particular 
land bay that is not the subject of such a PCA, SE, SP or FDPA shall otherwise remain in full 
force and effect.  

63. Successors and Assigns.  These Proffers will bind and inure to the benefit of the 
Applicant and its successors and assigns.  Each reference to “Applicant” in this proffer statement 
shall include within its meaning and shall be binding upon Applicant’s successor(s) in interest 
and/or developer(s) of the site or any portion of the site. 

64. Tysons Partnership.  The Applicant and successors shall become a member in the Tysons 
Partnership, or its residential equivalent. 

65. Security.  Upon request, the Applicant will share its security surveillance recordings with 
Fairfax County law enforcement authorities.  The Applicant will follow common channel 
protocols for voice, wireless, and data surveillance.  The Applicant reserves the right to withhold 
information in the limited instances where its voluntary disclosure would jeopardize trade secrets 
or violate other legal protections (for instance, privacy laws, legal privileges, etc.) 

66. 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. 

67. Applicant’s Diligence.  Notwithstanding the foregoing, upon demonstration by the 
Applicant that, despite diligent efforts or due to factors beyond its control, the required 
transportation, publicly accessible park areas, athletic field improvements, or other proffered 
improvements have been delayed (due to, but not limited to an inability to secure necessary 
permission for utility relocations and/or VDOT approval for traffic signals, necessary easements, 
site plan approval, etc.) beyond the time frames specified, the Zoning Administrator may agree 
to a later date for completion of these improvement(s). 

68. Construction Briefings.  All construction crews will be informed of those specific 
proffered commitments that relate to their areas of responsibility.  As necessary, the briefings 
shall be translated for those employees who are not proficient in English.  
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CAPITAL ONE BANK (USA), NATIONAL ASSOCIATION 
a national banking association 
Owner of Tax Map # 29-2 ((5)) A2 
 
 
 
By:  _______________________________ 
Name: Robert J. Magnano 
Title: Senior Vice President, Facilities Management/Real Estate 
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EXHIBIT A 
 

Proffers 13 and 14:  Fairfax County General Conditions (Public Facility) 
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EXHIBIT B 
 

Proffer 14:  Capital One Design Guidelines 
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EXHIBIT C 
 

Proffer 41:  Transportation Demand Management Implementation Plan 
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EXHIBIT D 
 

Proffer 46:  Metrorail Station At-Grade Connection 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  
  
  



 
APPENDIX 2 

 
PROPOSED DEVELOPMENT CONDITIONS 

April 3, 2014 

FDPA 2010-PR-021 
 

If it is the intent of the Planning Commission to approve Final Development Plan 
FDPA 2010-PR-021 to allow an office building and hotel as portion of a mixed used 
development associated with PCA 2010-PR-010 located on Tax Map 29-4 ((5) Parcel 
A2, staff recommends that the Planning Commission condition the approval by requiring 
conformance with the following development conditions.  These conditions are in 
addition to the proffered commitments approved with PCA 2010-PR-021. 
 

1. Any plan submitted pursuant to this final development plan shall be in substantial 
conformance with the approved FDPA entitled “Capital One Masterplan,” prepared by 
Gordon, and dated May 6, 2013 as revised through February 18, 2014, and these 
conditions.  Minor modifications may be permitted pursuant to Sect. 16-402 of the 
Zoning Ordinance. 
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	06- FINAL STAFF REPORT
	07- Appendix 1- proffers
	CAPITAL ONE PROFFERS
	CAPITAL ONE PROFFERS
	PCA 2010-PR-021
	March 5, 2014
	GENERAL
	1. Conceptual Development Plan Amendment.  The Property shall be developed in substantial conformance with the proffered elements of the Conceptual Development Plan Amendment dated May 6, 2013, and revised through February 18, 2014, prepared by William H. Gordon & Associates and consisting of 35 sheets (the “CDPA”).  In addition to the specific Proffers contained herein, the proffered elements of the CDPA shall be limited to the grid of streets, general location of access points to buildings, general location of the buildings, mix of uses, minimum and maximum building heights, the amount and general location of urban park land, and general quality and character of the streetscape (the “Proffered Elements”).  Other elements of the CDPA may be adjusted or modified with approval of future Final Development Plans (“FDP”) in accordance with the provisions set forth in Section 16-402 of the Fairfax County Zoning Ordinance (the “Ordinance”), and these Proffers.
	2. Minor Modifications.  Minor modifications to the Proffered Elements of the CDPA and these Proffers may be permitted pursuant to Par. 4 of Section 16-403 of the 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. 
	3. Future Applications.  Any portion of the Property may be the subject of a Conceptual Development Plan (“CDP”), Conceptual Development Plan Amendment (“CDPA”), Final Development Plan (“FDP”), Final Development Plan Amendment (“FDPA”), Proffered Condition Amendment (“PCA”), Rezoning (“RZ”), Special Exception (“SE”), Special Permit (“SP”), Variance or other zoning action without joinder and/or consent of the owners of the other land areas, provided that such application complies with Section 18-204 paragraph 5 of the Ordinance.  Previously approved proffered conditions or development conditions applicable to a particular portion of the Property which are not the subject of such an application shall remain in full force and effect.
	PROPOSED DEVELOPMENT
	4. Existing Development.  The Property is approximately 26.21 acres in size and is developed with the existing Capital One corporate headquarters (“HQ”) building, which contains approximately 479,500 square feet (excluding basement space) (the “Capital One Headquarters”), a 26,000 square-foot conference facility (the “Conference Facility”), accessory buildings totaling 1,247 square feet, a structured parking facility containing approximately 1,529 spaces (the “Existing Parking Garage”), temporary athletic fields and sport courts (the “Temporary Athletic Facilities”), and 35 surface parking spaces (the “Existing Surface Parking”) (collectively, the “Existing Development”). The Existing Development, which totals 506,747 square feet of gross floor area (“GFA”) is shown on Sheet 4 of the CDPA and may remain in operation indefinitely.  In the event that only a portion of the Property is redeveloped subject to an approved FDP and site plan, the portion or portions of the Property not subject to the FDP, including the Existing Development, may continue in operation as shown on Sheet 4 of the CDPA.  The Applicant may also make minor modifications to the Existing Development as depicted on Sheet 4 of the CDPA, such as to permit changes to the Temporary Athletic Facilities and to accommodate the future Jones Branch Connector improvements, subject to the approval of the Zoning Administrator.  Any use which is permitted in the PTC district and is (i) shown on an approved FDP, or (ii) approved by the Zoning Administrator, may also be permitted as an interim use subject to the Use Limitations in Section 6-505 of the Ordinance.
	A. Interior Improvements.  For those buildings or structures existing on the Property as of the approval date of this Application, the Applicant may secure building permits for and make interior improvements to such buildings without triggering the requirement to reconstruct such buildings in conformance with the CDPA or any approved FDP.
	B. Casualty.  The Applicant may restore any building or structure existing as of the approval date of this Application that later is destroyed or damaged by casualty, subject to Article 15 of the Ordinance.
	C. Parking.  The Existing Parking Garage may remain in operation and will continue to serve the Existing Development until and unless an FDP and site plan are approved showing its removal.
	D. Temporary Athletic Facilities Lights.  The Applicant may provide nighttime lighting for any of the Temporary Athletic Facilities, provided such lights utilize full cutoff, low-impact fixtures, are directed away from the adjacent Gates of McLean condominium community to the maximum extent possible, and are turned off no later than 10:00 pm each night.

	5. Density Credit.  In addition to the 26.21-acre Property, the Applicant is utilizing previously reserved density credit for land dedications totaling approximately 3.01 acres, as illustrated by the building tabulations on Sheet 3 of the CDPA.   
	6. Proposed Development.  The development on the Property will supplement and partially replace the Existing Development, as more particularly described in the proposed phasing plan described below (collectively, the “Proposed Development”).  The Proposed Development, which includes the Existing Development, shall not exceed 4,969,523 square feet of total GFA, which shall include a minimum of 800 dwelling units and up to 3,182,153 square feet of GFA of office space. 
	7. Phasing Plan.  The buildings, plazas, uses and other improvements shown on the CDPA shall be constructed in accordance with the phasing outlined in Paragraphs A – E of this Proffer and described on Sheets 14 and 15A – E of the CDPA (the “Phasing Plan”).  The phases of development reflected in the Phasing Plan may proceed in any order, provided that each phase includes the ultimate streetscape dimensions and design depicted on the CDPA.  The Applicant shall update the Phasing Plan with each FDPA in order to provide additional details, including providing existing structures and facilities, the anticipated order of future development, the completion of the street grid, establishment of streetscapes and pedestrian elements, construction of parks, and updated interim conditions.
	A. Capital One HQ Expansion Phase (Block B).  
	B. Capital One Expansion II and Hotel Phase (Blocks A, B and E).  
	C. Residential Commons Phase (Block C).
	D. Metro Station Phase (Block D).
	E. Financial Office Phase (Block E).

	8. Final Development Plans.  FDPs and FDPAs may be submitted for the entire Property or a portion thereof, and will focus on the establishment of individual building sites or phases.  Each FDP or FDPA shall establish the minimum and maximum GFA for each building that is proposed to be constructed with that FDP or FDPA, within the limits of the Phasing Plan set forth in Proffer 7 above.  In addition, the Applicant shall provide the following information on each FDP or FDPA, for review and approval of the Planning Commission:  
	A. Tabulations.  A tabulation indicating the development status of all property subject to the Proposed Development shall be provided with each FDP and site plan submitted for the Property. The tabulation shall include a listing of all existing and proposed buildings and facilities, along with the GFA and uses approved on the CDPA, FDP and site plan as may be applicable. The tabulation shall be updated with each subsequent FDP and site plan submitted for the Property.
	B. Public Facility.  Until the Stand-Alone Public Facility as set forth in Proffer 13 or the Integrated Public Facility as set forth in Proffer 14 has been constructed, each FDP shall contain proposed phasing information for the Public Facility. 
	C. Architecture.  The specific architectural design information as described in Proffer 16.  In addition, architectural design elevations shall be presented for the buildings proposed to be constructed with each FDP for the purpose of illustrating the general character of building massing, scale, façade articulation, general building envelope and fenestration treatment, materiality and material quality of the proposed FDP development, as well as the porosity, materiality, and entry locations at the ground floor of each building.  Other details of building design (such as specific material or color selections, fenestration details, etc.) are subject to change in final architectural and site plans.
	D. 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 17.
	E. Conceptual Utility Plans.  The Conceptual Utility Plans more specifically described in Proffer 19, including any anticipated conflict points between utility easements and proposed street trees and how these conflicts are proposed to be resolved prior to site plan approval.
	F. Lighting.  Specific streetscape lights per Proffer 21.
	G. Surface Parallel Parking Spaces.  The final number and location of on-street parallel parking spaces to be constructed within the applicable FDP area, in accordance with Proffer 27.
	H. Landscape Plan.  A revised Landscape Plan, as described in Proffer 29.
	I. Streetscape.  The details and any adjustments to the streetscapes as described in Proffer 30, including information regarding sight distance lines at all intersections and entrances included within the FDP area.
	J. Interim Conditions and Standards.  Detailed information on the proposed interim conditions and standards, as described in Proffer 31.
	K. Stormwater Management.  A detailed stormwater management plan, as described in Proffer 32.
	L. Right-of-Way Dedications.  Any refinements to the right-of-way dedications described in Proffers 35 and 36.
	M. Security.  A revised security plan as described in Proffer 36(F).  As part of the security plans, the Applicant shall also provide a diagram with detailed locations of any bollards and security gates, including precedent images for each feature.
	N. Bicycle Facilities.  Specific locations and the number of bicycle facilities to be provided as described in Proffer 44.
	O. Publicly Accessible Parks and Recreational Facilities.  The specific details on parks and recreational facilities included within the area of the FDP, as described in Proffers 48, 49 and 51.  For the Metro Station Phase, the Residential Commons Phase, and the Capital One Expansion II and Hotel Phase, the Applicant shall also submit detailed plans with proposed amenities and programmatic elements for the parks and recreational facilities associated with those respective phases.
	P. Sustainable Energy Practices.  The sustainable energy practices described in Proffer 53.
	Q. Sight Distance Lines.  Sight distance lines for all affected driveway entrances and signs, as necessary.
	R. Bus Shelters.  Details on any proposed bus shelter locations and designs per Proffer 46.
	S. Functional Analysis.  A transportation analysis that evaluates the intersections being constructed or modified as part of each FDP.  The analysis will evaluate build out year conditions to determine the forecasted operational characteristics of the intersections.
	T. Capital One Drive Parking and Loading.  With submission of an FDP for the Residential Commons Phase described in Proffer 7(C) above, a detailed functional analysis for the parking and loading entrances associated with Building 7.
	U. Capital One Tower Road Median.  With submission of an FDP for either the Financial Office Phase or the Metro Station Phase, a proposal for construction of a median on Capital One Tower Road between the intersections of Dolley Madison Boulevard and Capital One Drive South, as depicted on Sheet 7 of the CDPA and subject to ultimate approval by VDOT and the Fire Marshal.

	9. Owners’ Associations.
	A. Umbrella Owners’ Association.  Prior to the issuance of the first Residential Use Permit (“RUP”) or Non-Residential Use Permit (“Non-RUP”) for the first building constructed with the Proposed Development that is not owned by Capital One Bank and its subsidiaries, affiliates and/or successor companies, the Applicant shall establish an Umbrella Owners’ Association (the “UOA”), whose members will consist of a representative of each owner of land and/or buildings within the Property.  The UOA shall provide for applicable proffer, maintenance and replacement obligations, including but not limited to implementation of the Transportation Demand Management (“TDM”) program, maintenance of private streets, sidewalks, streetscapes, publicly accessible private park areas and athletic facilities, stormwater management facilities not maintained as part of individual buildings, and any private utility systems.  
	B. Homeowners’ and Condominium Owners’ Associations.  For each residential building in which units are held for sale, the Applicant shall cause either a homeowners’ association and/or a condominium owners’ association (“HOA/COA”), as applicable, to be formed for that building prior to the issuance of the first RUP.  Each of these associations shall also be members of the UOA.  
	C. Disclosures.  UOA and HOA/COA documents (including budgets provided in any offering or sale materials) shall specify the proffer, maintenance and replacement conditions and obligations set forth in these Proffers.  Purchasers shall be advised in writing of these proffer conditions and obligations prior to executing a contract of sale. 
	D. UOA TDM Obligations.  All residents, tenants, owners, employers and employees living, working, operating a business or owning property within the Property shall be advised of their continuing obligation to the Transportation Demand Management plan (the “TDM Plan”) described in Proffer 42.  All UOA and HOA/COA members shall be informed of any funding obligations for the TDM program prior to executing a contract of sale and all such obligations shall be included in UOA and HOA/COA documents. 
	E. UOA Expansion.  Nothing in this Proffer shall be construed to prohibit expansion of the UOA to include neighboring properties, at the sole election of the UOA.   

	10. Mix of Uses.  The Property shall consist of a mix of residential, office, retail, public facility, service and hotel uses as described in the CDPA and these Proffers, subject to the limitation that the maximum square footage of all constructed uses on the Property shall not exceed 4,969,523 square feet of GFA.  The Proposed Development may contain any use permitted by-right in Article 6, Part 5 of the Ordinance, subject to compliance with any Ordinance or proffered use limitations as demonstrated on an approved FDP or FDPA. Additional SE and/or SP uses may be permitted without a PCA, provided they are in substantial conformance with the Proffered Elements and these Proffers. 
	11. Retail Activated Space.  Subject to FDP approval, within the areas shown on the CDPA that are permitted for retail and personal service uses, there will be a minimum of 100,000 square feet of GFA dedicated to uses that create activated and animated first-floor storefronts (“Retail Activated Space”).  Of the required Retail Activated Space, at least 50,000 square feet of GFA will be established with Retail Activated Space prior to or with the first RUP or Non-RUP for the seventh new building constructed on the Property. For the purposes of the Proposed Development, Retail Activated Space shall include but not be limited to retail and personal service establishments, restaurants, banks and financial services, professional services, legal services, medical and dental offices, educational and tutoring facilities, public and civic uses (including the Public Facility as outlined in Proffers 13 and 14) and health clubs.  Uses not specifically enumerated in or envisioned by this Proffer may be established provided the Zoning Administrator determines the use is in substantial conformance with this Proffer 11.
	12. Metrorail Tax District Buyout for Certain Residential Uses.  At least sixty (60) 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 Board.
	PUBLIC FACILITIES  
	13. Public Facilities.  As described in more particular detail below, the Applicant shall (subject to this Proffer 13 and Proffer 14) design and construct a 30,000 square-foot public facility to be used by Fairfax County for community and/or recreational programs.  The Applicant shall either: (a) construct a stand-alone facility as generally depicted on Sheet 15A of the CDPA (the “Stand-Alone Public Facility”) concurrently with the third office building on the Property or the fourth building constructed on the Property, whichever is first, and at the appropriate time remove the Stand-Alone Public Facility and concurrently rebuild it as an integrated use within Building 11, provided that the Applicant may request to locate such an integrated public facility within any other new building in the Proposed Development if approved by the County as described in Proffer 14) (the “Integrated Public Facility,” described in more particular detail in Proffer 14 herein); or (b) if the Applicant elects to construct Building 11 (or such other building as approved by the County as an alternative site for the Integrated Public Facility, consistent with Proffer 14) prior to the deadline set forth above, construct the Integrated Public Facility without having constructed the Stand-Alone Public Facility, in which case it shall construct the Integrated Public Facility within Building 11 or such other building as approved by the County consistent with Proffer 14.  In the event the Applicant chooses to construct the Stand-Alone Public Facility prior to constructing the Integrated Public Facility described in Proffer 14, below, it shall construct the Stand-Alone Public Facility concurrently with the earlier of the third office building constructed on the Property, or the fourth building constructed on the Property, regardless of use, whichever occurs first.  For the purposes of this Proffer 13, individual buildings that contain less than 25,000 square feet of GFA (such as guardhouses, pavilions, and similar structures) shall not count toward or trigger the requirement to construct the Stand-Alone Public Facility.  If the Applicant elects to construct the Stand-Alone Public Facility, then the following provisions shall apply:
	A. Design and Scope.  The Applicant shall design the Stand-Alone Public Facility so that it will include, among other things, a gymnasium of approximately 9,000 square feet, space for offices, and a multipurpose meeting room or rooms, any of which may be eliminated at the County’s request.  In addition to these required facilities, the Stand-Alone Public Facility will also include amenities that may include, but shall not be limited to, an exercise room, a game room, an arts/crafts room, a computer room, a commercial kitchen, restrooms, lockers and storage space.  The Applicant shall design the Stand-Alone Public Facility pursuant to:  (i) the Fairfax County Guidelines for Architects and Engineers prepared by DPWES then in effect (the “Guidelines”), as further described below; (ii) shall be of the same quality and standards as defined in the plans and specifications for the Providence District Community Center; (iii) all current codes and regulations; and (iv) a design that is consistent with the quality of other reasonably comparable County facilities of similar use.  All design documents are subject to County review and approval at each design phase as provided herein.  
	B. Total Construction Cost.  As further described herein, the total construction cost to the Applicant of the Stand-Alone Public Facility shall not exceed the sum of $11,000,000.00, as adjusted on an annual basis by the Marshall & Swift Building Cost Index, with any adjustment beginning on January 1, 2015.  Once a notice to proceed has been issued to the construction contractor, the total construction cost shall not be further adjusted (the “Total Construction Cost”).  
	The Total Construction Cost shall consist of construction costs related to the Stand-Alone Public Facility (“County Hard Costs”) as described in subsection (B)(i) below; costs attributable to the design of the Stand-Alone Public Facility, as described in subsection (B)(ii), below (“County Soft Costs”); and costs related to extending various utilities from the main line to serve the Stand-Alone Public Facility, as described in subsection (B)(iii), below (“Utility Costs”).  
	At or promptly after the Initial Meeting (as defined in subsection D, below), and in any event before the Applicant’s submission of Schematic Design drawings to the County, the Applicant and County shall reasonably agree as to which costs are County Hard Costs, County Soft Costs, Utility Costs or Applicant Costs (as defined in subsection (B)(iv) below).
	i. For County Hard Costs, the Applicant shall include the construction costs for the base building and a complete interior build-out for the Stand-Alone Public Facility, including ceilings, lighting, plumbing, separate heating and cooling (HVAC), painted interior walls, electrical outlets, elevators, restrooms, and all finishes, to include gymnasium floor, any required bleachers, and basketball hoops.  The Applicant shall not provide loose fixtures, furnishings, or equipment except for those specified in this Proffer.  The budget submissions required in subsection (D) shall provide a detailed summary of the base building and interior build-out of the Stand-Alone Public Facility.
	ii. County Soft Costs shall consist of (a) the fee for the design consultants for the Stand-Alone Public Facility (base building and interior build-out) as further defined below, and (b) cost estimating fees.  County Soft Costs shall also include special inspection services, HVAC commissioning, value engineering, survey, geotechnical, LEED registration, design and certification, and all inspections and permits.
	C. Parking.  
	i. Dedicated Parking Spaces.  The Applicant will allocate a minimum of thirty-five (35) dedicated surface parking spaces for the Stand-Alone Public Facility, within the same block as the Stand-Alone Public Facility (the “Dedicated Parking Spaces”).  The Dedicated Parking Spaces shall be included in the Total Construction Cost.  Additional dedicated parking spaces may be made available to the County at the Applicant’s discretion, at the then-market price.  The County may elect whether to include any additional parking spaces purchased in the Total Construction Cost or to instead reimburse the Applicant for the cost of the additional spaces. 
	ii. Unreserved Parking Spaces.  The Applicant shall further maintain at least fifty-five (55) parking spaces as unreserved spaces available to users of the Stand-Alone Public Facility.  At the Applicant’s sole election, the unreserved spaces may also be utilized by other users of the Proposed Development and the general public on a first-come, first-served basis.  Unreserved parking spaces may be located within the parking decks or along streets associated with the Proposed Development, but should provide easy access to the Stand-Alone Public Facility.  The unreserved parking spaces may include up to ten (10) parking spaces certified for handicapped parking under the Americans with Disabilities Act.  The Applicant shall be permitted to charge the same parking fee for users of the Stand-Alone Public Facility as for other users of these unreserved spaces.  Such unreserved spaces shall not contribute in any way to the Total Construction Cost.
	D. Design and Review Process.  The Applicant shall coordinate preparation of the design of and budget for the Stand-Alone Public Facility, together with the design of the Dedicated Parking Spaces, with the Building Design Branch of DPWES (“BDB”) and other applicable agencies of Fairfax County, with BDB as the point of contact with responsibility for coordinating with other County agencies.  Prior to such preparation of design and budget, the Applicant shall hold a pre-design conference with BDB (the “Initial Meeting”) to discuss scope and design parameters for the Stand-Alone Public Facility, to set a reasonable schedule and process for review and comment on the submission sets of drawings and budget (which schedule will provide the County no less than two (2) weeks to review CDPA, FDP, Schematic Design and Design Development documents, and no less than three (3) weeks to review 80% and 100% Construction Documents).  The Applicant shall submit design and budget documents to BDB for County review and approval consistent with the Guidelines and the provisions of this Proffer at the following points:  Conceptual Development Plan, Final Development Plan, Schematic Design (15%), Design Development (35%), 80% Construction Documents, and 100% Construction Documents.  The Applicant shall address and incorporate all County review comments at each design phase, and shall provide a statement of probable construction cost prepared in accordance with this Proffer 13 and by a mutually agreed-upon independent, professional construction cost estimator at each design phase.  The Applicant shall respond to all County plan review comments in writing, and shall incorporate such comments in the next design phase plan submission.  Following Fairfax County approval of the 100% Construction Documents, no further design changes shall be made to the Stand-Alone Public Facility except as may be required to adjust the scope of the Stand-Alone Public Facility as provided in subsection (E)(i) below, or as a change order at County expense.  
	E. Construction Bids.  Once the 100% Construction Documents and budget for the Stand-Alone Public Facility have been approved by BDB, the Applicant shall obtain a minimum of four (4) construction bids for the approved design of the Stand-Alone Public Facility to ensure receipt of a competitive bid that, together with County Soft Costs and Utility Costs, is within the Total Construction Cost limit of $11,000,000, as adjusted.  
	Following receipt of the construction bids, the Applicant shall meet with the County to review the construction bids, which may be subsequently verified by the County through an independent source.  If the estimated Total Construction Cost exceeds $11,000,000 (as adjusted) at any design phase, or if the Applicant cannot obtain a construction bid for the approved design that, together with County Soft Costs and Utility Costs, results in a Total Construction Cost within the Applicant’s $11,000,000 budget (as adjusted), then the County, in its sole discretion, shall elect and the Applicant shall consent to one of the following remedies:
	i. Option 1: Scope Adjustment.  Adjust the scope of the project so that it can be bid within the $11,000,000 limit (as adjusted), which adjustment shall not require a PCA;
	ii. Option 2: Accept County Funds.  Accept additional funding from the County as needed to fully fund the Stand-Alone Public Facility, in which case:
	iii. Option 3: Contribution in Lieu of Construction.  In lieu of any further design and/or construction requirement for the Stand-Alone Public Facility (but not for the Integrated Public Facility, which the Applicant must still provide in accordance with Proffer 14 below), contribute to the County the sum of $11,000,000.00, as adjusted on an annual basis by the Marshall & Swift Building Cost Index, beginning on January 1, 2015 to the date of the County’s election, less all permissible documented costs incurred by the Applicant up to such time in furtherance of the design and construction of the Stand-Alone Public Facility. In the event this Option 3 is selected, the Applicant shall contribute the total amount due in a lump sum prior to the issuance of the first Non-RUP for the third office building constructed on the Property, or the fourth overall building constructed.

	F. Contingency Fund.  Once the Applicant has an acceptable construction bid in place as provided herein, the Applicant shall be responsible for, in addition to the Total Construction Cost, a project-level construction contingency of $500,000.00 (“Contingency Fund”) to cover, to the extent of the contingency, change orders related only to design document ambiguities, errors, omissions or unforeseen construction conditions that relate solely to the Stand-Alone Public Facility and could not have been reasonably foreseen through the due diligence of the contractor or subcontractors (“Contingency Eligible Expenses”).  Such ambiguities, errors, omissions, and unforeseen conditions related to the building site – for example, bad soils, environmental issues, etc. – shall remain at the Applicant’s cost and shall not result in an increase in the Total Construction Cost or reduction in the Contingency Fund.  In no event shall the Contingency Fund augment the approved design and/or budget of the Stand-Alone Public Facility.  Other than (1) the amounts owed by the County pursuant to subsection (D)(ii) above, if any, (2) Contingency Eligible Expenses in excess of $500,000, as adjusted, if any, and (3) the costs of any change orders the County may reasonably request, the County shall have no responsibility for Stand-Alone Public Facility design or construction costs.
	G. Permitting and Construction.  Following receipt of a construction bid producing a Total Construction Cost within the $11,000,000 (as adjusted) limit (or such higher amount as may result from the County’s allocation of additional funds), the Applicant shall diligently proceed to obtain site plan and building permit approvals for the Stand-Alone Public Facility based on the design documents approved by the County pursuant to Proffer 13(D) above and shall provide the County with a copy of such permit submissions.  Following approval of the necessary permits for the Stand-Alone Public Facility, the Applicant shall diligently proceed to construct the Stand-Alone Public Facility as approved.
	H. Conveyance.  Following issuance of the Non-RUP for the Stand-Alone Public Facility, the Applicant shall ground lease the Stand-Alone Public Facility to the County in accordance with the terms described below.  Notwithstanding anything herein to the contrary, the parties may mutually agree to alter the conveyance method and/or any of the lease terms for the Stand-Alone Public Facility as described herein without the need for a PCA.
	i. Lease Term.  The Applicant shall (a) offer such lease with a term of fifty (50) years, with automatic renewal options for two (2) successive fifteen (15) year terms thereafter; (b) the rent for such leasehold shall be nominal (i.e., $10.00 annually); (c) the terms of the lease shall otherwise be acceptable to the County in its reasonable discretion, provided the County shall have no obligation to contribute to Common Area Maintenance (“CAM”) payments; (d) the Applicant shall provide the County with a subordination and non-disturbance agreement from its lender(s) (if applicable) in a form reasonably acceptable to the County; (e) the County may terminate the lease upon one (1) year’s advance written notice; and (f) the Applicant may terminate the lease to construct the Integrated Public Facility in accordance with Proffers 13 (K) and (L).
	ii. Use Restrictions.  The Applicant may elect to include as a term of the Stand-Alone Public Facility Lease a restriction which would, for a period that is coterminous with the lease term (including any extensions), prohibit the use of the Stand-Alone Public Facility as a commercial (i.e., non-County user) office, retail use, fire station, permanent shelter, mental health, or residential facility.
	iii. Taxes, Operations and Maintenance.  Except as specifically stated in this Proffer 13 (or as mutually agreed by the parties), the Applicant shall have no liability or responsibility for any of the following with regard to the Stand-Alone Public Facility:  payment of real estate taxes (if any); interior and exterior maintenance (including snow removal); maintenance and replacement of building systems; procurement of insurance; and payment for utilities.
	I. Coordination with the Electoral Board.  In the event the Stand-Alone Public Facility is ever designated as a polling location by the Fairfax County Electoral Board or the Virginia State Board of Elections, the Applicant shall work with the General Registrar to provide reasonable accommodations for election-related activities, including, to the extent that the Dedicated Parking Spaces and Unreserved Parking Spaces are insufficient to accommodate voters, volunteers and other users, temporarily reserving a reasonable number of parking spaces for election-related activities.
	J. Location and Timing.  The Applicant shall construct the Stand-Alone Public Facility concurrently with the earlier of (1) the third office building constructed on the Property, or (2) the fourth building overall constructed on the Property, regardless of use.  The Director of the Department of Planning and Zoning (“DPZ”), acting in consultation with and upon direction from the Planning Commission, may direct the Applicant to postpone construction of the Stand-Alone Public Facility until a subsequent development phase.  For the purposes of this Proffer 13, individual buildings that are less than 25,000 square feet of GFA (such as guardhouses, pavilions, and similar structures) shall not count toward or trigger the requirement to construct the Stand-Alone Public Facility. 
	K. Emergency Generator.  The Applicant shall incorporate into the design of the facility all necessary elements to accommodate a temporary emergency generator that allows all the essential building functions for a temporary public shelter, including HVAC and restrooms, to operate in the Stand-Alone Public Facility.  The design shall include a location for the emergency generator, hook-up port to connect the emergency generator to the building systems, and the infrastructure and equipment required to allow transfer of the electrical power source from the primary building power supply to the emergency generator. In lieu of a temporary emergency generator, the County may specify a permanent emergency generator during the design phase up to and through its review of Design Development (i.e., 35%) documents; any cost related to the design and installation of a temporary or permanent generator shall be included in the Total Construction Cost.  Any such generator will comply with all UOA requirements for the placement and use of, as applicable, temporary or permanent power generation facilities.  Any generator shall also comply with the Fairfax County Noise Ordinance.
	L. Replacement Conditions.  The Applicant may elect at any time to redevelop the Stand-Alone Public Facility consistent with the Proposed Development, provided that (i) such redevelopment permits construction of the Integrated Public Facility per the provisions of Proffer 14, (ii) if such redevelopment would require the Stand-Alone Public Facility to close, the Applicant must provide the County (through the Director of Neighborhood and Community Services, with a copy to the County Attorney) with at least twelve (12) months’ prior written notice, and (iii) the Applicant, at its cost, shall locate suitable temporary space until the Integrated Public Facility is complete and further in accordance with Proffer 13(L).  As an alternative, the Applicant and the County may mutually agree to permanently relocate the Stand-Alone Public Facility to another building within the Proposed Development, and without the need for a PCA, CDPA or FDPA. 
	M. Temporary Public Facility.  In the event the Applicant chooses to close the Stand-Alone Public Facility in order to develop the Integrated Public Facility, the Applicant shall at its own cost locate a suitable temporary space or spaces (the “Temporary Public Facility”), subject to the criteria below:
	i. the Applicant may house the recreational and community components of the Temporary Public Facility space in up to two separate facilities, provided the Applicant demonstrates to the Zoning Administrator that it has diligently pursued all commercially reasonable options to obtain space which will house the entire operation;
	N. Reimbursement for Fixtures.  In the event the Applicant exercises its option to replace the Stand-Alone Public Facility, the Applicant shall reimburse the County for up to $1 million in fixtures installed by the County at its cost within the Stand-Alone Public Facility, subject to the following conditions:
	O. Vacation by County.  Should the County choose at any time to vacate the Stand-Alone Public Facility and such space reverts to the Applicant’s control, the space may be utilized by the Applicant for any use that is consistent with the Proposed Development.
	P. Shared Savings Contribution.  In the event that the Stand-Alone Public Facility is constructed for less than the maximum Total Construction Cost of $11,000,000, as adjusted, the Applicant shall contribute to the County a sum equal to one half the amount of the difference between the maximum adjusted Total Construction Cost and the actual construction costs (the “Shared Savings Contribution”).  For instance, if the actual construction costs are $10,000,000, the Applicant’s Shared Savings Contribution shall equal $500,000.  The Shared Savings Contribution (if any) shall become due upon conveyance of the Stand-Alone Public Facility to the County as described in Proffer 13(H).  In lieu of contributing a sum directly to the County, the County and the Applicant may mutually agree to use the Shared Savings Contribution for other Tysons-area priorities, or as a contribution toward increasing the maximum Total Construction Cost for the Integrated Public Facility as described in Proffer 14.  In no case shall the Shared Savings Contribution include any unused amounts from the Contingency Fund.

	14. Integrated Public Facility.  If the Applicant elects to replace the Stand-Alone Public Facility described in Proffer 13 above with the Integrated Public Facility described herein, or if it elects to proceed with the Integrated Public Facility without having first constructed the Stand-Alone Public Facility, then, prior to completion of the Proposed Development, it shall construct a 30,000 square-foot space within a future office building to be used by Fairfax County for community and/or recreational programs (the “Integrated Public Facility”).  Although the Applicant has tentatively reserved space in Building 11, the Applicant may locate the Integrated Public Facility within any office building on the Property, subject to an approved FDP.  The Integrated Public Facility shall be accessible through a separate entrance with ADA accessibility.
	A. Design and Scope.  The Applicant shall design the Integrated Public Facility so that it will include, among other things, a gymnasium of approximately 9,000 square feet, space for offices, and a multipurpose meeting room or rooms, any of which may be eliminated at the County’s request.  In addition to these required facilities, the Integrated Public Facility will also include amenities that may include, but shall not be limited to, an exercise room, a game room, an arts/crafts room, a computer room, a commercial kitchen, restrooms, lockers and storage space.  The Applicant shall design the interior of the Integrated Public Facility pursuant to the Fairfax County Guidelines for Architects and Engineers prepared by DPWES then in effect (the “Guidelines”), as further described below, and such that the Integrated Public Facility is designed to be consistent with the quality of other reasonably comparable County facilities of similar use.  All design documents are subject to County review and approval at each design phase as provided herein.
	B. Total Construction Cost.  As further described herein, the total construction cost to the Applicant of the Integrated Public Facility shall not exceed the sum of $5,420,000.00, as adjusted on an annual basis by the Marshall & Swift Building Cost Index, with any adjustment beginning on January 1, 2015.  Once a notice to proceed has been issued to the construction contractor, the total construction cost shall not be further adjusted (the “Total Construction Cost”).  
	The Total Construction Cost shall consist of (a) construction costs unique to the Integrated Public Facility (“County Hard Costs”) as described in subsection (B)(i) below, and (b) a portion of costs not unique to the Integrated Public Facility but attributable to the design of the building itself, as described in subsection (B)(ii), below (“County Soft Costs”).  
	At or promptly after the Initial Meeting (as defined in subsection D, below), and in any event before the Applicant’s submission of Schematic Design drawings to the County, the Applicant and County shall reasonably agree as to which costs are County Hard Costs, County Soft Costs, or Applicant Costs (as defined in subsection (B)(iii) below).
	i. For County Hard Costs, the Applicant shall include only the costs of a complete interior build-out for the Integrated Public Facility, including ceilings, lighting, plumbing, separate heating and cooling (HVAC), painted interior walls, electrical outlets, elevators, restrooms, and all finishes, to include gymnasium floor, any required bleachers, and basketball hoops.  The Applicant shall not provide loose fixtures, furnishings, or equipment except for those specified in this Proffer.  No portion of the core building or site shall be included as County Hard Costs, unless specifically stated in these Proffers.  The budget submissions required in subsection (C) shall provide a detailed summary of the interior build-out of the Integrated Public Facility.
	ii. County Soft Costs shall consist of (a) the fee for the design consultants for the Integrated Public Facility (interior build-out) as further defined below (b) building permit and inspection fees, and (c) cost estimating fees.
	For County Soft Costs, the Applicant shall include in the Total Construction Cost the pro rata share of the expense attributable to the Integrated Public Facility, as measured by the fraction of the actual square footage of the Integrated Public Facility as finally designed (including ancillary space used solely for the Integrated Public Facility, such as space for separate emergency generators, stormwater management vaults, or ventilation systems), divided by the actual square feet of the entire building as indicated on the final permitted building plans.   
	iii. Total Construction Cost of the Integrated Public Facility shall not include any costs other than County Hard Costs and County Soft Costs; the Applicant shall bear all other costs of designing and constructing the building (“Applicant Costs”), including, without limitation:  clearing and grading; earthwork; SWM/BMP; costs to extend utilities to the building (new and relocated); costs associated with site-specific LID facilities; landscaping and hardscaping; Applicant’s overhead, administrative, financing, legal, and/or zoning costs; costs for easement acquisition, preparation and recordation; site permit and inspection fees and Special Inspection Program inspections; any portion of costs reasonably agreed (i) to be unique to the remainder of the building or private development, (ii) to relate to site preparation, and/or (iii) to be a cost that Applicant would have incurred in designing and constructing the building.  
	C. Parking.  
	i. Dedicated Parking Spaces.  The Applicant will allocate a minimum of thirty-five (35) dedicated parking spaces for the Integrated Public Facility, within the same structure as the Integrated Public Facility (the “Dedicated Parking Spaces”).  The Dedicated Parking Spaces shall be at no cost to the County and no costs related thereto shall be included in the Total Construction Costs.  Additional dedicated parking spaces may be made available to the County at the Applicant’s discretion, at the then-market price.  The County may elect whether to include any additional parking spaces purchased in the Total Construction Cost or to instead reimburse the Applicant for the cost of the additional spaces.  
	ii. Unreserved Parking Spaces.  The Applicant shall further maintain at least fifty-five (55) parking spaces as unreserved spaces available to users of the Integrated Public Facility.  At the Applicant’s sole election, the unreserved spaces may also be utilized by other users of the Proposed Development and the general public on a first-come, first-served basis.  Unreserved parking spaces may be located within the parking decks or along streets associated with the Proposed Development, but should be proximate to, and provide easy access to, the Integrated Public Facility.  The unreserved parking spaces may include up to ten (10) parking spaces certified for handicapped parking under the Americans with Disabilities Act.  The Applicant shall charge the same parking fee for users of the Integrated Public Facility as for other users of these unreserved spaces.  Such unreserved spaces shall not contribute in any way to the Total Construction Cost.
	D. Design and Review Process.  The Applicant shall coordinate preparation of the design of and budget for the Integrated Public Facility, together with the design of the Dedicated Parking Spaces, with the Building Design Branch of DPWES (“BDB”) and other applicable agencies of Fairfax County, with BDB as the point of contact with responsibility for coordinating with other County agencies.  Prior to such preparation of design and budget, the Applicant shall hold a pre-design conference with BDB (the “Initial Meeting”) to discuss scope and design parameters for the Integrated Public Facility and the Dedicated Parking Spaces, to set a reasonable schedule and process for review and comment on the submission sets of drawings and budget (which schedule will provide the County no less than two (2) weeks to review CDPA, FDP, Schematic Design and Design Development documents, and no less than three (3) weeks to review 80% and 100% Construction Documents), and to reasonably agree, as described in subsection (B)(ii) above and in accordance with this Proffer 14, as to the allocation of costs into County Hard Costs, Applicant Costs, and County Soft Costs categories.  The Applicant shall submit design and budget documents to BDB for County review and approval consistent with the Guidelines and the provisions of this Proffer at the following points:  Conceptual Development Plan, Final Development Plan, Schematic Design (15%), Design Development (35%), 80% Construction Documents, and 100% Construction Documents.  The Applicant shall address and incorporate all County review comments at each design phase, and shall provide a statement of probable construction cost prepared in accordance with this Proffer 14 and by a mutually agreed-upon independent, professional construction cost estimator at each design phase.  The Applicant shall respond to all County plan review comments in writing, and shall incorporate such comments in the next design phase plan submission.  Following Fairfax County approval of the 100% Construction Documents, no further design changes shall be made to the Integrated Public Facility or the Dedicated Parking Spaces except as may be required to adjust the scope of the Integrated Public Facility as provided in subsection (E)(i) below, or as a change order at County expense.  
	E. Construction Bids.  Once the 100% Construction Documents and budget for the Integrated Public Facility have been approved by BDB, the Applicant shall obtain a minimum of four construction bids for the approved design of the Integrated Public Facility to ensure receipt of a competitive bid that, together with Coutny Soft Costs, is within the Total Construction Cost limit of $5,420,000, as adjusted.  
	Following receipt of the construction bids, the Applicant shall meet with the County to review the construction bids, which may be subsequently verified by the County through an independent source.  If the estimated Total Construction Cost exceeds $5,420,000 (as adjusted) at any design phase, or if the Applicant cannot obtain a construction bid for the approved design that, together with County Soft Costs, results in a Total Construction Cost within the Applicant’s $5,420,000.00 budget (as adjusted), then the County, in its sole discretion, shall elect and the Applicant shall consent to one of the following remedies:
	i. Option 1:  Scope Adjustment.  Adjust the scope of the project so that it can be bid within the $5,420,000.00 limit (as adjusted), which adjustment shall not require a PCA;
	ii. Option 2:  Accept County Funds.  Accept additional funding from the County as needed to fully fund the Integrated Public Facility, in which case:
	iii. Option 3:  Construction of Shell.  Construct the 30,000 square foot Integrated Public Facility space as a cold dark shell (i.e., without drywall, HVAC, lighting, or tenant improvements of any sort, but including utility connections) (the “Integrated Public Facility Shell”), in which case:
	a. The Applicant shall also construct the thirty-five (35) Dedicated Parking Spaces for use by the Integrated Public Facility;
	iv. Option 4:  Contribution in Lieu of Construction.  In lieu of any further design and/or construction requirement for the Integrated Public Facility, shall contribute to the County the sum of $11,000,000.00, as adjusted on an annual basis by the Marshall & Swift Building Cost Index, from January 1, 2015 to the date of the County’s election, less all permissible documented costs incurred by the Applicant up to such time in furtherance of the design and construction of the Integrated Public Facility.  In the event this Option 4 is selected, the Applicant shall contribute the total amount due in a lump sum prior to the issuance of a Non-RUP for the office building in which the Applicant and the County planned to locate the Integrated Public Facility (unless the County has opted to allow construction of the Integrated Public Facility to occur concurrently with a later office building).

	F. Contingency Fund.  Once the Applicant has an acceptable construction bid in place as provided herein, the Applicant shall be responsible for, in addition to the Total Construction Cost, a project-level construction contingency of $500,000.00 (“Contingency Fund”) to cover, to the extent of the contingency, change orders related only to design document ambiguities, errors, omissions or unforeseen construction conditions that relate solely to the Integrated Public Facility and could not have been reasonably foreseen through the due diligence of the contractor or subcontractors (“Contingency Eligible Expenses”).  Such ambiguities, errors, omissions, and unforeseen conditions related to the building site and/or the remainder of the building – for example, bad soils, environmental issues, etc. – shall remain at the Applicant’s cost and shall not result in an increase in the Total Construction Cost of reduction in the Contingency Fund.  In no event shall the Contingency Fund augment the approved design and/or budget of the Integrated Public Facility.  Other than (1) the amounts owed by the County pursuant to subsection (E)(ii) above, if any, (2) Contingency Eligible Expenses in excess of $500,000, as adjusted, if any, and (3) the costs of any change orders the County may reasonably request, the County shall have no responsibility for Integrated Public Facility design or construction costs.
	G. Permitting and Construction.  Following receipt of a construction bid producing a Total Construction Cost within the $5,420,000 (as adjusted) limit (or such higher amount as may result from the County’s allocation of additional funds), the Applicant shall diligently proceed to obtain site plan and building permit approvals for the Integrated Public Facility based on design documents approved by the County pursuant to Proffer 14(D) above and shall provide the County with a copy of such permit submissions.  Following approval of the necessary permits for the Integrated Public Facility, the Applicant shall diligently proceed to construct the Integrated Public Facility as approved.
	H. Conveyance.  Following issuance of the Non-RUP for the Integrated Public Facility, the Applicant shall lease the Integrated Public Facility, including the Dedicated Parking Spaces, to the County in accordance with the terms described below.  Notwithstanding anything herein to the contrary, the parties may mutually agree to alter the conveyance method and/or any of the lease terms for the Integrated Public Facility as described herein without the need for a PCA.
	i. Lease Term.  The Applicant shall (a) offer such lease with a term of fifty (50) years (less all time that the Stand-Alone Public Facility was operational, if any), with automatic renewal options for two (2) successive fifteen (15) year terms thereafter; (b) the rent for such leasehold shall be nominal (i.e., $10.00 annually); (c) the terms of the lease shall otherwise be acceptable to the County in its reasonable discretion, provided (I) the County shall have no obligation to contribute to CAM payments other than regarding the Dedicated Parking Spaces and other elements that are specific to the Integrated Public Facility, and (II) if a casualty event results in the closure and/or full or partial destruction of the Integrated Public Facility and/or the Dedicated Parking Spaces, the Applicant shall with reasonable promptness reconstruct a cold, dark shell for the Integrated Public Facility and/or replacement dedicated parking spaces, as applicable; (d) the Applicant shall provide the County with a subordination and non-disturbance agreement from its lender(s) if applicable) in a form reasonably acceptable to the County; and (e) the County may terminate the lease upon one (1) year’s advance written notice.
	ii. Use Restrictions.  The Applicant may elect to include as a term of the Integrated Public Facility Lease a restriction which would, for a period that is coterminous with the lease term, plus any extensions, prohibit the use of the Integrated Public Facility as a commercial (i.e., non-County user) office, retail use, fire station, permanent shelter, mental health, or residential facility.
	iii. Taxes, Operations and Maintenance.  Except as specifically stated in this Proffer 14 (or as mutually agreed by the parties), the Applicant shall have no liability or responsibility for any of the following with regard to the Integrated Public Facility:  payment of real estate taxes (if any); interior maintenance; maintenance and replacement of building systems that are specific to the Integrated Public Facility; procurement of insurance; and payment for separately-metered utilities.
	I. Coordination with the Electoral Board.  In the event the Integrated Public Facility is ever designated as a polling location by the Fairfax County Electoral Board or the Virginia State Board of Elections, the Applicant shall work with the General Registrar to provide reasonable accommodations for election-related activities, including, to the extent that the Dedicated Parking Spaces and Unreserved Parking Spaces are insufficient to accommodate voters, volunteers and other users, temporarily reserving a reasonable number of parking spaces for election-related activities.
	J. Emergency Generator.  The Applicant shall incorporate into the design of the facility all necessary elements to accommodate a temporary emergency generator that allows all the essential building functions for a temporary public shelter, including HVAC and restrooms, to operate in the Integrated Public Facility.  The design shall include a location for the emergency generator, hook-up port to connect the emergency generator to the building systems, and the infrastructure and equipment required to allow transfer of the electrical power source from the primary building power supply to the emergency generator. In lieu of a temporary emergency generator, the County may specify a permanent emergency generator during the design phase up to and through its review of Design Development (i.e., 35%) documents; any resulting impact to the building design by a temporary or permanent generator shall be included in the Total Construction Cost.  Any such generator will comply with all UOA requirements for the placement and use of, as applicable, temporary or permanent power generation facilities.  Any generator shall also comply with the Fairfax County Noise Ordinance.
	K. Redevelopment.  The Applicant may elect to redevelop the building containing the Integrated Public Facility, provided that: (i) such redevelopment does not occur in the first ten years following construction of the Integrated Public Facility,  (ii) such redevelopment permits reconstruction of the Integrated Public Facility within the same building and in accordance with the provisions of this Proffer 14, (iii) if such redevelopment would require the Integrated Public Facility to close, the Applicant must provide the County (through the Director of Neighborhood and Community Services, with a copy to the County Attorney) with at least twelve (12) months’ prior written notice, and (iv) the Applicant, at its cost, shall locate suitable alternative space for a temporary Integrated Public Facility.  As an alternative, the Applicant and the County may mutually agree to permanently relocate the Integrated Public Facility to another building within the Proposed Development, and without the need for a PCA.
	L. Vacation by County.  Should the County choose at any time to vacate the Integrated Public Facility and such space reverts to the Applicant’s control, the space may be utilized as Retail Activated Space as defined in Proffer 11.
	M. Shared Savings Contribution.  In the event that the Integrated Public Facility is constructed for less than the maximum Total Construction Cost of $11,000,000, as adjusted, the Applicant shall contribute to the County a sum equal to one half the amount of the difference between the maximum adjusted Total Construction Cost and the actual construction costs (the “Shared Savings Contribution”).  For instance, if the actual construction costs are $10,000,000, the Applicant’s Shared Savings Contribution shall equal $500,000.  The Shared Savings Contribution (if any) shall become due upon conveyance of the Integrated Public Facility to the County as described in Proffer 14(H).  In lieu of contributing a sum directly to the County, the County and the Applicant may mutually agree to use the Shared Savings Contribution for other Tysons-area priorities.  In no case shall the Shared Savings Contribution include any unused amounts from the Contingency Fund.

	15. Capital One Design Guidelines.  In order to provide for the implementation of the Tysons Corner Urban Design Guidelines and the concepts which further the design commitments provided throughout these Proffers and in the CDPA, the Applicant has submitted Capital One Design Guidelines dated November 2013, which are attached as Exhibit B (the “Capital One Design Guidelines”).   The CDPA, which includes elements from the Capital One Design Guidelines, provides a baseline of urban design elements that shall be utilized to implement the urban design vision for this neighborhood.   All FDPs submitted for the Proposed Development shall be in substantial conformance with the Tysons Corner Urban Design Guidelines and the urban design components of the CDPA as determined by the Zoning Administrator, in consultation with OCR.  In any instance of inconsistency between the Capital One Design Guidelines and the approved CDPA/FDP and/or Proffers, the CDPA/FDP and any related Proffers shall govern.
	BUILDING ARCHITECTURE
	16. Architecture.  
	A. Materials and Design.  Buildings shall be designed with high quality architecture and building materials.  The exterior building materials used in the development of the new residential, office and hotel buildings shall consist of glass, steel, brick masonry, architectural pre-cast, stone masonry, architectural concrete and/or other materials of similar quality that are typically used on the exterior of Class A office buildings and residential and hotel buildings of a similar quality.  No Exterior Insulation and Finish Systems (EIFS) shall be utilized on any of the new proposed residential, office or hotel buildings.  Each FDP or FDPA submitted for the Proposed Development shall provide specific design information on building materials, architectural massing and fenestration, and specific features designed to activate the streetscapes as depicted on the CDPA.  Modifications may be made to the building architecture shown in an approved FDP or FDPA subject to review and approval by the Zoning Administrator to establish consistency with the CDPA and FDP.  A minimum of ten percent (10%) of all residential dwelling units shall be designed and constructed with some Universal Design features.  These elements shall be identified at the time of building plan submission.
	B. Bird-Friendly Features.  At the time of site plan submission for each new building on the Property, the Applicant shall submit a study to the Office of Community Revitalization (“OCR”) describing whether bird-friendly design strategies may be employed to reduce bird injury and death due to in-flight collisions with the building and/or building elements.  The strategies to be studied should make the building visible to birds in flight and reduce reflections that distract or confuse birds though the use of appropriate glazing treatments or architectural elements, including color, texture, opacity, patterns, louvers, screens, or ultraviolet materials that are visible to birds.  In addition, the Applicant shall study whether interior lighting should be reduced and direct lighting which is visible from the exterior should be eliminated to reduce a building’s attractiveness to birds flying at night.  The Applicant shall describe the results of its studies, and summarize the extent to which any of the bird-friendly strategies will be implemented, in a narrative at the time of building permit issuance.  To the extent strategies are identified but not implemented, the narrative shall describe the reason(s) for the exclusion of such strategies.

	17. Build-to Lines.  Build-to Lines have been established as depicted on Sheet 5 of the CDPA to create an urban, pedestrian-oriented environment where buildings are located close to streets and pedestrian areas are located between buildings and streets.  In general, building facades are intended to be configured in such a way as to provide a continuous street wall along the Build-to Lines, but modifications to either side of the Build-to Lines shall be permitted, provided such modifications are in general conformance with the CDPA and the Proffers, as determined by the Zoning Administrator, and are shown on an approved FDP.  Awnings and other architectural canopies attached to building frontages that project out from the Build-to Lines shall not extend beyond the building zone that is identified on the CDPA (except as shown on an approved FDP), shall provide adequate clearance for pedestrian movement and shall not conflict with street tree locations.  At the time of FDP approval, the Applicant shall identify possible locations within the Building Zone for expanded outdoor dining areas at the street level and adjacent to restaurants and cafes, and shall provide appropriate building zones for such uses in keeping with the Comprehensive Plan recommendations.
	18. Building Heights.  The minimum and maximum heights of the proposed buildings shall be in substantial conformance with the building heights indicated in Proffer 7 and shown on the CDPA.  The height limit does not include penthouses, elevators or mechanical equipment rooms pursuant to Section 2-506 of the Ordinance.  Penthouse structures and other architectural features shall be architecturally integrated with buildings.  The Applicant shall screen mechanical equipment located on the rooftops of the proposed buildings from ground level view, using opaque parapet walls and other screening walls, materials or devices.  
	19. Utility Locations.  The locations of underground utilities including, but not limited to, water, sanitary sewer and storm sewer utility lines shall be installed within the street network to the maximum extent feasible as determined by DPWES or shall be placed in locations that do not conflict with the landscaped open space areas and streetscape elements shown on the CDPA.     
	A. Conceptual Utility Master Plan.  A conceptual utility master plan (the “Conceptual Utility Master Plan”) overlaid on a landscape plan is provided on Sheet 32 of the CDPA and includes general locations for all stormwater cisterns and vaults, electrical vaults, storm sewer lines, sanitary sewer lines, and conceptual locations for other utilities.  Adjustments to the type and location of utilities shall be permitted at the time of FDP approval to avoid conflicts with street trees, utilities and other site engineering considerations.  
	B. Conceptual Utility Plans.  Each FDP submission shall include a conceptual utility plan (each a “Conceptual Utility Plan”) overlaid on a landscape plan.  With each Conceptual Utility Plan the Applicant shall refine the locations of all utilities included within the FDP area, and shall locate all such utilities in a manner that minimizes conflicts with trees to the maximum extent feasible.
	C. Conflicts.  If there is no other option, utilities may be placed within open space or streetscape areas provided that the long-term health of trees and other plantings is ensured by the provision of sufficient soil volume as shown on the CDPA, and as determined by the Urban Forestry Management Division of DPWES (“UFMD”). 
	D. Access Points.  Maintenance access points to stormwater management facilities and electric vaults beneath the streetscape shall be located outside the pedestrian walkway zone to the extent feasible, and shall be shown on the Conceptual Utility Plan submitted with each FDP.  For access points located in the walkway zone, a removable panel or access manhole shall be employed utilizing similar paving materials as the surrounding streetscape, provided it does not impact ADA accessibility and is flush with the surrounding walkway.  No part of this Proffer shall preclude the Applicant from incorporating venting mechanisms into the removable panel if such mechanisms are required by the applicable utility.

	20. Rooftop Telecommunications Equipment and Mechanical Units.  Telecommunications equipment, mechanical units and all appurtenant facilities may be placed on the rooftop 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.
	LIGHTING
	21. Lighting.  All on-site, outdoor and parking garage lighting levels shall meet or be less than that permitted under the Outdoor Lighting Standards of Section 14-900 of the Ordinance and shall include lighting fixtures consistent with the guidance contained in the Tysons Corner Urban Design Guidelines. All parking lot and building mounted security lighting shall utilize full cut-off fixtures. Wall-washer type lighting shall use fixtures with shielding such that the lamp surface is not directly visible.  One of the options for streetscape lights from the Tysons Corner Urban Design Guidelines, or suitable alternatives as approved on an applicable FDP, shall be selected and shall remain consistent throughout the Proposed Development.  In the event the specific selected streetscape lights are discontinued from production at any time in the future, the Applicant may select an alternate option from the Tysons Corner Urban Design Guidelines.
	22. Parking Structure Lighting.  The Applicant shall utilize full cut-off, low-intensity or recessed lighting directionally shielded to mitigate the impact on adjacent residences for any lighting along the perimeter of an above-ground parking structure not constructed of solid walls.  Such lighting shall comply with the requirements of Article 14 of the Ordinance.
	23. Construction Lighting.  During construction of Buildings 4, 7 and 8 (which are the buildings located closest to the existing Gates of McLean) and 1, 10, 11 and 12 (which are the buildings located closest to the existing Regency and Encore Condominium buildings), the Applicant’s general contractor shall implement night and construction light mitigation measures such as providing appropriate light bulb shielding along the sides of the buildings that face Dolley Madison Boulevard (Route 123) and/or the Jones Branch Connector. The Applicant will also explore utilization of timers and/or motion sensors during construction of these buildings so that its temporary construction lighting might be turned off or reduced in intensity during non-working periods. In implementing this Proffer, the Applicant and its contractors shall comply with all governing federal, state and/or local health and safety requirements and standards, such as those specific night lighting standards as may be required by Fairfax County, the U.S. Occupational Safety and Health Administration (“OSHA”), the Federal Aviation Administration and Virginia Occupational Safety and Health (“VOSH”). 
	NOISE ATTENUATION
	24. Indoor Noise Attenuation.  The Applicant shall reduce the interior Day/Night Noise Level (“DNL”) to no more than 45 dBA for residential and hotel buildings and 50 dBA for new office buildings constructed on the Property.  At the time of building plan application for the full shell building permit for each residential and/or hotel building, the Applicant shall submit to the Chief of the EDRB of the Department of Planning and Zoning (the “E&D Chief”) for approval, 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 or 50 dBA, as appropriate.  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 any residential building, the Applicant shall demonstrate through testing of noise levels that interior noise does not exceed 45 dBA. Each Indoor Noise Study shall be conducted using the approved standards for noise attenuation that are in place for the Tysons Corner Urban Center at the time of each applicable building permit that triggers such study.
	25. Exterior Noise Levels.  The Applicant shall notify potential tenants or purchasers of individual residential units with balconies, either in their leases or sales contracts, as applicable, that exterior noise levels may exceed 65 dBA, which is the policy established by Fairfax County for outdoor recreation in residential areas impacted by high noise levels.
	PARKING
	26. Parking.  Parking on the Property shall be provided in accordance with the parking requirements for the PTC District set forth in Section 6-509 and Article 11 of the Ordinance.  The exact number and location of spaces provided in each phase shall be refined with the approval of each FDP and shall be determined at the time of site plan approval based on the specific uses in each phase.  The Applicant may apply to reduce or share parking among the uses and buildings within the Proposed Development as part of the approval of each FDP or as part of a separate parking reduction approved by the Board, subject to the minimums contained in the Ordinance.  The Applicant shall not be permitted to apply for a reduction in the number of Dedicated Parking Spaces reserved for the Stand-Alone Public Facility or the Integrated Public Facility.  If changes to the mix of uses at the time of site plan approval result in parking greater than that anticipated on the CDPA, additional parking spaces may be provided to the extent they can be accommodated without increasing the height or mass of the parking structures shown on the CDPA and refined as part of the FDP.  Updated parking tabulations for the Property shall be provided with each FDP and site plan for the Property.  Parking shall generally be located in close proximity to the respective uses.  At its sole option, the Applicant may elect to charge for parking within some or all of the parking decks, and for the on-street parking spaces on the portions of the street network that are privately owned.  The Applicant may also enforce its property rights by removing vehicles that are parked illegally, consistent with applicable regulations.
	27. Surface Parallel Parking Spaces.   The Applicant shall provide parallel on-street parking spaces along the streets in the Proposed Development, as generally shown on the CDPA.  The final number and location of spaces shall be determined upon FDP approval for each phase of development.  The Applicant reserves the right to restrict use of the parallel spaces provided along its private streets by posting appropriate signage or such other means as the Applicant determines appropriate for parallel on-street parking spaces that are not required to satisfy the parking requirements for use as temporary or short term parking, car-sharing parking and/or similar uses.  The Applicant shall maintain in good repair, and remove snow from, any on-street parallel parking spaces on private streets.  
	SIGNAGE
	28. Signage.
	A. Advertising/Commercial Signage.  The Applicant shall provide signage as permitted by Article 12 of the Ordinance, or as approved through a Comprehensive Sign Plan (“CSP”), at which time signage will be governed by such approval.  The existing approved signage on the Property may remain in place until and unless it is supplanted by a new CSP.
	B. Wayfinding Signage.  Any future CSP submitted by the Applicant shall address wayfinding.  Wayfinding signage and elements shall be coordinated with the Tysons Partnership (or successor organization) to facilitate a consistent wayfinding and signage system throughout Tysons and/or the subdistrict.  Wayfinding shall provide direction to locations of prominent attractions, parks, cultural arts destinations, and other public facilities/amenities, and may incorporate appropriate technology to assist users in navigating the area.  The placement of traffic control signage on public streets shall be coordinated with VDOT.  In the event FCPA requires additional signage or wayfinding that is beyond what is shown on the Applicant’s CSP, the Applicant shall cooperate with any required approvals for such signage, provided such approvals are obtained at no cost to the Applicant.
	C. Off-site Signage.  As part of any future CSP, the Applicant reserves the right to seek approval for off-site signage, in accordance with Par. 2 of Sect. 12-210 of the Ordinance.

	LANDSCAPING AND STREETSCAPES
	29. Conceptual Landscape Plan.  Sheet 9 of the CDPA includes a conceptual landscape plan for the Property consisting of an overall plan and details regarding streetscapes, plazas, publicly accessible park areas including courtyards, and private amenity areas (the “Conceptual Landscape Plan”). As part of each FDP submission, more detailed landscape plans for each building phase shall be provided in general conformance with the Conceptual Landscape Plan, with adjustments permitted so long as the quantity and quality of the landscaping provided and the function of the space remains consistent with the Conceptual Landscape Plan, as determined by the Planning Commission during FDP review.  As part of the site plan submission for each building phase, the Applicant shall submit to the Urban Forestry Management Division (“UFMD”) of DPWES for review and approval a detailed landscape plan (each a “Final Landscape Plan”) that is in substantial conformance with the quantity and quality of plantings and landscaping materials shown on the approved FDP, and shall include, among other things, irrigation information (if applicable), design details for tree wells and other similar planting areas on structures and along streets.  These details shall include the composition of planting materials, methods for providing suspended pavement over tree root zones to prevent soil compaction, and methods for ensuring the viability of plantings on structures.
	30. Streetscapes.  Streetscapes shall be installed throughout the Property as conceptually illustrated on Sheets 12, 12A and 12B of the CDPA. Streetscape elements shall include a landscaped amenity panel located immediately behind the face of curb, a clear pedestrian sidewalk adjacent to the landscaped amenity panel, and a building zone between the pedestrian sidewalk and the face of the building that is designed to allow access to the building and/or additional landscaping adjacent to residential uses, storefront browsing, outdoor display, outdoor dining, and similar uses adjacent to retail and service uses.  Streetscape elements may be adjusted at the time of FDP approval, provided the quality and dimensions of the streetscape are in substantial conformance with that shown on the CDPA.  
	A. Street Trees. Tree planting sites are set forth on the CDPA, subject to revision as may be approved on the FDP or at site plan review by UFMD.  Where minimum planting widths of 8 feet cannot be provided, structural cell technology or other measures acceptable to UFMD shall be used to satisfy the following specifications for all planting sites:
	i. A minimum of 4 feet open surface width and 16 square feet open surface area for Category III and Category IV trees, with the tree located in the center of the open area;
	ii. A minimum rooting area of 8 feet wide (may be achieved with techniques to provide un-compacted soil below pavement), with no barrier to root growth within 4 feet of the base of the tree;
	iii. Soil volume for Category III and Category IV trees (as defined in Table 12.19 of the PFM) shall be 700 cubic feet per tree for single trees, but may be reduced to a minimum of 400 cubic feet where paving above root zones is necessary to accommodate pedestrian traffic or where utility locations preclude greater soil volume.  Minimum soil volumes of 700 cubic feet will be achieved in areas of lower pedestrian volume and where pavement is not required over tree rooting zones.  For two trees planted in a contiguous planting area, a total soil volume of at least 600 cubic feet per tree shall be provided.  For three or more trees planted in a contiguous area, the soil volume shall equal at least 500 cubic feet per tree. A contiguous area shall be any area that provides root access and soil conditions favorable for root growth throughout the entire area. Greater soil volumes will be provided in areas of lower pedestrian volume;
	iv. Soil specifications in planting sites shall be provided in the planting notes to be included in all site plan submissions;
	v. All shade trees shall be a minimum of 3 to 3.5 inches in caliper at the time of planting; all flowering trees shall be a minimum of 2 inch caliper at the time of planting; and all new evergreen trees shall be a minimum of eight (8) feet in height at the time of planting;
	vi. Tree zones may be installed with a fully automatic, drip irrigation system; and
	vii. It is expected that street trees will have to be planted within existing utility easements, and the Applicant shall replace any street trees that are removed to facilitate repairs of utilities in these easements. 

	B. Non-Invasive Plant Materials.  Invasive species, as defined by the Fairfax County PFM, shall not be used on the Property.
	C. Sight Distance Considerations.  Sight distances and anticipated road design speeds shall be depicted on the Landscape Plan submitted with each applicable FDP to demonstrate that the locations of all proposed street trees are viable.  If determined by DPWES at the time of site plan review that street tree locations conflict with sight distance requirements, the Applicant shall investigate whether limited pruning or minor adjustments to the locations of street trees will alleviate sight distance concerns.  In the event VDOT does not approve the tree locations even after the changes anticipated above, the Applicant shall be permitted to relocate the affected street tree without the need for confirmation from DPZ, subject to approval by UFMD.  If the deleted street tree(s) result in a tree canopy below 10% on the Property, the street tree(s) must be accommodated in another location on the Property, as approved by DPZ in consultation with UFMD. 
	D. Streetscape Furnishings, Materials and Lighting. The Applicant shall provide unified and high-quality streetscape materials, which may include, but shall not be limited to, unit pavers, seat walls, tree space edging, lighting, traffic signal poles, benches, trash receptacles and other hardscape elements.  A Streetscape Furnishing and Materials Plan for each area subject to an FDP shall be provided as part of that FDP, and shall include general product information and approximate locations of furnishings and materials to be located in the streetscape between the building face and the curb, and in other public realm open spaces.    Materials, furnishings, and lighting shall be compatible with the Capital One Design Guidelines and the Tysons Corner Urban Design Guidelines.
	E. Maintenance.  The Applicant shall maintain in good repair and replace in kind, as needed, all pedestrian realm elements within the Proposed Development, to include any maintenance required to maintain ADA compliance.  Elements to be maintained within the pedestrian realm include all publicly-owned areas and all privately-owned spaces (with or without public access easements) that are between the curb and the building façade (the “Pedestrian Realm”).  For any publicly-owned portions of the Pedestrian Realm, the Applicant shall enter into the appropriate agreement prior to bond release for the associated site plan, in a form approved by the Office of the County Attorney, with the County (or other applicable public entity) to permit the Applicant to perform such maintenance.  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 the direct authority of the Applicant or the UOA.  An alternative maintenance agreement, such as a Business Improvement District, may be entered into upon written agreement of both the County and the Applicant without the requirement for 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 bicycle racks; 
	v. All lighting fixtures, poles and brackets;  
	vi. All special drainage features, such as Low Impact Development (“LID”) facilities;
	vii. Snow removal;
	viii. Trash recycling and litter removal;
	ix. Leaf removal; 
	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 Proposed Development including horticultural care, maintenance of all water features, irrigation, lighting, furnishings, paving, and art, with the exception of any urban park amenities that are transferred to Fairfax County Park Authority (“FCPA”).

	F. Ownership.  Portions of the Pedestrian Realm will be dedicated in fee simple to the County of Fairfax (or equivalent government body or agency), as shown on Sheets 12, 12A and 12B of the CDPA, subject to the following conditions:

	31. Interim Conditions and Standards.  Due to the size of the Proposed Development and the time anticipated for completion, phased redevelopment may result in various interim conditions on the Property.  At the time of each FDP approval, the Applicant shall identify the specific proposed interim conditions both within and outside the FDP area and shall ensure that such conditions provide reasonable pedestrian connections, vehicular circulation, temporary landscaping and streetscapes, public park treatments, and screening/treatment of exposed or partially complete above-grade parking structures.
	A. If an interim condition or phase includes partial demolition of an existing structure, the FDP for that phase shall include all or a portion of the existing structure, as applicable, to ensure that revisions to parking and on-site circulation for the existing structure are adequate.
	B. If interim improvements not located within the FDP area are contemplated with any FDP, such FDP shall specify how and when such improvements shall be constructed.  Such interim improvements include, but are not limited to, interim athletic fields and field houses, transportation improvements, entrances to the McLean Metrorail Station, relocated security gates, and/or guardhouses.
	C. Provided they are acceptable to Fairfax County, VDOT, and all other utility companies as may be applicable, interim conditions shall include the following improvements:
	i. Construction of interim sidewalks a minimum of a five (5) feet in width and installation of interim street lights along the interim sidewalks, as needed to ensure a safe, convenient pedestrian path to the Metro Station; 
	ii. Installation of street trees, with a minimum size of 2 inch caliper, approximately every 50 feet, to the extent feasible based on existing conditions and utility easements.  Interim street tree planting shall not be required to meet the minimum planting width/area standard for permanent street trees;
	iii. Provision of interim designs for publicly-accessible open spaces which shall include interim landscaping, pedestrian pathways, seating, signage and recreational facilities as determined at FDP; 
	iv. Provision of peripheral and interior parking lot landscaping in accordance with Article 13-203 of the Ordinance for interim surface parking lots, unless waived or modified at the time of FDP or site plan approval;
	v. Application of a screening system (which may be removable) where above grade garage structures that will be interior when later phases are complete are exposed at phase lines.  This screening system shall be applied to all levels above grade and shall be composed of an architecturally designed system that may reflect basic architectural lines of the permanent facades, and that shall partially obscure the garage view from outside the garage until the next phase is constructed. The specific screening system to be utilized for each building shall be determined at the time of FDP approval and be graphically depicted on the FDP.  Alternate temporary garage screening and the use of banners and/or temporary art works as a part of the screening system may be permitted with FDP approval;
	vi. Grading and seeding of areas on the Property where existing improvements are removed to accommodate a portion of the Proposed Development, and are not scheduled to commence construction within 12 months; and,
	vii. Where appropriate, provision of attractive temporary construction fencing, which may include public art, signage or way-finding elements.  


	STORMWATER MANAGEMENT
	32. Stormwater Management.  The Applicant shall provide the following:
	TRANSPORTATION
	33. Tysons Grid of Streets Transportation Fund.  Except as modified herein, the Applicant shall contribute to the Tysons Grid of Streets Transportation Fund in accordance with the “Guidelines for the Tysons Grid of Streets Transportation Fund” adopted by the Board on January 8, 2013.  At the time of issuance of the first RUP or Non-RUP for each new building on the Property, a contribution shall be made to the Tysons Road Fund in the amount of $6.44 per square foot of net new non-residential GFA or $1,000 per residential unit for which the RUP or Non-RUP is requested.  For the GFA associated with the Capital One HQ Expansion Phase, the amount of the contribution shall be $4.07 per square foot for the first 593,253 square feet of GFA.  Credits shall be allowed against such contributions for the costs of qualifying off-site intersection improvements provided pursuant to these Proffers.  This contribution shall not apply to any public-use facilities constructed on the Property, including the Public Facility described in Proffers 13 and 14.  These payments may be made earlier than required pursuant to this Proffer.  
	34. Tysons-wide Road Fund.  In addition to the Grid Fund contribution above, and except as modified herein, the Applicant shall contribute to the Tysons-wide Road Fund in accordance with the “Guidelines for the Tysons-Wide Transportation Fund” adopted by the Board of Supervisors on January 8, 2013, the sum of $5.63 per square foot for all new non-residential GFA in each new building, and $1,000 for each residential unit constructed on the Property.  The contribution associated with each building shall be paid in a lump sum, based on the actual GFA 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.  This contribution shall not apply to any public-use facilities constructed on the Property, including the Public Facilities described in Proffers 13 and 14.
	35. The Jones Branch Connector Project.  The Applicant has designed the Proposed Development to accommodate FCDOT and VDOT plans for the future Jones Branch Connector bridge project, which will connect Scotts Crossing Road and Jones Branch Drive (the “Jones Branch Connector”).    
	A. Right-of-Way Dedication.  The Applicant shall dedicate in fee simple, at no cost to Fairfax County or the Commonwealth of Virginia (VDOT), a portion of the Property shown on Sheet 3 of the CDPA, up to a maximum of 1.65 acres, for the construction of the Jones Branch Connector (the “Jones Branch Dedication”).  The actual land area to be dedicated, which shall in no case exceed the 1.65-acre area shown on Sheet 3 of the CDPA, shall be based upon the final right-of-way plans as approved by VDOT and Federal Highway Administration (“FHWA”), which shall depict the final amount and configuration of the Jones Branch Dedication.
	B. Dedication Timing.  The Applicant shall complete the Jones Branch Dedication within 90 days of a formal request from Fairfax County, provided that:
	i. the requests to modify the adjacent Jones Branch Drive interchange with I-495 Express Lane ramps as specified in the JBC Interchange Modification Report (IMR) have been fully approved by FHWA and VDOT; and
	ii. Fairfax County has identified funds to cover at least 75% of the estimated cost of the Jones Branch Connector project.
	C. Dedication Conditions.  The Applicant may, at its sole option, condition the Jones Branch Dedication on the following:
	i. the Applicant shall have continuous access (with the exception of bona fide emergencies and subject to normal, commercially reasonable construction requirements) to Capital One Drive North from Scotts Crossing Road, and, once it is constructed, Capital One Drive South; 
	ii. the Applicant shall be permitted to utilize the Jones Branch Dedication area at no cost for reasonable construction and staging activities related to the Capital One HQ Expansion Phase and the Capital One Expansion II and Hotel Phase, provided such activities do not interfere with the construction of the Jones Branch Connector project, as determined by FCDOT; and
	iii. the Applicant shall be permitted to include covenants in the deed of dedication limiting use of the Jones Branch Dedication to transportation and transit-related uses.
	D. Additional Conveyance of Easements.  Conveyance of any temporary construction or grading easements required for construction of the Jones Branch Connector shall be at no cost to the County, provided that such conveyance of easements does not in any way inhibit construction of the Capital One HQ Expansion Phase, the Capital One Expansion II and Hotel Phase, the Metro Station Phase, or the Residential Commons Phase.  The Applicant shall also convey any necessary permanent utility easements at no cost to the County, provided such easements are located on portions of the Property that are proposed for future public dedication and that such easements do not in any way inhibit construction of the Capital One HQ Expansion Phase, the Capital One Expansion II and Hotel Phase, the Metro Station Phase, or the Residential Commons Phase.
	E. Gates of McLean Access Road.  Sheet 15 of the CDPA identifies a secondary access road for Gates of McLean residents that connects with the proposed grid of streets on the Property between the existing Conference Facility and Building 3 (the “Secondary Access Road”).  The Applicant shall construct, prior to the issuance of the first Non-RUP or RUP for the first building constructed as part of the Capital One HQ Expansion Phase, a portion of the Secondary Access Road beginning on the Property and ending at the proposed edge of the Capital One HQ Expansion Phase office tower, as more specifically shown on Sheet 7 of the CDPA.  The Zoning Administrator may elect to delay or waive this improvement in the event VDOT, the Federal Aviation Administration, or any other related agency withholds timely approval for this improvement despite diligence on the part of the Applicant, or if there are construction delays despite the Applicant’s best efforts.  
	F. Maintenance and Snow Removal.  If permitted by VDOT or FCDOT, the Applicant shall provide appropriate maintenance and snow removal for the off-site portion of the Secondary Access Road from the Gates of McLean property line to the Applicant’s property line, from the time it is constructed.  If required, the Applicant shall enter into an appropriate agreement with VDOT or FCDOT to provide such maintenance and snow removal in accordance with commonly-accepted industry standards.

	36. Internal Grid of Streets and Road Improvements.  The Applicant shall construct the internal grid of streets for the Property in phases, as outlined in the Phasing Plan.  The internal grid of streets shall consist of the streets identified on the CDPA as Capital One Drive North, Capital One Drive South and Capital One Tower Road.  The internal grid shall also include the on-site portion of the Gates of McLean Access Road.
	A. Public Streets and Streetscapes.  The Applicant shall dedicate right-of-way for Capital One Tower Road and portions of Capital One Drive North and Capital One Drive South (the “Public Streets”), to a point inclusive of the landscape amenity panel and sidewalk as shown on Sheets 14 and 15A – E of the CDPA.  The Public Streets shall be designed and constructed to be generally consistent with the document entitled “Transportation Design Standards for Tysons Corner,” as approved by the Board on September 13, 2011 (and including any subsequent amendments) or to such standard as may be approved on the FDP.  The Applicant shall work diligently with VDOT and the County during the FDP and site plan approval processes to ensure that the improvements proposed to the Public Streets and the area of the landscape amenity panel/sidewalk can be accepted into the VDOT system for maintenance.  As may be necessary with respect to all of the Public Streets, the Applicant shall dedicate and convey to the Board in fee simple right-of-way, as applicable, including the area of the landscape amenity panel/sidewalk, at the time of the relevant site plan approval and as stated below in Proffer 36(D), with the following exceptions: 
	i. If, at the time of site plan approval, it is determined that parking garages, stormwater management facilities, utility vaults or other similar facilities proposed to be located beneath or within the landscape amenity panel/sidewalk prevent VDOT and/or the County from accepting the landscape amenity panel/sidewalk as part of the public right-of-way, only right-of-way measuring a maximum of eighteen (18) inches from the proposed face of curb line shall be dedicated to the County in fee simple and a public sidewalk and utility easement in a form acceptable to the County Attorney, over the area of the amenity panel/sidewalk shall be granted to the County.  This easement shall allow for the installation of signage necessary for safety and operation of the street as well as parking regulation equipment by VDOT and/or the County.  In addition, the Applicant shall provide easements within any privately-owned amenity panel/sidewalk area for bus shelters identified on the CDPA or any subsequent FDP, as determined at the time of site plan.

	B. Public Street Standards.  All Public Streets proposed herein shall be subject to VDOT approval and be in general conformance with the standards included in Attachment C (Transportation Design Standards for Tysons Corner Urban Center) of the Memorandum of Agreement approved by the Board on September 13, 2011, as may be amended (the “MOA”).
	C. Private Streets and Streetscapes.  Portions of Capital One Drive and the associated streetscapes (the “Private Streets”), as shown on Sheets 12A and 12B of the CDPA, shall remain privately-owned and maintained, and shall be designed and constructed to be generally consistent with the CDPA.  The Applicant shall maintain in good repair and replace, as needed, the paving and other elements associated with the Private Streets.  The Private Streets shall be constructed and maintained to the standards contained in the PFM and shall be designed to be as consistent as possible with the Public Streets, subject to FDP approval and PFM requirements.
	D. Timing of Dedications.  The public portions of Capital One Drive North and Capital One Tower Road shall be dedicated prior to the issuance of the first RUP or Non-RUP for the third building on the Property, subject to any and all exceptions contained within this Proffer 36.  The public portion of Capital One Drive South shall be dedicated prior to the issuance of the first RUP or Non-RUP for the first building constructed within either the Residential Commons Phase or the Metro Station Phase.
	E. Timing of VDOT Acceptance.  Each Public Street shall be accepted into a public maintenance system prior to bond release for the applicable phase.  Until and unless each Public Street is accepted into VDOT’s maintenance system (or a comparable public maintenance system approved by the Zoning Administrator), it shall be considered a Private Street and the Applicant shall dedicate and record a temporary public access easement in a form acceptable to the Office of the County Attorney over all street and sidewalk areas until such time as the right-of-way is dedicated to the County as outlined in this Proffer 36.  The Applicant shall not be required to dedicate temporary public access easements for any Private Streets that are within secure areas, as designated on an approved FDP.  Nothing in this Proffer shall prevent the Applicant from constructing, dedicating, or applying for public acceptance of any portion of the Public Streets in advance of the required time shown on the CDPA, provided the Public Street is shown on an approved FDP and subject to acceptance by VDOT or an equivalent government agency approved by the Zoning Administrator.
	F. Security.  If shown on an approved FDP, the Applicant may install security walls and bollards.  The Applicant may also install security gates and guardhouses as necessary at the entrances to parking garages (including any access drives), as long as it demonstrates that any stacking on adjacent public streets will not create a hazard or unreasonable delays.  Minor modifications shall be permitted to these security facilities periodically to permit the Applicant to respond to new or different security threats, subject to approval by the Zoning Administrator.
	G. Definition of “Construct.”  For the purposes of this Proffer, the term “construct” shall mean that the committed road improvement is open for use by the public for travel, whether or not the improvement has been accepted for public maintenance.
	H. Street Names.  The Applicant reserves the right to provide different names for the streets than shown on the CDPA.
	I. Joint Maintenance and Reciprocal Easement Agreements.  Prior to or concurrent with the establishment of the UOA, the Applicant shall prepare and record reciprocal easements, joint maintenance agreements, or other covenants to provide for the ongoing maintenance of the private portions of the internal grid of streets.

	37. Traffic Signal.  Subject to review and approval by VDOT and FCDOT, the Applicant shall install a traffic signal, if warranted, at the intersection of Capital One Drive North and Capital One Tower Road no later than two months after the issuance of the first RUP or Non-RUP for the first building constructed as part of the Capital One Expansion II and Hotel Phase.  The Applicant shall provide VDOT with the requisite traffic signal plans for review and approval.  All right-of-way associated with signal equipment (poles, equipment, boxes, etc.) located on the Property that is not already dedicated shall be subject to traffic signal easements permitting maintenance by VDOT and the County, as applicable.  If the County, upon request of the Applicant or on its own initiative, determines that the signal installation as proffered will be detrimental to traffic operations, the Zoning Administrator may (1) agree to a later date for completion of the traffic signal installation or (2) permit the Applicant to proceed without the signal installation.
	Nothing in this Proffer shall be construed to prevent the Applicant from installing the traffic signal during the Capital One HQ Expansion Phase, at the Applicant’s option.  In the event the signal is installed prior to the acceptance of Capital One Drive North and Capital One Tower Road as public streets, the Applicant shall construct the traffic signal to VDOT standards.
	38. Improvements to Route 123.  Concurrent with the first site plan submission for the development phase that follows the Capital One HQ Expansion II and Hotel Phase, the Applicant shall submit plans for a raised median on the northbound lanes of Dolley Madison Boulevard between the travel lanes and the dual left turn lanes for the purpose of restricting left turn movements for vehicles exiting the Capital Beltway onto northbound Dolley Madison Boulevard.  If approved by VDOT, the Applicant shall construct the improvement prior to the issuance of a RUP or Non-RUP for the first building associated with the relevant phase.  The Zoning Administrator may elect to delay or waive this improvement in the event VDOT withholds timely approval for this improvement despite diligence on the part of the Applicant, or if there are construction delays despite the Applicant’s best efforts. 
	39. Route 123 Super Boulevard.  The Applicant shall contribute $0.126 per square foot of new development (excluding the Existing Development) for the purpose of reconstructing Dolley Madison Boulevard as a “Super Boulevard,” as proposed in the Consolidated Traffic Impact Analysis for Tysons East dated February 19, 2013.  Payments shall be made in four equal installments, based on the maximum approved GFA for the Proposed Development, beginning with site plan approval for the third building constructed on the Property.  Thereafter, the Applicant shall contribute each future installment upon site plan approval for the fourth, fifth, and sixth buildings.  The contribution shall not apply to buildings that contain less than 25,000 square feet of GFA (such as guardhouses, pavilions, and similar structures).  The contributions described in this Proffer shall be adjusted per the formula outlined in Proffer 61, except that the base year shall be assumed to be January 1 of the year following VDOT approval of Advanced Preliminary Design Plans for the Super Boulevard concept. 
	40. Capital One Tower Road Safety Improvements.  Prior to FDP approval for any development phase that includes Building 10 and/or Building 11, the Applicant shall submit to FCDOT for review and approval a plan proposing safety improvements for the portion of Capital One Tower Road between Capital One Drive South and Dolley Madison Boulevard.  The safety improvements shall include a median and channelization of the loading entrances that front Capital One Tower Road.   If approved by FCDOT, with concurrence by VDOT and the Fire Marshal, the Applicant shall construct the approved Safety Improvements prior to issuance of the first Non-RUP for the relevant phase.  
	41. Congestion Management Plans.  
	A. The Applicant shall prepare and implement a construction congestion management plan during construction of each phase, as appropriate, through its development/construction manager and the Transportation Coordinator (as defined in Proffer 42), 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 (each a “Congestion Management Plan”).  
	B. Each Congestion Management Plan shall identify anticipated construction entrances, construction staging areas and construction vehicle routes.  Furthermore, each Construction Management Plan shall describe how the Applicant will coordinate its construction material deliveries, lane closures, and/or other construction-related activities with FCDOT and/or VDOT so to minimize disturbance on the surrounding road network.  
	C. Each Congestion Management Plan shall also demonstrate the Applicant’s coordination throughout construction with VDOT, FCDOT, the Dulles Rail Project Entities and the entities constructing the HOT lanes project, as applicable.  Furthermore, the Applicant shall monitor the off-site transit and roadway improvements (including, but not limited to, the Dulles Corridor Metrorail Project, the Capital Beltway and HOT Lanes projects) and adjust its Congestion Management Plans accordingly.  
	D. Each Congestion Management Plan shall be prepared by a qualified professional and submitted for review and comment to the Providence District Supervisor, the Providence District Planning Commissioner, FCDOT and DPWES upon submission of the initial site plan for each phase.  In addition, the Transportation Coordinator shall coordinate any adjustments to the TDM Plan (as defined in Proffer 42) as necessary to address each Congestion Management Plan.

	TRANSPORTATION DEMAND MANAGEMENT
	42. Transportation Demand Management.  The Applicant shall fund, implement, and administer a TDM program as described in this Proffer and as further outlined in the “Capital One TDM Plan” prepared by UrbanTrans Consultants, Inc. dated May 1, 2013, which is attached hereto and made a part of these Proffers as Exhibit C (the “TDM Implementation Plan”).  Modifications, revisions and supplements to the TDM Implementation Plan, including the Transportation Demand Management Work Plan (“TDMWP”) may be approved by FCDOT and can be made without the need for a PCA.
	A. Objective.  The objective of this TDM program shall be to reduce the vehicle trips generated by the office and residential uses within the Proposed Development (less and except the Public Facility as described in Proffers 13 and 14) during weekday peak hours by meeting the percentage trip reduction goals set forth in Table 12 of the Implementation Plan and as further refined below.  The percentage trip reduction goals shall apply to the number of dwelling units and new office space proposed and reflected on any FDPs submitted for the Property.  The Applicant or the UOA, as applicable, shall meet the vehicle trip reduction targets noted below.  The trip reduction targets become applicable upon the development reaching the “Initial Development,” which is defined as the year following issuance of the first RUP or Non-RUP for the first new building constructed on the Property.  Vehicle trip reduction targets are set as follows:
	B. The Applicant or the UOA, as applicable, shall verify that the proffered trip reduction objectives are being met through the provision of person surveys, traffic counts and/or other such methods as may be reviewed and approved by FCDOT.  The procedures for implementation of the surveys and traffic counts and the timing for the surveys and traffic counts are defined in Section 5 of the Implementation Plan.  FCDOT may postpone surveys and traffic counts due to levels of occupancy or other outside factors.  In the event that survey and traffic count data conflict, traffic count data will be utilized to verify compliance with the proffered trip reduction objectives.
	C. The Applicant or the UOA, as applicable, will summarize the results of the TDM Program annually on February 15th for FCDOT as outlined in Section 5.1 of the Implementation Plan. Should the Applicant or UOA fail to provide a TDM Program summary on or before February 15th of each year the county may charge the Applicant or UOA a fine of $100 per day until the day upon which the TDM Program Summary is submitted to FCDOT. 
	D. If the applicable trip reduction goal is not met in any year following Initial Development for any building on the Property, then the Applicant shall coordinate with FCDOT to address and implement such remedial measures as may be developed in accordance with the Implementation Plan and annual TDM Work Plan. In addition, funds for remedial TDM measures will be drawn from the TDM Remedy Fund at the following rate for each building exceeding trip reduction goals:
	  
	E. If any building within the Proposed Development achieves its trip reduction goals for three consecutive years, Remedy Funds that were earmarked for that building and still remaining after any previously assessed penalties shall be returned to the Applicant in accordance with the table below. All remaining Remedy Funds shall be released to the Applicant at the end of the Applicant Control Period:
	F. If after the second remedial evaluation cycle during the Applicant Control Period and upon Stabilization of the Proposed Development, the Applicant has not met the applicable TDM trip reduction goal for the Property, the Applicant shall be assessed a penalty according to the following scale:

	43. Intelligent Transportation Systems.  To optimize safe and efficient travel in Tysons, the Applicant shall incorporate and maintain a system that provides pertinent traffic and transit information that allows users to make informed travel decisions.  This information shall be provided at the time the first occupancy permit is issued for each building.  The delivery of this information shall be made convenient for building occupants and visitors, such as via computer, cell phone, monitors, or similar technology.  Such devices shall provide, but not be limited to, information on the following:
	A. Traffic conditions, road hazards, construction work zones, and road detours;
	B. Arrival times and delays on Metrorail, Tysons Circulator, and area bus routes;
	C. Real-time parking conditions and guidance to current on-site parking vacancies; and,
	D. Bus stops pre-wired for real-time arrival/departures information.

	PEDESTRIAN AND BICYCLE IMPROVEMENTS
	44. Bicycle Facilities.  
	A. Storage Facilities.  The Applicant shall provide and maintain bicycle racks, bicycle lockers, and bicycle storage areas throughout the Property, with the general locations and number of facilities to be determined at the time of FDP approval for each phase.  The Applicant shall coordinate the final number and location of facilities with FCDOT at the time of site plan submission for each building, and may provide any necessary refinements to the number and/or location of the facilities as approved by FCDOT and without the need for an FDPA.  The total number of storage spaces provided shall be consistent with the Fairfax County Guidelines for Bicycle Parking dated _________, and shall be shown on each FDP.  The Applicant shall construct a multi-modal bicycle hub (the “Bicycle Hub”), which may contain such amenities as a bicycle station and facilities for bicycle sharing, storage and repair.  The Applicant shall provide details on the Bicycle Hub with the FDP for the Metro Station Phase, and shall fully construct and have the Bicycle Hub operational prior to the issuance of the first RUP or Non-RUP for the final building within that phase.
	B. Dedicated Bicycle Lanes.  The Applicant shall provide dedicated bicycle lanes in the locations depicted on the CDPA.  Prior to FDP approval for each relevant phase, the Applicant shall work with FCDOT to determine whether any modifications are required to the bicycle lanes shown on Capital One Tower Road, particularly on the intersection approaches.  Subject to FCDOT approval, the Applicant may modify these dedicated bicycle lanes without the need for a PCA.

	45. Pedestrian Crosswalks and Signals.  If approved by FCDOT and VDOT, the Applicant shall install pedestrian countdown signals at the intersection of Capital One Drive North and Capital One Tower Road concurrently with the Traffic Signal described in Proffer 37.  Pedestrian crosswalks will be installed at the unsignalized intersections within the internal grid of streets subject to approval by VDOT and/or FCDOT, as applicable.  
	PUBLIC TRANSPORTATION
	46. Bus Shelters.  If requested by Fairfax County, the Applicant shall construct a bus shelter in the streetscape along Capital One Drive South prior to issuance of the first RUP for the Residential Commons Phase 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.  The design of such bus shelter shall be coordinated with Fairfax County such that it is compatible with a Tysons-wide bus shelter strategy, and shall make provisions for electrical conduit for the purpose of providing real-time bus arrival information.  In addition, the Applicant shall provide all reasonable construction and grading easements at no cost to the County, as determined by FCDOT.  
	47. Metrorail Station-Related Facilities.  
	A. At-Grade Pedestrian Connection.  Prior to the issuance of the first Non-RUP for the hotel associated with the Capital One Expansion II and Hotel Phase, an at-grade pedestrian connection (the “At-Grade Connection”) shall be constructed as generally shown on Sheet 15A of the CDPA.  The design for the At-Grade Connection shall be further refined in the site plan for the Capital One Expansion II and Hotel Phase.  The At-Grade Connection shall consist of additional entry doors on the rear side of the McLean Metrorail Station, any required utility extension and/or relocation within the station, an associated concrete pad (the “McLean Station Improvements”) and a pedestrian sidewalk on the Property between the property line and the existing pavement for discontinued Old Springhouse Road (the “Capital One Property Improvements”).  
	i. McLean Station Improvements.  If permitted by WMATA and/or the County, the Applicant shall design the McLean Station Improvements in substantial conformance with the CDPA using a competitive bidding process involving at least three (3) contractors.  Prior to construction of the McLean Station Improvements, WMATA and/or the County (as applicable) shall approve their ultimate design.  If the Applicant is not permitted to design and construct the McLean Station Improvements, the Applicant shall petition WMATA and/or the County to design and construct the McLean Station Improvements in substantial conformance with the CDPA.
	ii. Cost Limitations.  If the Applicant’s competitive bidding process or WMATA’s estimates (as applicable) results in a cost for design and construction of the McLean Station Improvements that exceeds $300,000, the Applicant shall notify DPZ in writing and, if requested, discuss potential changes in the scope or design details to reduce the costs and/or determine whether Fairfax County is willing to contribute the funds necessary to complete the improvement.  If no agreement can be reached with WMATA and Fairfax County within six months from the time DPZ is notified, the Applicant may elect at any time after that date to contribute to Fairfax County the sum of $300,000 in lieu of constructing the McLean Station Improvements, upon written assurances that the contribution will be used only for the McLean Station Improvements described in this Proffer.
	iii. Capital One Property Improvements.  The Applicant shall construct the Capital One Property Improvements simultaneously with the McLean Station Improvements, and the Capital One Property Improvements shall be available for use prior to the issuance of the first Non-RUP for the hotel associated with the Capital One Headquarters and Hotel Phase.  If the McLean Station Improvements are not constructed or if such construction is delayed under the terms of this Proffer, the Applicant may also delay construction of the Capital One Property Improvements accordingly. 
	B. Fees for Connections.  The At-Grade Connection is envisioned to provide public benefits and will serve several neighboring land bays in addition to the Property.  In the event WMATA, Fairfax County, or the Metropolitan Washington Airports Authority (“MWAA”) changes their existing policies and charge the Applicant a fee for the purpose of providing or maintaining any connection to the Metro Station, the Applicant shall be released from all responsibility for constructing the At-Grade Connection, as described in this Proffer 47, and shall instead proceed with the notification and contribution process described in Proffer 47(A) above.
	C. Disapproval by WMATA.  The Applicant shall pursue the At-Grade Connection in good faith.  Nonetheless, if WMATA disapproves the Applicant’s plans for the At-Grade Connection despite such good faith efforts, the Applicant shall be released from all responsibility for constructing the At-Grade Connection, as described in this Proffer 47.
	D. Unavoidable Delay.  For the purposes of this Proffer 47, upon demonstration by the Applicant that, despite diligent efforts or due to factors beyond the Applicant’s control, either the McLean Station Improvements or the Capital One Property Improvements have been delayed (such as the inability to secure necessary permission from WMATA, despite the Applicant’s best efforts) beyond the required times set forth in this Proffer, the Zoning Administrator may agree to a later date for dedication/completion of such improvement. 

	PARKS AND RECREATIONAL FACILITIES
	48. Publicly Accessible Parks and Recreational Facilities.  The Applicant shall provide park spaces and recreational facilities throughout the Property that will be open and accessible to the general public in accordance with the Phasing Plan on Sheets 14 and 15A – E of the CDPA and the following:
	A. General Provisions.
	i. Public Access and Use.  The Applicant shall retain in fee simple and perpetually and privately maintain any areas that are not specifically dedicated to the FCPA for park purposes, and shall record public access easement(s) over them so as to permit public use and access during the times customarily permitted in the County’s public parks.  Prior to recording any deed restrictions on the Property that would restrict the use of the publicly-accessible park areas, the Applicant shall submit such deed restriction to the County Attorney and FCPA for review and approval.  
	ii. Agreement with FCPA.  The Applicant shall also enter into an agreement with FCPA, prior to bond release for each phase that includes publicly-accessible parks, and contains details on the processes for planning and coordinating public and private activities and events within the publicly-accessible park areas.  As part of such agreement, the Applicant may negotiate the ability to temporarily limit the public’s access to portions of the parks for maintenance, cleaning, construction, renovation and/or private events, as necessary, and may exercise such other reasonable controls over the park areas so as to prevent the general public from acquiring rights of access that are inconsistent with the status of the Property as private property.  
	iii. Signage.  A way-finding and signage system shall be developed in coordination with FCPA, and shall be installed by the Applicant as approved to ensure the public can easily identify and access all publicly-accessible park spaces.  The Applicant shall not be responsible for obtaining approval for such signage through a separate CSP or CSPA, but will cooperate with FCPA in the event such approval becomes necessary.
	iv. Parks and Facilities.  Publicly-accessible parks and facilities shall be provided as generally shown on Sheets 25 – 28B of the CDPA and in accordance with the Capital One Design Guidelines, with more specific details provided at the time of FDP approval.  Additional or substitute recreational facilities to those listed below may be approved with the FDP provided such facilities result in an equivalent or enhanced quality of recreational opportunities.
	B. Capital One Expansion II and Hotel Phase (A-1 and A-2).  The Applicant shall construct urban pocket parks of approximately 0.10 acres between the existing Conference Facility and Building 1 prior to the first RUP or Non-RUP for the final building associated with the Capital One Expansion II and Hotel Phase, as generally shown on Sheet 28 of the CDPA.  Amenities for each park shall include, but not be limited to, decorative pavers and planters of various sizes and designs, flush planting beds with ornamental shrubs and groundcovers, benches, and a focal element such as a water feature, art, a sculpture or similar amenity.  All park details are subject to adjustment with site plan submission and approval, provided they are in general conformance with an approved FDP.
	C. Capital One HQ Expansion Phase (B-1).  
	i. Office Building Pocket Park.  Prior to the issuance of the first RUP or Non-RUP for Building 3, the Applicant shall construct a pocket park of approximately 0.46 acres for the space adjacent to Building 3 in the Capital One HQ Expansion Phase, as generally shown on Sheet 25 of the CDPA.  The park will include amenities such as decorative pavers and planters of various sizes, large shade trees, ornamental trees with shrubs and groundcovers, landscape buffers, outdoor café seating and benches, multiple focal elements, a minimum of one water feature, open spaces, amphitheatre seating and/or walls, stainless steel or stone security bollards, and decorative security walls.  All Office Building Pocket Park details may be adjusted with site plan submission and approval.
	ii. Temporary Private Athletic Field.  In the event a site plan for Building 4 has not been submitted prior to the issuance of the final Non-RUP for Building 3, the Applicant shall construct and operate a temporary athletic field until such time as Building 4 is constructed, in the location shown on Sheet 15 of the CDPA and Sheets 29 and 29A of the FDPA.  The temporary athletic field will be maintained and utilized by the Applicant and any athletic leagues designated by the Applicant in its sole discretion.  Moreover, the Applicant may provide nighttime lighting for any of the facilities associated with the Temporary Athletic Facilities, provided such lights utilize full cutoff low-impact fixtures, are directed away from the adjacent Gates of McLean condominium community to the maximum extent possible, and are turned off no later than 10:00 pm each night.

	D. Residential Commons Phase (Block C).
	i. Common Green.  Prior to the issuance of the first RUP for the final building associated with the Residential Commons Phase, a common green shall be installed of approximately 1.51 acres, and will contain passive recreation areas for residents and guests.  The common green shall also encompass an active recreation area with a recreational field and a playground, as generally shown on Sheet 26 of the CDPA and as further described in Proffer 51 below.  Additional phasing details will be provided on the FDP for this phase.
	ii. Pocket Parks.  Prior to the issuance of the first RUP for the final building associated with the Residential Commons Phase, the Applicant shall construct three (3) pocket parks totaling approximately 0.32 acres using primarily softscape features, including shade trees (each a “Residential Commons Pocket Park”).  The general features and treatment of all pocket parks is shown on Sheet 28 and Sheet 28A of the CDPA.  Additional phasing details will be provided on the FDP for this phase.

	E. Metro Station Phase Urban Park (Block D).  Prior to the issuance of the first RUP or Non-RUP for the final building associated with the Metro Station Phase, the Applicant shall install a park of approximately 1.59 acres for use as both an urban park and as a stream valley park.  The park shall combine water features, a gently sloping hardscape area and walkways to encourage visitors to explore the more natural areas around the Scotts Run Stream Valley, and shall be constructed as generally shown on Sheets 27 and 27A of the CDPA.  Additional phasing details will be provided on the FDP for this phase.
	F. Financial Office Phase (Block E).  Prior to the issuance of the first RUP or Non-RUP for the final building associated with the Financial Office Phase, a pocket park shall be constructed containing a total of approximately 0.07 acres, and shall be located between the two office buildings associated with this phase.  The features and treatment of all pocket parks is generally shown on Sheet 28 of the CDPA.  Additional phasing details will be provided on the FDP for this phase.
	49. Private Amenities and Recreational Facilities for Residential Uses.  The Applicant shall provide on-site recreational facilities for the future residents of the Property.  Pursuant to Par. 2 of Section 6-110 of the Ordinance, the Applicant shall expend a minimum of $1,700.00 per market-rate and workforce dwelling unit (as defined in Proffer 59 herein) on such recreational facilities.  Prior to final bond release for the final phase of the Proposed Development, 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.
	A. Private exterior recreational areas or courtyards on the upper level of parking podiums with seating areas, specialty landscaping, lawn and/or shaded areas and hardscape areas, volleyball courts, pickleball courts, putting greens, bocce courts, boules courts, board table games, or similar recreational facilities as may be approved with each FDP;
	B. Private exterior recreational areas on the roof or podium level with a swimming pool, lounge deck, and shade structure;
	C. Interior fitness center, a minimum of 1,000 square feet in size, furnished with exercise equipment such as stationary bicycles, treadmills, weight machines, free weights, and other equipment, but not necessarily staffed; and
	D. A club room and/or entertainment center for resident gatherings.

	50. Fitness Facilities.  The Applicant shall provide fitness facilities that include a sport court or sport courts, by choosing one of the two alternatives below:
	A. Health Club Alternative.  The Applicant may include a health club or gym containing up to 60,000 square feet of GFA.  If provided, the health club shall include at least one full-size basketball court and one full-size tennis court, and shall be open for use by residents of the Proposed Development and the general public through a paid membership or paid use arrangement.  This facility would be intended to serve the needs of leagues and individuals. 
	B. Sport Court Alternative.  As an alternative to providing the health club described above, the Applicant may instead provide two half-court basketball courts and one tennis court (or equivalent sport courts or facilities as determined at the time of FDP approval, or as subsequently determined by the Zoning Administrator) as part of the private recreational amenities for residents.  Should this option be implemented, the cost to build the sport courts may be counted toward the minimum recreational expenditures described in Proffer 49.

	51. On-site Recreational Field.  Prior to issuance of the first RUP for the last building in the Residential Commons Phase, the Applicant shall provide a synthetic turf recreational field (the “Recreational Field”) within the Common Green as shown on Sheet 26 of the CDPA.  Additional phasing details shall be provided with the FDP for the Residential Commons Phase.  The Recreational Field shall be provided subject to the following conditions:
	A. Lighting.  The Applicant shall provide lights for the Recreational Field and shall ensure the lights are available until at least 10:00 pm nightly.  At its sole option, the Applicant may employ electronic devices designed to dim or extinguish the lights during times when the Recreational Field is not in use.
	B. Scheduling.  The Applicant shall permit Fairfax County to schedule use of the Recreational Field by the public between the hours of 5:00 pm and 10:00 pm from Monday through Friday, and between the hours of 8:00 am and 12:00 noon on Saturdays and Sundays (the “Public Scheduling Hours”).  During all other times, scheduled use of the Recreational Field shall only be for residents or members of the UOA.  Nothing in this Proffer shall be construed to limit public access to the Recreational Field during times when it has not been scheduled either by the County for the public or by the Applicant for its residents or the UOA. 
	C. Applicant’s Scheduling.  Prior to each scheduling season, the Applicant may withhold up to a maximum of 15% of the Public Scheduling Hours for use by members of the UOA.  Such reservation shall be made in accordance with the Fairfax County Fields Allocation Policy.
	D. Maintenance.  The Applicant shall be responsible for maintenance and typical life cycle replacement costs for all elements of the Recreational Field.  Public access to the Recreational Field may be limited for a reasonable duration during maintenance and/or replacement of facilities.
	E. Parking.  The Applicant shall ensure that all users of the Recreational Field are able to utilize parking facilities on the Property, as necessary.
	F. Field Markings.  Recreational Field users shall be permitted to utilize temporary marking and/or striping equipment including but not limited to temporary paint, goals, cones, and flags.  Additional details will be established in the written agreement in Proffer 51(G) below.

	GREEN BUILDING PRACTICES 
	52. Green Building Certifications.  For each office or hotel building, the Applicant shall provide documentation to the Environment and Development Review Branch of DPZ demonstrating attainment of, at a minimum, “LEED Silver” certification (or equivalent) by the U.S. Green Building Council’s Leadership in Energy and Environmental Design – New Construction (“LEED”) prior to bond release for each respective phase.  Each residential building shall attain, at a minimum, “LEED Certified” or equivalent.  In addition:
	A. The Applicant shall include a U.S. Green Building Council Leadership in Energy and Environmental Design (“LEED”) accredited professional as a member of the design team for each office building.  The LEED accredited professional shall work with the team to incorporate LEED design elements into the project so that each non-residential building will be positioned to attain LEED Silver certification.  At the time of site plan submission, the Applicant shall provide documentation to the Environment and Development Review Branch of the Department of Planning and Zoning (“DPZ”) demonstrating compliance with the commitment to engage such a professional.
	B. The Applicant shall include, as part of the site plan submission and building plan submission for each building, a list prepared by the LEED accredited professional of specific credits that the Applicant anticipates attaining within the LEED rating system determined to be applicable to the project.  The LEED accredited professional shall provide certification statements at both the time of site plan review and the time of building plan review indicating that the items on the list should meet at least the minimum number of credits necessary to position each building to attain the proffered level of LEED certification.
	C. Prior to issuance of the first Non-RUP or RUP for each building, the Applicant shall provide to the Environment and Development Review Branch of DPZ a letter from the LEED accredited professional certifying that a green building maintenance reference manual has been prepared for use by future building occupants, that this manual has been written by a LEED accredited professional, that copies of this manual shall be provided to all future building occupants and that this manual, at a minimum:
	i. Provides a narrative description of each green building component, including a description of the environmental benefits of that component and including information regarding the importance of maintenance and operation in retaining the attributes of a green building.
	ii. Provides, where applicable, product manufacturer's manuals or other instructions regarding operations and maintenance needs for each green building component, including operational practices that can enhance energy and water conservation.
	iii. Provides, as applicable, either or both of the following: 
	a. Maintenance staff notification process for improperly functioning equipment; or 
	b. A list of local service providers that offer regularly scheduled service and maintenance contracts to assure proper performance of green building-related equipment and the structure, to include, where applicable, the HVAC system, water heating equipment, water conservation features, sealants, and caulks.

	iv. Provides contact information that building occupants can use to obtain further guidance on each green building component.
	v. Prior to issuance of the first Non-RUP for each office building, or the final RUP for each residential building the Applicant shall provide an electronic copy of the manual in PDF format to the Environment and Development Review Branch of DPZ.

	D. Green Building Escrow.  Prior to building permit approval, the Applicant will execute a separate agreement and post, for each building covered by this Proffer, a green building escrow, in the form of a letter of credit from an accredited financial institution, in the amount of $2.00/square foot of GFA (the “Green Building Escrow”).  The Green Building Escrow will be in addition to and separate from other bond requirements and will be released upon demonstration of attainment of LEED certification, by the USGBC, under the applicable version of the LEED rating system or other LEED rating system determined, by the USGBC, to be applicable to each building.  The provision to the Environment and Development Review Branch of DPZ of documentation from the USGBC that each building has attained LEED certification will be sufficient to satisfy this commitment.  At the time LEED certification is demonstrated to the Environment and Development Review Branch of DPZ, the escrowed funds shall be released to the Applicant.
	E. Waiver of Escrow.  As an alternative to providing a Green Building Escrow, as described in this Proffer, the Applicant may choose at its sole discretion to pursue a certification higher than LEED Silver, in which case a LEED or equivalent-accredited professional will provide certification statements at the time of building plan review confirming that the items on the list of specific credits will meet at least the minimum number of credits necessary to attain LEED Silver certification.

	SUSTAINABLE AND SHARED ENERGY
	53. Sustainable Energy Practices.  To promote efficient, renewable and sustainable energy practices, the Applicant shall provide the following information with each FDP submission:
	A. Shared Energy.  For any FDP that includes more than one building, an assessment of the potential, within the area subject to the FDP, of shared energy systems, including but not limited to combined heat and power (“CHP”) (co-generation), micro-CHP, distributed energy resources, and district heating and/or cooling; and, if a shared energy strategy will not be pursued, a narrative discussion regarding the reason(s) for this outcome.  For single-building FDP submissions and for other FDPs where shared energy systems will not be pursued, the Applicant shall provide an assessment of the potential for incorporation into building designs of measures that will cause these buildings to be “shared energy ready,” that would encourage buildings to be incorporated into a broader shared energy network in the future.
	B. Electric Vehicle Charging Infrastructure.  To further promote efficient, renewable and sustainable energy practices, prior to issuance of the first RUP or Non-RUP for each building, the Applicant shall provide a minimum of one electric vehicle recharging station that serves two parking spaces for electric cars in the associated parking structure, and space and infrastructure to accommodate additional electric vehicle-ready parking spaces should the Applicant elect to install them.  If the Applicant demonstrates to the satisfaction of the Zoning Administrator that a particular recharging station is being utilized less than 30% of the time during any 30-day period, the Applicant may remove or disable the charging station.

	PUBLIC SCHOOLS CONTRIBUTIONS
	54. Public Schools Contribution.  Per the Residential Development Criteria Implementation Motion adopted by the Board on September 9, 2002, and revised July, 2006, the Applicant shall contribute $10,488 per expected student generated by each residential building (based on the assumed rate of pupil generation approved by the Fairfax County School Board at the time of contribution) to the Fairfax County School Board to be utilized for capital construction and capacity enhancements to schools in the Tysons area.  The contributions shall be made on or before the issuance of the first RUP for each residential building on the Property, and shall be based on the actual number of residential units constructed in each building.  In the event fewer residential units are built than estimated at the time of payment, the overpayment amount shall be applied to the public schools contribution for future phases of the Proposed Development.
	55. Notification of Construction.  At the time of site plan submission for each residential building or buildings, the Applicant shall notify the facilities planning division of the Fairfax County Public Schools (“FCPS”) of the approximate timing for construction of the residential units, and the number of residential units anticipated in each building. 
	ENVIRONMENT
	56. Scotts Run Restoration.  Prior to final bond release for the Metro Station Phase, the Applicant shall provide stream bank restoration using “natural channel stream design concepts” to the maximum extent practicable as defined in Sec. 10.1-560 of the Code of Virginia for the portion of Scotts Run located within the Property (the “Stream Restoration”).  The Stream Restoration shall accommodate the stream crossing and existing easements while maintaining the wetlands in that area, accommodate the existing and expected future off-site flows within a stable channel, and shall be reviewed in accordance with Sec. 10.1-561.  The conceptual design of the Stream Restoration will be depicted on the first FDP for the Metro Station Phase and the Applicant shall prepare a detailed plan (the “Stream Restoration Plan”) to submit with the first site plan for the Metro Station Area.  The Stream Restoration Plan shall be reviewed by DPWES if necessary, and shall be approved by the U.S. Army Corps of Engineers (“COE”) and the Virginia Department of Environmental Quality (“DEQ”).  Written documentation of COE and DEQ approval of the Stream Restoration Plan shall be provided to DPWES prior to site plan approval.  Specific success criteria (the “Success Criteria”), maintenance and monitoring criteria (the “Maintenance and Monitoring Criteria”), and information regarding reports on these criteria (the “Monitoring Reports”) shall also be included in the Stream Restoration Plan. 
	57. Tree Preservation and Planting Fund Contribution.  To promote enhancement of the Fairfax County Tree Canopy through growth of trees on private and public land, the Applicant will contribute at the time of the first site plan approval two tenths of a cent ($.002) per square foot of the maximum proposed GFA as stated in Proffer 6 to the Fairfax County Tree Preservation and Planting Fund (“TPPF”).  This contribution will supply tree saplings, volunteer support, and information to landowners about how they can enhance tree canopy on their properties.  Additionally, this contribution may be used for educational activities in the Fairfax County Public Schools, should they choose to participate.  As an alternative, the Applicant may elect to donate trees to Fairfax County (or an organization designated by Fairfax County) that are a minimum of 6” caliper.  Each tree donated by the Applicant shall reduce the required TPPF contribution by $500.
	AFFORDABLE AND WORKFORCE DWELLING UNITS
	58. Affordable Dwelling Units.  If required by the provisions of Part 8 of Article 2 of the Ordinance, Affordable Dwelling Units (“ADUs”) shall be provided pursuant to said regulations unless modified by the ADU Advisory Board.
	59. Workforce Dwelling Units.  In addition to any ADUs that may be required pursuant to these Proffers, the Applicant shall also provide for-sale and/or workforce dwelling units (“WDUs”) on the Property in accordance with the Board’s Tysons Corner Urban Center Workforce Dwelling Unit Administrative Policy Guidelines dated June 22, 2010.  WDUs shall be provided such that the total number of ADUs, if any, plus the total number of WDUs results in not less than 20% of the total residential units constructed as part of the Proposed Development. The 20% applies to the total number of dwelling units to be constructed on the Property. If ADUs are provided in the development, both the ADUs and the ADU bonus units shall be deducted from the total number of dwelling units on which the WDU calculation is based. 
	A. WDU Specifications.  The WDUs generated by each residential building on the Property shall be provided within that building.  However, the Applicant reserves the right to consolidate the WDUs into one or more buildings with the build-out of the Property and thereby increase the number of WDU units in one or more buildings beyond 20% with a corresponding decrease in the number of WDU units in the other buildings.  The WDUs shall have a bedroom mix similar to that provided in the market rate units.  A minimum of 10% of the dwelling units designated as ADUs and WDUs shall be designed and constructed with Universal Design features, as determined by the Applicant. Additionally, in the event that parking spaces are assigned to individual market rate dwelling units, at least one parking space shall be designated for use by each ADU and/or WDU in the development.
	B. Agreements.  Notwithstanding the foregoing, should the Board’s policies related to WDUs in Tysons be amended, the Applicant reserves the right, in its sole discretion, to opt in to the new policies, in whole or in part, 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 old 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 ADUs and/or WDUs, as applicable, following approval of this Application.  If the Applicant and the County enter into such an agreement, it shall be on terms mutually acceptable to both the Applicant and the County and may occur after the approval of this Application.  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.
	C. Non-residential Affordable Housing Contribution.  The Applicant shall contribute $3.00 for each square foot of non-residential space (excluding ground-level Retail Activated Space and space reserved for public facilities as described in Proffers 13 and 14) built on the Property to the Board for the provision of affordable and/or workforce housing to serve Tysons.  Such contribution shall be made prior to the issuance of the first Non-RUP for each non-residential building, and shall be based on the actual gross floor area of non-residential space constructed in each building.  

	MISCELLANEOUS
	60. Advance Density Credit.  The Applicant reserves density credit as may be permitted by the provisions of Paragraph 4 of Section 2-308 of the Ordinance for all eligible dedications described herein, including the Jones Branch Dedication described in Proffer 35.
	61. Adjustment of Monetary Contributions.  All monetary contributions specified in these Proffers shall be adjusted on an annual basis from the base month of January 2013 (except as noted below) and change effective each January 1 thereafter, based on changes in the Consumer Price Index for all urban consumers [1982-84=100] (not seasonally adjusted) (“CPI-U”), both as permitted by Va. Code Ann. Section 15.2-2303.3.  
	A. Public Facility.  For the purposes of the Stand-Alone Public Facility in Proffer 13 and the Integrated Public Facility in Proffer 14, the Marshall and Swift Building Cost Index shall be substituted for the CPI-U, and shall adjust from the base month of January, 2015. 
	B. Super Boulevard.  For the purposes of Proffer 39, the base year shall be assumed to be January 1 of the year following VDOT approval of Advanced Preliminary Design Plans for the Super Boulevard concept.
	C. TDM Program.  The provisions of Proffer 61 shall not apply to the TDM program described in Proffer 42.
	62. Severability.  Any of the phases and/or buildings may be the subject of a PCA, SE, SP, CDPA, FDP or FDPA without joinder and/or consent of the owners of the other phases or buildings, provided that such PCA, SE, SP or FDPA does not materially adversely affect the other phases or buildings.  Previously-approved zoning applications applicable to a particular land bay that is not the subject of such a PCA, SE, SP or FDPA shall otherwise remain in full force and effect. 
	63. Successors and Assigns.  These Proffers will bind and inure to the benefit of the Applicant and its successors and assigns.  Each reference to “Applicant” in this proffer statement shall include within its meaning and shall be binding upon Applicant’s successor(s) in interest and/or developer(s) of the site or any portion of the site.
	64. Tysons Partnership.  The Applicant and successors shall become a member in the Tysons Partnership, or its residential equivalent.
	65. Security.  Upon request, the Applicant will share its security surveillance recordings with Fairfax County law enforcement authorities.  The Applicant will follow common channel protocols for voice, wireless, and data surveillance.  The Applicant reserves the right to withhold information in the limited instances where its voluntary disclosure would jeopardize trade secrets or violate other legal protections (for instance, privacy laws, legal privileges, etc.)
	66. 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.
	67. Applicant’s Diligence.  Notwithstanding the foregoing, upon demonstration by the Applicant that, despite diligent efforts or due to factors beyond its control, the required transportation, publicly accessible park areas, athletic field improvements, or other proffered improvements have been delayed (due to, but not limited to an inability to secure necessary permission for utility relocations and/or VDOT approval for traffic signals, necessary easements, site plan approval, etc.) beyond the time frames specified, the Zoning Administrator may agree to a later date for completion of these improvement(s).
	68. Construction Briefings.  All construction crews will be informed of those specific proffered commitments that relate to their areas of responsibility.  As necessary, the briefings shall be translated for those employees who are not proficient in English. 
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